
 
 

Historic Architectural Review Commission 
Staff Report for Item 14 

 

To: Chairman Bryan Green and Historic Architectural Review Commission 

Members 

   

From: Kathleen McDonald, MHP 

 Historic Preservation Planner II 

 

Meeting Date: May 25, 2021 

 

Applicant: Seth Neal 

 

Address: #324 Virginia Street  

 

 

Description of Work: 
Demolition of non-historic rear additions. 

 

Site Facts: 
The site under review is located at 324 Virginia Street. According to our survey, the frame 

vernacular structure on this site is historic and contributing to the district, with a year built circa 

1912. Sanborn maps show that the structure originally had a L-shaped wrap-around porch, which 

was partially enclosed sometime between 1948 and 1962. This explains the odd roof form of the 

house, as well as the non-original elements of the front porch. There are existing non-historic 

additions at the rear of the historic structure, and the structure on site currently sits in the 

required front and side setbacks. 

 

The property received a variance from Planning Board for this application. The plans submitted 

to HARC show revised tree locations, which staff has reviewed with the Urban Forester in order 

to proceed. The property is currently in the AE 6 flood zone, but proposed FEMA flood maps 

show the property in zone AE 7. 

 

Ordinances Cited on Review: 
• Section 102-217 (3), demolition for non-historic or non-contributing structures of the 

Land Development Regulations.  

• Section 102-218 (b), Criteria for demolitions. 

 

Staff Analysis: 
The Certificate of Appropriateness under review proposes the demolition of existing non-historic 

rear additions and non-contributing elements of the front porch at the house at 324 Virginia 

Street. Demolition of the non-historic rear additions would make way for a new back porch 



 

 

 

 

addition. The elements of the front porch to be removed, which include the columns, floor, and 

roof, would be replaced with new, historically appropriate elements. 

 

It is staff’s opinion that the request for the demolition of the existing non-historic rear additions 

and non-contributing elements of the front porch shall be based on the demolition criteria of 

Chapter 102 Section 218(b) of the LDR’s. The criteria state the following;  

 

b)   The historic architectural review commission shall not issue a certificate of appropriateness 

that would result in: 

(1) Removing buildings or structures that are important in defining the overall 

historic character of a district or neighborhood so that the character is 

diminished; 

 

It is staff’s opinion that the removal of the existing non-historic rear additions 

and non-contributing porch elements will not have a negative effect on the 

character of the surrounding neighborhood. 

 

(2) Removing historic buildings or structures and thus destroying the historic 

relationship between buildings or structures and open space; 

 

The non-contributing rear additions and porch elements under review for 

demolition are not original to the historic house at 324 Virginia Street. 

 

(3) Removing an historic building or structure in a complex; or removing a 

building façade; or removing a significant later addition that is important in 

defining the historic character of a site or the surrounding district or 

neighborhood; 

 

The rear additions and porch elements under review are not significant later 

additions, and they have not acquired historic significance that is important to 

the site or surrounding district. 

 

(4) Removing buildings or structures that would otherwise qualify as contributing, 

as set forth in section 102-62(3). 

 

It is staff’s opinion that the rear additions and porch elements in question will 

not qualify as a contributing element to the site or to the historic district in the 

near future. 

 

It is staff’s opinion that the Commission can review the request for demolition. If approved, this 

will be the only required reading for demolition. 
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1912 Sanborn with the property at 324 (316) Virginia Street indicated in red. 

 



 

 

 

 

 
 

1926 Sanborn with the property at 324 (316) Virginia Street indicated in red. 



 

 

 

 

 
 

1948 Sanborn with the property at 324 (316) Virginia Street indicated in red. 

 



 

 

 

 

  
 

1962 Sanborn with the property at 324 Virginia Street indicated in red. 
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Historic photo from 1965 showing 324 Virginia Street. 
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DRAWING SCHEDULE:

SCOPE OF WORK: 

DESIGN NOTES: GENERAL NOTES:
THE NEW  STRUCTURE IS 
DESIGNED TO MEET THE FOLLOWING:
FBC 2017 - RESIDENTIAL (FBC-R)
A.S.C.E. 24-05 REGULATIONS
PER FBC 07/ASCE 07-10
EXPOSURE "C"
Construction Type VB
LIVE LOAD     40 PSF
WIND LOAD    180 M.P.H. 
SEE STRUCTURAL DRAWINGS, SHEET S-1

