
 
 

Historic Architectural Review Commission 
Staff Report for Item 7 

 

To: Chairman Bryan Green and Historic Architectural Review Commission 

Members 

   

From: Kathleen McDonald, MHP 

 Historic Preservation Planner II 

 

Meeting Date: February 24, 2021 

 

Applicant: Ray Pritchett 

 

Address: #1311 Eliza Street  

 

 

Description of Work: 
Renovations to historic house. New 288 square foot addition. 

 

Site Facts: 
The site under review is located at 1311 Eliza Street. According to our survey, the primary 

structure at 1311 Eliza is historic and contributing to the historic district, with a year built circa 

1906. There is an existing, historic sawtooth addition, as well as an existing, non-historic shed 

roof addition at the rear of the structure. There is also a non-historic shed structure in the rear 

yard of the property, which has been staff-approved for demolition. 

 

Guidelines Cited on Review: 
• Guidelines for Windows (pages 29-30), specifically guideline 3. 

• Guidelines for Additions and Alterations to Contributing, Non-Contributing and Non-

Historic Buildings and Structures (pages 37a-37k), specifically guidelines 1, 2, 4, 5, 29, 

30, 32 and 33. 

• Guidelines for Decks, Patios, Hot Tubs and Pools (pages 39-40). 

 

Staff Analysis: 
The Certificate of Appropriateness under review proposes renovations and a new rear addition to 

the historic house at 1311 Eliza Street. A pool, wood deck and site improvements are also part of 

this application. 

 

Renovations to the historic house include replacement of all existing jalousie windows with 

single-hung wood impact windows. Renovations to the front porch of the historic house are also 

included, as the existing enclosed front porch is proposed to be returned to an open front porch. 

 



 

 

 

 

A new addition is proposed at the rear of the historic structure, where there is currently a historic 

sawtooth addition and a non-historic shed roof addition. Both structures are labeled in the 

application as “non-contributing,” but because the historic sawtooth is present on Sanborn maps 

dating back to 1912, that particular addition would be considered part of the contributing 

structure. To accommodate the new addition, both the existing historic sawtooth and the non-

historic shed roof addition would need to be demolished. The newly proposed addition would be 

288 square-feet and would reach a maximum height of approximately 19 feet 7 inches from 

grade, which is a foot below the ridgeline of the main historic structure. The roof of the new 

addition would be a gable that would utilize 5 v-crimp roofing, and siding and framing is 

proposed to be wood. 

 

This application also includes a 96 square-foot pool and a wood deck at the rear of the property. 

Site improvements include fencing and paving. 

 

Consistency with Cited Guidelines: 
Staff finds the proposed renovations the historic house to be consistent with the cited guidelines; 

however, the proposed addition, which requires the demolition of a historic structure, is 

inconsistent with cited guidelines 1, 2, 4, 5, 29 and 30 for additions and alterations. 

 

The proposed replacement of all existing jalousie windows with wood impact units is consistent 

with guideline 3 for windows. The proposed renovations to the front porch are consistent with 

guidelines 32 and 33 for additions and alterations, as the proposed renovations restore the look of 

the front porch to the historic layout shown in the 1965 photo. 

The proposed rear addition meets certain HARC guidelines in terms of the size, scale, forms, 

massing, proportions and materials; however, the proposal to accommodate the new addition 

through demolition of an existing historic rear addition goes against six of the cited guidelines 

for additions and alterations. Guidelines 1 and 2 for additions and alterations state that new 

additions should not require alteration or removal of character-defining features or historic 

elements. Guidelines 4 and 5 for additions and alterations make it clear that historically 

significant additions and the integrity of historic building forms should be unimpaired by the 

design of new additions. Finally, guidelines 29 and 30 under additions and alterations state that 

the demolition of historic elements in order to accommodate an addition must be minimized and 

new additions should ideally be attached to non-historic additions of a contributing building. 

The proposed pool and wood deck at the rear of the property meet the guidelines for deck, patios, 

hot tubs and pools.  
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1912 Sanborn with the property at 1311 (1411) Eliza Street indicated in red. 

