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Historic Architectural Review Commission 
Staff Report for Item 18 

 
To:  Chairman Haven Burkee and Historic Architectural Review 

Commission Members 
   
From:    Matthew Crawford 
    Historic Preservation Assistant 

 
Meeting Date:   May 26, 2026 
 
Applicant: Bender and Associates Architects 
 
Application Number:  C2026-0031 
 
Address:   1400 Duval Street 

_________________________________________________ 
 

Description of Work: 
 
New elevated bathroom structure at pool area. 
 
Site Facts: 
 
The property under review contains historic Queen Anne Revival buildings as primary 
structures.  The principal buildings are listed as a contributing resource within the historic 
district, built circa 1886 and 1906.  The structure under review is a non-historic one-story 
structure located at the front of the property, adjacent to the pocket park located on the 
Southern end on Duval Street. 
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Historic Photo circa 1940.Photo of East Side of Property. 

Photo from East Side of Property. 
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Photo from North Side of Property. 
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                                            1962 Sanborn Map and Survey. 
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Guidelines Cited on Review 
 

• Building Exteriors (Page 24), Specifically guideline 2. 
• Additions and Alterations (pages 37a-37k), specifically guidelines 1, Location 

paragraph, 12, 13, 15, & 25. 
• New Construction (pages 38a-38q), specifically Context section and guidelines 

1, 2, 8, 12, 13, 14, 18, 20, and 22. 
• Decks, Patios, hot tubs, spas, pools, and related equipment (page 39), specifically 

guideline 1. 
• Outbuildings: Carports, Gazebos, Garages, Sheds, Shelters, Accessory Structures 

(pages 40-41), specifically guidelines 1, 2, 3, 4, 10, and 11. 
 
Staff Analysis 
 
The Certificate of Appropriateness under review proposes a new elevated restroom 
building on the site at the pool area. This project previously came to HARC in September 
2025 and was approved for two-bathroom structures. However, after a review from the 
FEMA coordinator, it was determined that one of the structures could not be built due to it 
being in a VE flood zone. Due to this, the project has been redesigned to a two-story 
structure meet FEMA regulations. 
 
The structure will be located to the side of the existing existing guest rooms building. The 
structure will be raised with the first floor having wood louvers and decorative wood 
columns. There will be a return staircase with an aluminum handrail leading to the second 
story where the bathrooms will be located. 
 
The West Elevation of the second story that faces the neighboring property will have stucco 
walls. The east elevation facing the pool will include round columns to match the adjacent 
structure. There will be stucco walls with entry doors to the restrooms. On the second story, 
there will be a wood guardrail to match the adjacent building. The structure will have a flat 
membrane roof. The total height of the structure will be 18’-8”. 
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Existing Site Plan 
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Proposed Site Plan 
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Proposed North Elevation 
 

 

Proposed East Elevation 
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Proposed West Elevation 

 
 
 
Consistency with Guidelines Cited Guidelines  

   
Staff finds the current proposal generally consistent with the guidelines cited. The proposed 
mass, scale, form, proportions, location, and materials of the new accessory structure are 
appropriate in relation to both the historic principal structure and the surrounding context. 
The design is consistent with Guideline 2 of New Construction, as it reflects the 
architectural character of the adjacent guest room structure through similar roof-railing 
details and column elements. The use of wood louvers and stucco walls is also compatible 
and aligns with the bathroom structure near the bar area that received HARC approval in 
March 2026. The scale and massing remain appropriate for the site, as the building is 
subordinate to the main structure. 
 
The location of the accessory structure complies with the Guidelines for Additions. The 
proposed structure is situated within the interior of the property and would not be visible 
from Duval Street or South Street. The metal handrail at the exterior staircase is acceptable 
because it is part of new construction and is not visible from the right-of-way. In addition, 
the proposed flat roof form is compatible with and matches the flat roof of the adjacent 
guest room structure, maintaining consistent forms within the property. 
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HARC MAJOR PROJECTS CERTIFICATE OF APPROPRIATENESS 
$420 NON-REFUNDABLE BASE APPLICATION FEE - OTHER FEES MAY BE APPLICABLE Rev 12/14/2020 ET 

A PRE-APPLICATION MEETING WITH HARC STAFF IS REQUIRED PRIOR TO SUBMITTAL 

ADDRESS OF PROPOSED PROJECT: 

NAME ON DEED: PHONE NUMBER 

OWNER’S MAILING ADDRESS: EMAIL 

APPLICANT NAME: PHONE NUMBER 

APPLICANT’S ADDRESS: EMAIL 

DETAILED PROJECT DESCRIPTION INCLUDING MATERIALS, HEIGHT, DIMENSIONS, SQUARE FOOTAGE, LOCATION, ETC. 