a RENOVATION for 
JOHN LYKINS

324 virginia street
KEY WEST, FL 33040

1. DO NOT SCALE ANY DRAWING. 
2. WRITTEN DIMENSIONS HAVE PRECEDENCE OVER SCALED DIMENSIONS.  LARGER SCALE 
DETAILS HAVE PRECEDENCE OVER SMALLER SCALE DETAILS. ANY DISCREPANCIES ARE TO 
REPORTED TO  ARCHITECT PRIOR TO CONSTRUCTION.
3. CONSULT THE ARCHITECT IN THE EVENT ANY ITEM OF WORK NECESSARY FOR THE 
PROPER COMPLETION OF THE PROJECT IS NOT SPECIFICALLY COVERED IN THE DRAWINGS.
4. ALL WORK SHALL BE OF SUPERIOR QUALITY PERFORMED IN A MANNER CONSISTENT 
WITH INDUSTRY STANDARDS, ALL BUILDING CODE REQUIREMENTS AND IN A PROFESSIONAL 
MANNER BY MECHANICS SKILLED AND LICENSED IN THEIR RESPECTIVE TRADES.
5. ALL MANUFACTURED ARTICLES, MATERIALS AND EQUIPMENT SHALL BE APPLIED, 
INSTALLED, ERECTED AND CONNECTED IN ACCORDANCE WITH MANUFACTURER'S 
DIRECTIONS AND RECOMMENDATIONS.
6. ANY DISCREPANCIES BETWEEN DRAWINGS, LOCAL CODES, BUILDING INSPECTOR 
REQUIREMENTS AND/OR EXISTING CONDITIONS SHALL BE REFERRED TO THE ARCHITECT FOR 
RESOLUTION.  ALL DIMENSIONS AND CONDITIONS OF EACH TRADE ARE TO BE VERIFIED 
PRIOR TO COMMENCEMENT OF CONSTRUCTION OR THE WORK OF EACH SPECIFIC TRADE.
7. ALL WORK SHALL CONFORM TO THE REQUIREMENTS OF MUNICIPAL, LOCAL, FEDERAL 
AND STATE LAWS, AS WELL AS ANY OTHER GOVERNING REQUIREMENTS, AND CONVENTIONAL 
GUIDELINES, WHETHER OR NOT SPECIFIED ON THE DRAWINGS.
8. ALL DAMAGED AND DEFECTIVE MATERIAL AND WORKMANSHIP IN CONNECTION WITH THE 
WORK SHALL BE REMOVED, REPLACED, AND RECTIFIED.
9. ALL LEGALLY REQUIRED APPROVALS AND PERMITS NECESSARY FOR THE EXECUTION 
AND COMPLETION OF THE WORK SHALL BE OBTAINED.
10. ALL TIE-INS AND UTILITY SERVICES ARE TO BE COORDINATED WITH THE RESPECTIVE 
UTILITY COMPANY.
11. ALL CONSTRUCTION DEBRIS SHALL BE REMOVED PRIOR TO THE COMPLETION OF THE 
PROJECT.
12. ALL EXISTING TREES, SHRUBS, VEGETATION, AND LANDSCAPE ELEMENTS OR FEATURES 
ADJACENT TO AND IN THE VICINITY OF THE BUILDING AND STAGING AREAS SHALL BE 
PROTECTED DURING THE ENTIRE PERIOD OF CONSTRUCTION.

13. ANY REVISIONS MUST BE APPROVED BY: ARCHITECT PRIOR TO TO CONSTRUCTION.

14. ALL DRAWINGS, SPECIFICATIONS AND RELATED DOCUMENTS ARE THE COPYRIGHT 
PROPERTY OF THE ARCHITECT AND ENGINEER. DRAWINGS, SPECIFICATIONS AND RELATED 
DOCUMENTS ARE FOR USE ON THIS PROJECT ONLY AND USE OR REPRODUCTION OF A PART 
OR WHOLE IS FORBIDDEN WITHOUT THE ARCHITECT'S AND ENGINEER'S WRITTEN 
PERMISSION THIS DRAWING IS NOT TO BE USED FOR CONSTRUCTION UNTIL SEALED AND 
SIGNED BY THE ARCHITECT/ENGINEER.

T1.1 Title, Site Data & Project Info
C1.0 Survey + F.e.c.
C1.1 Arcshitectural Site plan 
EX1.1 Existing Floor Plan
EX2.1 Existing Elevations + Sections
A1.1    Site & Floor Plan
A3.1    Proposed Elevations
A3.2    Proposed Elevations

15'-0"
Historic 2nd Unit: 0'-0"

324 virginia street

FEMA MAP FLOOD ZONE AE 6, 6'+1'=7' F.F. ELEV.

S I T E   D A T A
ITEM EXISTING REQ. PER LDR

DISTRICT

SITE AREA

REMARK

IMPERVIOUS

BUILDING COV.