 

 



 

 

 

 

 
1926 Sanborn with the property at 1311 (1411) Eliza Street indicated in red. 

 



 

 

 

 

  
1948 Sanborn with the property at 1311 Eliza Street indicated in red. 

  



 

 

 

 

  
1962 Sanborn with the property at 1311 Eliza Street indicated in red. 
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Historic photo of 1311 Eliza Street from 1965. 

  



 

 

 

 

Photo of 1311 Eliza Street. Front View. 



 

 

 

 

 

Photo of 1311 Eliza Street. Front West Side View. 



 

 

 

 

 

Photo of 1311 Eliza Street. Front East Side View. 



 

 

 

 

 

Photo of 1311 Eliza Street. East Side View. 



 

 

 

 

 

Photo of 1311 Eliza Street. Back West Side View. 



 

 

 

 

 

Photo of 1311 Eliza Street. Back Addition. 



 

 

 

 

 

Photo of 1311 Eliza Street. Rear View. 
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NOTES:
1. DESIGN IS PER 2017 FBC & ASCE-7-10 FOR 180 MPH WIND, EXP C.
2. DESIGN LOADS:

ATTICS   20 PSF
BEDROOMS  30 PSF
ALL OTHER ROOMS  50 PSF
GARAGE  50 PSF
ROOF  20 PSF
SOIL LOAD BEARING 2,000 PSF

WIND LOADS A=3'
ROOFING ZONE 1 +39.6/-43.3 PSF
ROOFING ZONE 2 +39.6/-50.6 PSF
ROOFING ZONE 3 +39.6/-50.6 PSF
ROOFING OVERHANG ZONE 2 +39.6/-76.1 PSF
ROOFING OVERHANG ZONE 3 +39.6/-76.1 PSF
STUCCO, DOORS, WINDOWS ZONE 4 +43.3/-47.0 PSF
STUCCO, DOORS, WINDOWS ZONE 5 +43.3/-58.0 PSF

FLOOD ZONE AE6
LOWEST FLOOR ELEV 8.60' NGVD

3. ALL TRASH AND DEMOLITION MATERIALS SHALL BE REMOVED TO AN
APPROVED SITE.

4. ALL ELECTRICAL AND PLUMBING WORK SHALL BE PER 2017 FBC.
5. ALL EXTERIOR GLAZED OPENINGS SHALL BE PROTECTED FROM WIND

BORNE DEBRIS PER THE 2017 FBC.
6. ALL WORK MEETS THE REQUIREMENTS OF ASCE 24-05.
7. USE FLOOD-RESISTANT MATERIALS AT ALL NEW CONSTRUCTION

BELOW THE BASE FLOOD ELEVATION.
8. ALL CONCRETE SHALL BE MINIMUM 3,000 PSI.
9. REBAR SHALL BE GRADE 60.
10. LAP ALL REBAR MINIMUM 30 BAR DIAMETERS.
11. MINIMUM CONCRETE COVER ON REBAR - 3" CAST AGAINST EARTH,

2" FOR FORMED CONCRETE.
16. TREAT SOIL FOR TERMITES UNDER ALL CONCRETE SLABS ON GRADE.
14. ALL HARDWARE SHALL BE STAINLESS STEEL OR HOT DIPPED

GALVANIZED.
15. ALL LUMBER SHALL BE PT NO 2 SP OR BETTER.
16. CONTRACTOR IS RESPONSIBLE FOR ALL LAYOUT AND

COORDINATION.
17. NOTIFY ENGINEER IF FIELD CONDITIONS ARE DIFFERENT THAN

SHOWN.

HOUSE ADDITION
       1311 ELIZA STREET

DRAWING INDEX:

C-0 COVER SHEET
C-1 SITE PLAN
A-1 FLOOR PLANS
A-2 BUILDING CROSS SECTIONS
A-3 ELEVATIONS
S-1 FOUNDATION PLAN
S-2 1ST FLOOR FRAMING PLAN
S-3 2ND FLOOR FRAMING PLAN
S-4 ROOF FRAMING PLAN
S-5 STRUCTURAL NOTES AND DETAILS
S-6 NORTH WALL FRAMING PLAN
MPE-1 HVAC PLAN
E-1 ELECTRICAL PLAN

LOCATION MAP
NTS

PROJECT DESCRIPTION:

THE PROJECT INVOLVES AN ADDITION TO AN EXISTING WOOD FRAME HOUSE.