GENERAL: 

MAIN BUILDING: 

DEMOLITION (PLEASE FILL OUT AND ATTACH DEMOLITION APPENDIX): 

City of Key West 
HARC COA # REVISION # INITIAL & DATE 

1300 White Street 
Key West, Florida 33040 

FLOOD ZONE ZONING DISTRICT BLDG PERMIT # 

1400 Duval St.
1400 Duval St. LLC

Bender & Associates Architects.
410 Angela St.

APPLICANT’S SIGNATURE:  DATE      04.23.2026

ANY PERSON THAT MAKES CHANGES TO AN APPROVED CERTIFICATE OFAPPROPRIATENESS MUST SUBMIT A NEW APPLICATION. 
FLORIDA STATUTE 837.06: WHOEVER KNOWINGLY MAKES A FALSE STATEMENT IN WRITING AND WITH THE INTENT TO MISLEAD A PUBLIC 
SERVANT IN THE PERFORMANCE OF HIS OR HER OFFICIAL DUTY SHALL BE GUILTY OF A MISDEMEANOR OF THE SECOND-DEGREE 
PUNISHABLE PER SECTION 775.082 OR 775.083. THE APPLICANT FURTHER HEREBY ACKNOWLEDGES THAT THE SCOPE OF WORK AS 
DESCRIBED IN THE APPLICATION SHALL BE THE SCOPE OF WORK THAT IS CONTEMPLATED BY THE APPLICANT AND THE CITY. THE 
APPLICANT FURTHER STIPULATES THAT SHOULD FURTHER ACTION BE TAKEN BY THE CITY FOR EXCEEDING THE SCOPE OF THE 
DESCRIPTION OF WORK, AS DESCRIBED HEREIN, AND IF THERE IS CONFLICTING INFORMATION BETWEEN THE DESCRIPTION OF WORK 
AND THE SUBMITTED PLANS, THE AFOREMENTIONED DESCRIPTION OF WORK SHALL BE CONTROLLING. 

PROJECT INCLUDES:    REPLACEMENT OF WINDOWS ____    RELOCATION OF A STRUCTURE ____    ELEVATION OF A STRUCTURE ____ 
PROJECT INVOLVES A CONTRIBUTING STRUCTURE:  YES ___ NO __X__  INVOLVES A HISTORIC STRUCTURE:  YES ___ NO __X__ 
PROJECT INVOLVES A STRUCTURE THAT IS INDIVIDUALLY LISTED ON THE NATIONAL REGISTER:  YES ____ NO __X 

305-296-1347

hburkee@benderarchitects.com

New bathroom structure for pool area.  

scott@southermost-house.com
407-775-0866

PO Box 1736, Key West, Fl 33040

N/A 
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APPLICATIONS MUST BE SUBMITTED IN PERSON WITH HARD COPIES BY 3PM ON THE SCHEDULED DEADLINE 
PLEASE SEND AN ELECTRONIC COPY OF ALL DOCUMENTS  CITY_HARC@CITYOFKEYWEST-FL.GOV 

OFFICIAL USE ONLY: HARC COMMISSION REVIEW EXPIRES ON: 

MEETING DATE: 
___APPROVED   ___NOT APPROVED   ___DEFERRED FOR FUTURE CONSIDERATION 

INITIAL: 

MEETING DATE: 
___APPROVED   ___NOT APPROVED   ___DEFERRED FOR FUTURE CONSIDERATION 

INITIAL: 

MEETING DATE: 
___APPROVED   ___NOT APPROVED   ___DEFERRED FOR FUTURE CONSIDERATION 

INITIAL: 

REASONS OR CONDITIONS: 

STAFF REVIEW COMMENTS: 

THIS APPLICATION MAY BE REVIEWED BY PLANNING DEPARTMENT STAFF. 

ACCESSORY STRUCTURE(S): 

PAVERS: FENCES: 

DECKS: PAINTING: 

SITE (INCLUDING GRADING, FILL, TREES, ETC): POOLS (INCLUDING EQUIPMENT): 

ACCESSORY EQUIPMENT (GAS, A/C, VENTS, ETC): OTHER: 

FIRST READING FOR DEMO: SECOND READING FOR DEMO: 

HARC STAFF SIGNATURE AND DATE: HARC CHAIRPERSON SIGNATURE AND DATE: 

None N/A 

N/A All new paint to be white

See plans. N/A

N/A
N/A

N/A

mailto:%20CITY_HARC@CITYOFKEYWEST-FL.GOV
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m. May 26, 2026, at City Hall, 1300 White 
Street, Key West, Florida. The purpose of the hearing will be to consider a request for: 
 

NEW ELEVATED BATHROOM STRUCTURE AT POOL AREA.  