4,000 SQ. FT.

YARD SETBACKS

EAST SIDE  
SETBACK 

10' FRONT SETBACK

5'

15'

HMDR

WEST SIDE  
SETBACK 

5'

1,986.7 (60% MAX)

1,324.4 (40% MAX)

REAR SETBACK

BUILDING HEIGHT 30'

HISTORIC MEDIUM
DENSITY RESIDENTIALHMDR HMDR

EXISTING

OPEN SPACE 1,158.9 (35% MIN)

EXISTING

LOT SIZE 40' X 90' (MIN)

 PROPOSED

FRONT YARD 50% 
GREEN SPACE COV.

400 sf @ (50% MIN)
200 sq ft

3,311.2 SQ. FT.

see survey

1,573.8 SQ. FT.

1,737.4 SQ. FT.

1,555.8 SQ. FT.

3'-10" 

2'-9" 

+/- 16'-11" 

224 SQ. FT.
56% 

EXISTING

3'-10 1/2" 

5'-0" 

+/- 20'-2" 

1,766 SQ. FT.
53.3%

13.3%, 442  SQ. FT.
Variance  Required

1,811 SQ. FT.
 54.7 %

Conforms

Conforms1,500 SQ. FT.
45%

Conforms

Improvement,
Conforms

Historic Improvement
Conforms

Conforms

5'-0" 

5'-0" 
5'-0"

Historic 2nd Unit: 0'-0"

Improvement,
Variance Required

Historic Improvement,
Variance Required

224 SQ. FT.
56% 

CERTIFICATE OF COMPLIANCE:
Variance APPROVAL: _April 22nd 2021

(NAVD 1988) PROPOSED FEMA FLOOD MAP, AE7+1=8' 

SITE LOCATION MAP

Raising, Moving and Renovating the 
existing structure along with adding a 
rear covered porch & accessory 
structure in the rear yard.
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ELEVATION CERTIFICATE
OMB No. 1660-0008 
Expiration Date: November 30, 2022

IMPORTANT: In these spaces, copy the corresponding information from Section A.  FOR INSURANCE COMPANY USE

FEMA Form 086-0-33 (12/19) Replaces all previous editions.

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.

City State ZIP Code

Policy Number:

Company NAIC Number

SECTION C – BUILDING ELEVATION INFORMATION (SURVEY REQUIRED)

C1.  Building elevations are based on:

*A new Elevation Certificate will be required when construction of the building is complete.

Construction Drawings* Building Under Construction* Finished Construction

C2.  Elevations – Zones A1–A30, AE, AH, A (with BFE), VE, V1–V30, V (with BFE), AR, AR/A, AR/AE, AR/A1–A30, AR/AH, AR/AO. 
Complete Items C2.a–h below according to the building diagram specified in Item A7. In Puerto Rico only, enter meters.

Benchmark Utilized: Vertical Datum:

Indicate elevation datum used for the elevations in items a) through h) below.

NGVD 1929 NAVD 1988 Other/Source:

Datum used for building elevations must be the same as that used for the BFE. 
                     Check the measurement used.   

a)  Top of bottom floor (including basement, crawlspace, or enclosure floor) feet meters

b)  Top of the next higher floor

c)  Bottom of the lowest horizontal structural member (V Zones only)

d)  Attached garage (top of slab)

e)  Lowest elevation of machinery or equipment servicing the building 
     (Describe type of equipment and location in Comments)

f)   Lowest adjacent (finished) grade next to building (LAG)

g)  Highest adjacent (finished) grade next to building (HAG)

h)  Lowest adjacent grade at lowest elevation of deck or stairs, including 
     structural support

feet meters

feet meters

feet meters

feet meters

feet meters

feet meters

feet meters

SECTION D – SURVEYOR, ENGINEER, OR ARCHITECT CERTIFICATION

This certification is to be signed and sealed by a land surveyor, engineer, or architect authorized by law to certify elevation information. 
I certify that the information on this Certificate represents my best efforts to interpret the data available. I understand that any false 
statement may be punishable by fine or imprisonment under 18 U.S. Code, Section 1001.

Check here if attachments.Yes NoWere latitude and longitude in Section A provided by a licensed land surveyor?

Certifier's Name License Number

Title

Company Name

Address

City State ZIP Code

Signature Date Telephone

Copy all pages of this Elevation Certificate and all attachments for (1) community official, (2) insurance agent/company, and (3) building owner.

Comments (including type of equipment and location, per C2(e), if applicable)

Form Page 2 of 6

Ext.