THE GENERAL SCOPE OF WORK INCLUDES:

1. DEMOLITION OF OLD EXTERIOR STRUCTURES AND ADDITIONS BACK TO
ORIGINAL.

2. DEMOLITION OF EXISTING INTERIOR WALLS AND CEILINGS AS SHOWN.
3. INSTALL NEW FOOTINGS AND PIERS TO SUPPORT NEW ADDITION.
4. FRAME NEW ONE STORY ADDITION AND PORCH AT REAR OF EXISTING

HOME WITH SIDING AND 5V METAL ROOF TO MATCH EXISTING.
5. FRAME NEW SECOND FLOOR BED AND BATH AS SHOWN IN EXISTING

ATTIC SPACE.
6. INSTALL NEW BATHROOMS ON FIRST FLOOR AS SHOWN.
7. REPLACE EXISTING WINDOWS WITH NEW HARC APPROVED WOOD IMPACT

WINDOWS.
8. INSULATE EXISTING WALLS, NEW WALLS AND ROOF STRUCTURE WITH

CLOSED CELL SPRAY FOAM INSULATION.
9. REPAIR OR REPLACE EXISTING SIDING AS NECESSARY AND PAINT.
10. INSTALL NEW CENTRAL HVAC SYSTEM AS SHOWN.
11. INSTALL NEW ELECTRICAL AS SHOWN.
12. SEE FOLLOWING DRAWINGS FOR COMPLETE DETAILS.

SITE DATA 8/14/20
RE NUMBER 00034150-000000
ACCT NUMBER 1035068
OWNER BOB AND CELINA FAMILY LLC
LOCATION 1309 ELIZA STREET

KEY WEST, FL 33040
MAILING ADDRESS BOB AND CELINA FAMILY LLC

PO BOX 521219
LAFAYETTE, LA 70505

LEGAL DESCRIPTION KW ISLAND CITY SUB PB1-26 PT LOTS 8-10 
SQR 2 TR 14 H3-155 OR774-315L/E 
OR1480-492 OR2833-1293/94

NEIGHBORHOOD 6149
PROPERTY SINGLE FAMILY RESIDENCE (0100)
ZONING HMDR
SEC/TWP/RNG 05/68/25
AFFORDABLE NO
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SCALE: 1"= 1'-0"
TYP EXTERIOR WALL SECTION

LAG BOLT 12"X6" @ 24" OC PLT TO BEAM
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2x EXIST ROOF FRAMING
22'-5"

2X8 PT RAFTERS @ 24" OC
25'-2"

46'-8"

ROOF FRAMING PLAN
SCALE: 1/8"=1'-0"
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5V METAL ROOF OVER ICE & WATERSHIELD OVER
5/8" PT CDX PLYWOOD LONG DIMENSION
PERPENDICULAR TO JOIST WITH STAGGERED
ENDS USE 8d RING SHANK NAILS AT 4" OC EDGE
AND 6" OC FIELD EXCEPT GABLE ENDS 3" OC MAX

B7 4X12B6 LVL 2.0E,
2-1.75X11.25

6X6XWD
COL TYP
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3/4" T&G PLYWOOD GLUE AND NAIL, 10d  6"
OC EDGE, 12" OC FIELD ON 2x10@16" OC

PT 2X6'S @ 16" OC WALL

12" X 12" CONC COLUMN
W/ 4#5 VERT WITH
8" X 8" #3 TIES @ 10" CC

1/4" X 2" W X 16" L W/ 2" LEG STEEL ANCHOR
W/ 2-5/8" SS OR HOT DIPPED GALV BOLTS,
HETA 20X16, STHD14 OR APPROVED EQUAL

LSU28 TYP

2-2X12 BM TYP

5/8" CDX PLYWOOD SHEATHING
8d NAILS 6" OC FIELD, 4" OC EDGE

2X8 ROOF JOISTS

5/8" CDX PLYWOOD 10d NAILS 6" OC
EDGE, 12" OC FIELD, 3" OC AT GABLE

SIMPSON H10A U=1,040#
AT EA TRUSS OR APP EQUAL

SIMPSON LSTA15, T=1,110#
BM TO EA STUD OR APP EQUAL

DBL 2X8 HEADER AT ALL
WINDOW AND DOOR OPENINGS

SCALE: 1"= 1'-0"
TYP EXTERIOR WALL SECTION

LAG BOLT 12"X6" @ 24" OC PLT TO BEAM
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SIMPSON DETAILS ARE FOR REFERENCE ONLY.  THIS PROJECT MAY NOT INCLUDE SOME DETAILS SHOWN.
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18'-7"