324 VIRGINIA STREET

KEY WEST Florida 33040

AA0020 NGVD29

5.8

N/A

N/A

6.2

4.7

5.1

4.7

N/A

ERIC ISAACS PSM 6783

SURVEYOR & MAPPER

FLORIDA KEYS LAND SURVEYING

19960 OVERSEAS HIGHWAY

SUGARLOAF KEY Florida 33042

10-12-2020 (305) 394-3690

THE BUILDING= ONE STORY HOUSE ON COLUMNS. C2e=THE ELEVATION OF THE BOTTOM OF THE WATER HEATER. THE 

LATITUDE AND LONGITUDE WERE DETERMINED BY USING GOOGLE EARTH. 
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91
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NOTE:  FOUNDATIONS BENEATH THE SURFACE ARE NOT SHOWN. MEASURED DIMENSIONS EQUAL
PLATTED OR DESCRIBED DIMENSIONS UNLESS INDICATED OTHERWISE.
THE FOLLOWING IS A LIST OF ABBREVIATIONS THAT MAY BE FOUND ON THIS SHEET.

BFP = BACK-FLOW PREVENTER
BO = BLOW OUT
C & G = 2' CONCRETE CURB & GUTTER
CB = CONCRETE BLOCK
CBW = CONCRETE BLOCK WALL
CL = CENTERLINE
CLF = CHAINLINK FENCE
CM = CONCRETE MONUMENT
CONC = CONCRETE
CPP = CONCRETE POWER POLE
CVRD = COVERED
DELTA = CENTRAL ANGLE
DEASE = DRAINAGE EASEMENT
EL = ELEVATION
ENCL = ENCLOSURE
EP = EDGE OF PAVEMENT
FF = FINISHED FLOOR ELEVATION
FH = FIRE HYDRANT
FI = FENCE INSIDE
FND = FOUND
FO = FENCE OUTSIDE
FOL = FENCE ON LINE

GUY = GUY WIRE
HB = HOSE BIB
IP = IRON PIPE
IR = IRON ROD
L = ARC LENGTH
LS = LANDSCAPING
MB = MAILBOX
MEAS = MEASURED
MF = METAL FENCE
MHWL = MEAN HIGH WATER LINE
NGVD = NATIONAL GEODETIC
            VERTICAL DATUM (1929)
NTS = NOT TO SCALE
OH = ROOF OVERHANG
OHW = OVERHEAD WIRES
PC = POINT OF CURVE
PM = PARKING METER
PCC = POINT OF COMPOUND CURVE
PCP = PERMANENT CONTROL POINT
PK = PARKER KALON NAIL
POB = POINT OF BEGINNING
PI  = POINT OF INTERSECTION

POC = POINT OF COMMENCEMENT
PRC = POINT OF REVERSE CURVE
PRM = PERMANENT REFERENCE
          MONUMENT
PT = POINT OF TANGENT
R = RADIUS
R/W = RIGHT OF WAY LINE
SSCO = SANITARY SEWER CLEAN-OUT
SW = SIDE WALK
TBM = TEMPORARY BENCHMARK
TOB = TOP OF BANK
TOS = TOE OF SLOPE
TS = TRAFFIC SIGN
TYP = TYPICAL
U/R = UNREADABLE
U/E = UTILITY EASEMENT
WD = WOOD DECK
WF = WOOD FENCE
WL = WOOD LANDING
WM = WATER METER
WPP = WOOD POWER POLE
WRACK LINE = LINE OF DEBRIS ON SHORE
WV = WATER VALVE

1   OF   1

17-379

SHEET

JOB NO.:

DRAWN BY:

XX/XX/XXXX

MPB

09/23/2020

1"=20'SCALE:

FIELD WORK
DATE

REVISION
DATE

NOTE: LEGAL DESCRIPTIONS HAVE BEEN FURNISHED BY THE CLIENT OR HIS/HER REPRESENTATIVE.  ADDITIONS OR DELETIONS TO SURVEY MAP OR REPORT BY OTHER THAN THE SIGNING PARTY IS PROHIBITED WITHOUT
WRITTEN CONSENT OF THE SIGNING PARTY.  THE BOLD LINE SHOWN HEREON REPRESENTS THE SURVEYORS OPINION OF THE DEED LINES.  THE MEAN HIGH WATER LINE WAS NOT DETERMINED FOR THIS SURVEY, THE
APPARENT MEAN HIGH WATER LINE IS SHOWN FOR REFERENCE ONLY.

NOT VALID WITHOUT THE
SIGNATURE AND THE RAISED

SEAL OF A FLORIDA
SURVEYOR AND MAPPER

I HEREBY CERTIFY THAT THIS SURVEY WAS MADE UNDER MY RESPONSIBLE CHARGE AND MEETS THE
STANDARDS OF PRACTICE AS SET FORTH BY THE FLORIDA BOARD OF PROFESSIONAL SURVEYORS
AND MAPPERS IN CHAPTERS 2014-147 & 5J-17.05, FLORIDA ADMINISTRATIVE CODE, PURSUANT
TO SECTION 472.027, FLORIDA STATUTES AND COMPLIES WITH CHAPTER 177, PART II FLORIDA
STATUTES.

ERIC A. ISAACS, PSM #6783, PROFESSIONAL SURVEYOR AND MAPPER, LB# 7847

SIGNED

EMAIL: FKLSemail@Gmail.com

SUGARLOAF KEY, FL  33042
PHONE: (305) 394-3690
FAX: (305) 509-7373

19960 OVERSEAS HIGHWAY
LAND SURVEYING
FLORIDA KEYS

CERTIFIED TO -

MAP OF BOUNDARY SURVEY

LEGAL DESCRIPTION -

LOCATION MAP - NTS
SEC. 06-T68S-R25E

On the Island of Key West, and known on William A. Whitehead's map of said island,
delineated in February, A.D. 1829, as part of Tract Ten (10), but now better known as
a part of Lot Three (3), In Square Two (2) of said Tract Ten (10), according to C.W.
Tift's map of Key West:
Commencing at a point on Virginia Street, distant One Hundred and Ten (110) feet and
Six (6) inches from the corner of Whitehead and Virginia Streets, and running thence
along said Virginia Street, in a Southwesterly direction Forty (40) Feet, thence at right
angles in a Southeasterly direction Eighty-Two (82) Feet and Ten (10) inches; thence
at right angles in a  Northeasterly direction Forty (40) Feet; thence at right angles in a
Northwesterly direction Eighty-two (82) Feet and Ten (10) inches to the place of
beginning..
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OUTSIDE
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INSIDE

SET 3/8" IR W/ CAP
"FKLS WITNESS"

ONLINE & 2.0' NW'LY

10/09/2020MAP DATE

PROJECT SITE

· ELEVATIONS SHOWN HEREON ARE IN FEET AND BASED ON THE NATIONAL GEODETIC
VERTICAL DATUM OF 1929 (NGVD 1929) AND ARE CERTIFIED TO AND ACCURACY OF
0.1' +/-.

· BENCHMARK DESCRIPTION: NATIONAL GEODETIC SURVEY BENCHMARK "D 121"   (P.I.D.
AA0020), ELEVATION= 3.91' (NGVD 1929).

· THE FINISH FLOOR ELEVATION (FF)=5.8' (NGVD 1929) AND WAS TAKEN AT THE DOOR
THRESHOLD SHOWN ON THE SURVEY MAP, NO INTERIOR FLOOR ELEVATIONS WERE
VERIFIED.

SURVEYOR NOTES -

ASSUMED

1"=20'

0 10 20 40

TOTAL AREA = 3,311.20 SQFT±

LYKINS LEASING LLC;

BEARING BASE:
ALL BEARINGS ARE BASED
ON S39°12'41"W ASSUMED
ALONG THE CENTERLINE OF
VIRGINIA STREET.

ALL ANGLES DEPICTED
ARE 90 DEGREES UNLESS
OTHERWISE INDICATED

ALL UNITS ARE SHOWN IN
U.S. SURVEY FEET

ADDRESS:
324 VIRGINIA STREET
KEY WEST, FL 33040

COMMUNITY NO.:  120168
MAP NO.:  12087C-1516K
MAP DATE:  02-18-2005
FLOOD ZONE:  AE
BASE ELEVATION:  6
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- WATER METER

- SANITARY SEWER CLEAN OUT

- MAILBOX

- WOOD POWER POLE

- CONCRETE POWER POLE

- 8" WOOD PYLON

- SPOT GRADE ELEVATION (TYPICAL)

- PALM TREE

- TREE (UNKNOWN SPECIES)
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., May 25, 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 

If you wish to participate virtually, please contact HARC staff at 305-809-3973. The purpose of the hearing will be to 

consider a request for: 

RENOVATIONS TO HISTORIC HOUSE. ELEVATION AND 

RELOCATION OF EXISTING HISTORIC HOUSE. NEW ACCESSORY 

STRUCTURE AT REAR. DEMOLITION OF NON-HISTORIC REAR 

ADDITIONS. 

#324 VIRGINIA STREET 

Applicant –Seth Neal   Application #H2021-0021 
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 305-809-3973 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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