NORTH WALL FRAMING
SCALE: 1/2"=1'-0"

12'-0" 3'-31
2"3'-31

2"

B6, LVL 2.0, 2-1.75X11.25

LVL 2.0, 2-1.75X11.25

6X6 FULL HEIGHT TYP

5/8" CDX SHEATHING, 10d
NAILS 6" OC EDGE, 12"
OC FIELD, 3" OC AT GABLE

PERMIMETER BM 2-2X12 CONT

5/8" CDX SHEATHING EACH
SIDE, 10d NAILS 2" OC EDGE,
6" OC FIELD, BLOCK ALL
JOINTS

CMSTC16 STRAP 2 PLACES

3-2X6
JACKS TYP

B8, 3-2X12

HDU5 OR
STHD14 TYP

SEE S1 FDN PLAN

CMSTC16 STRAP
EA SIDE

LSTA 15 STRAP TYP

9
'-9

"

H1 OR H10A STRAP TYP

18'-7"

LAG BOLT 12"X6" @ 24" OC TYP
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HVAC 1ST FL
SCALE: 1/8"=1'-0"
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UPPER
LR/DR

13' CEILING

HVAC 2ND FL
SCALE: 1/8"=1'-0"
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SLOPES

1
2

X1
2

 R
A
G

A
B
V
 D

O
O

R STO W/D

8
' V

A
U
LT

ED
 C

EI
LI

N
G

 B
EL

O
W

AC CU
2 TN

POOL
HTR

F

P

CLFLOW

WOOD DECK

W
A
TE

R
FA

LL

BENCH

AC 2TN
AH

CLOSET
CAB

A
C

C
ES

S

D
W

REF

4-3/0x6/8

A
C

 D
U
C

T 
S
O

FF
IT

1
3

6
 C

FM
1

6
X6

1
3

6
 C

FM
1

6
X6

 1
2

X8
 1

2
X8

20X20
RAG

 1
0

X4

3
8

 C
FM

5
"Ø

 1
6

X6

1
5

9
 C

FM
8

"Ø

1
6

X6
1

5
9

 C
FM

8
"Ø

 1
0

X4

 1
0

X4

3
8

 C
FM

5
"Ø

1
2

X8
 D

U
C

T 
A
B
V

 1
4

X6

8
7

 C
FM

6
"Ø

12X12 RAG
ABV DOOR

S
EC

O
N
D

A
R
Y 

C
O

N
D

EN
S
A
TE

 D
R
A
IN

 P
A
N
 W

/ 3 4
"

S
EP

A
R
A
TE

 D
R
A
IN

 L
IN

E 
A
N
D

 F
LO

A
T 

S
W

IT
C

H

EXH FAN
50 CFM

FFEXH FAN
50 CFM

FEXH FAN
50 CFM

A
C

 D
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T 
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IT

ANCHOR CU TO 2X
WOOD DECK W/ MIN
4-1/4 TAPCONS OR
LAG BOLTS

HVAC NOTES:
1. DESIGN IS PER 2017 FBC & ASCE-7-10 FOR 180 MPH WIND, EXP C.
2. ALL ELECTRICAL, HVAC AND PLUMBING WORK SHALL BE PER 2017 FBC.
3. VERIFY ELECTRICAL REQUIREMENTS OF AIR CONDITIONING SYSTEM, AHU

AND CONDENSERS AND PROVIDE ACCORDINGLY . PROVIDE DEDICATED
CIRCUITS FOR EACH UNIT, DISCONNECT SWITCHES AND CONVENIENCE
OUTLETS PER CODE REQUIREMENTS.

4. DESIGN SHALL BE BY MANUALS J FOR LOADS, S FOR EQUIPMENT AND D
FOR DUCTWORK.

5. TRUNK DUCTS SHALL BE MIN 1.5" FG DUCT BOARD WITH UL RATED SEALER
AT ALL JOINTS.

6. TAKEOFFS SHALL BE INSULATED MIN R4 FLEX DUCT, BLACK EXTERIOR RATED.
7. ALL DUCTWORK SHALL BE MIN 6" ABOVE GRADE.
8. ALL DUCTWORK SHALL MEET THE REQUIREMENTS OF UL 181 AND ASTM C

1338.
9. ALL DUCTWORK SHALL BE INSTALLED PER NAIMA AND SMACNA INDUSTRY

STANDARDS.
10. AT ATTIC AC, PROVIDE SECONDARY CONDENSATE DRAIN PAN WITH 34"

SEPARATE LINE AND FLOAT SWITCH.
11. PROVIDE BATH EXHAUST FANS WITH A MINIMUM OF 50 CFM OR 8 ACH,

WHICH EVER IS GREATER.  FURNISH SMART SWITCH WITH TIMER AND DUCT
TO OUTSIDE.

12. ALL HARDWARE SHALL BE STAINLESS STEEL OR HOT DIPPED GALVANIZED.
13. ALL LUMBER SHALL BE PT NO 2 SP OR BETTER.
14. ALL TRASH AND DEMOLITION MATERIALS SHALL BE REMOVED TO AN

APPROVED SITE.
15. CONTRACTOR IS RESPONSIBLE FOR ALL LAYOUT AND COORDINATION.
16. NOTIFY ENGINEER IF FIELD CONDITIONS ARE DIFFERENT THAN SHOWN.

INSTANT
H2O HTR
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ELECTRICAL 1ST FL
SCALE: 1/8"=1'-0"
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13' CEILING

ELECTRICAL  2ND FL
SCALE: 1/8"=1'-0"

UPPER
PORCH

UP

BR 1
8' CEILING

BR
5' TO 8'+/-
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EAVE LIGHT
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NEW 200A
OH SERVICE
& METER

NEW 200A PANEL
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AC

POOL
HTR

FLOW

5'-5"

INSTANT
H2O HTR

ELECTRICAL RISER
SCALE: NTS

MODULAR
ELEC PANEL

SERVICE DISCONNECT
1/2" CONDUIT W/
BARE # 4 WIRE
GROUND TO REBAR IN
NEAREST COLUMN

GROUND

1" ABV FLOOD ZONE

ELECTRIC METER

2" RISER
AND WEATHER HEAD

4
'-0

"
M

IN

2-2/0, 1-1/0 WIRE

ALL ELECTRICAL WORK SHALL BE PER 2017 FBC.
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., February 24, 2021 at 

City Hall, 1300 White Street, Key West, Florida. In order to view the live feed of the meeting, you can tune in to 

Comcast channel 77, AT&T Uverse channel 99, or type this link into your browser: 

http://keywestcity.granicus.com/MediaPlayer.php?publish_id=1&embed=1     If you wish to participate virtually, please 

contact HARC staff at 305-809-3975. The purpose of the hearing will be to consider a request for: 
 

RENOVATIONS TO HISTORIC HOUSE. NEW 288 SQUARE FOOT ADDITION. 

REMOVAL OF FRONT PORCH ENCLOSURE. DEMOLITION OF TWO NON-

CONTRIBUTING STRUCTURES AT THE REAR. 
 

#1311 ELIZA STREET 

Applicant – Ray Pritchett    Application #H2021-0002 
 

If you wish to see the application or have any questions, you may visit the Planning Department during regular 

office hours at 1300 White Street, call 305-809-3975 or visit our website at www.cityofkeywest-fl.gov. 
THIS NOTICE CAN NOT BE REMOVED FROM THE SITE UNTIL HARC FINAL DETERMINATION 

 

ADA ASSISTANCE: It is the policy of the City of Key West to comply with all requirements of the Americans with Disabilities Act (ADA). Please 
call the TTY number at 800-955-8771 or 800-955-8770 (Voice) or the ADA Coordinator at 305-809-3811 at least five business days in advance 
for sign language interpreters, assistive listening devices, or materials in accessible format. 

http://www.cityofkeywest-fl.gov/
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