#1400 DUVAL STREET 
Applicant –Bender & Associates Architects Application #C2026-0031 

 
If you wish to see the application or have any questions, you may visit the Growth Management 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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�` E����`B�"= =>U>  ; �K%K= =& � L;%M   8̂\\SOaZNY �<QSOẐO��SP̂_NQẐP�U�b$�8�c�!d�!Ô_ZTSO�X]ŶNTST�ef̂OQYRg��<QSOẐO�OSP̂_NQẐP�ĥO�iNO�NOSN�NPTeQOXaQXONY�Z\]Ô_S\SPQedB�"= =>U>�>@ ��K�>K= => ��K�&K= => L@M%  �SeZTSPQZNY �S\̂ _ZPj�=�kNYY�fXPj�kNQSO�fSNQSOe�NQ�QfS�]̂OQSO�f̂XeSdB�"= ==U=@>% :K> K= == � K%K= == L� M   8̂\\SOaZNY �C��l�$8m�!��C�#�U���!��8��A�#�����$�9��$"�"���$�l�M�����$"����A�#����n#�����A�#�����$�9��$"�"���$�l��#o�#�A����A�9o�"��A�m��$�#o��9#��CdB�"= �:U>:>% ��K�K= �: � L=�M   8̂\\SOaZNY ��$���#��$��$#�����U9!����$l���!���9��$���V$"�#��$dB�"= �:U>�% :K�>K= �: � L>M@  8̂\\SOaZNY �PeQNYY�ON\]�ĥO�eSO_ZaS�SPQONPaS�âPaOSQS�c�OSiNO�PSk�jNQS�NQ�̂]SPZPj�;U %%� >K=:K= �; =K:K= �@ L=&M@  8̂\\SOaZNY �S]YNaS�ÔQQSP�hNeaZN�NPT�âYX\Pe�NÔXPT�̂XQeZTS�iNO�kZQf�PSk�k̂ T̂d��S]YNaS�NPT�OS]NZO�k̂ T̂�ONZYZPjeNe�PSSTSTd�!NZPQ�SPQZOS�eQOXaQXOS�eN\S�âŶO�Ne�Zed��S_ZeẐP�p�q�B̂<�ZP�ÔXPT�âYX\Pe�kZQf��r�?�QOZ\d�S]YNaS�NYY�QOZ\�̂P�eQOXaQXOS�kZQf��r�?�QOZ\d��S]YNaS�aSZYZPj�]YRk̂ T̂�kZQf���<�;��r�?�#cld�!NZPQ�NYYQOZ\�QfS�eN\S�âŶO�Ne�S<ZeQZPjM�QR]Sd�9QOXaQXOS�kNe�BXZYQ�ZP��:::�NPT�eQNPTe�NŶPS�̂P�QfS�$̂ OQfSNeQ�eZTSĥ�QfS�]Ô]SOQRd�����9��$p=q���!��8����##�$�#�V99�9��9�!���!��$9d���!��8������9o��#o�$l��9�$��"�"d��!!��nd��  �9sK�#d�����9��$p>q��!��8���n�9#�$l�8�V9#�����V$"8��VC$9�AK$�A�9�$l�����V$"�8��VC$9M��n�9#�$l�8��VC$9������V9#�"�B�m�$"��!���d��A$���"�9�9�$�#�A�$#�8��VC$9�B�n�"��$�9���"��A�$ld�!��$#�$�A�8��VC$99�C��8������9��n�9#�$ld�;U     �@@ =K=:K= �; &K�%K= �� L%M@  8̂\\SOaZNY ��U�����!������$�b�  �9s��#gd��$9#������#V!�V9�9�8�$"��m�A�#��������$l�"�mU�$dC�8o�$�8���m���9#�$�"�r�; �C���l���#!�d�����9��C9�#��B��o��#�A��"�"d�"�8?��9�>K&��$!�mA��"d�����9�"��!��$"�#��C�$�#��B���98��A�"�����m�;td�b�$�8���sV���"gd�op�;U �U=�&�&U%��: ��K�=K= �& �K=�K= �% L�M�  � �$9#����A�#��!�����$l�B��������$"��!!�m�A�#��!�����$l�9m9#�C�=U �@ �K�:K= �= � L%  8̂\\SOaZNY �$9#����#��$����!����B�$"����C�!����C�#���#��$�A�!����o��#����U>>&> :K�%K= �� � L@M%% 8̂\\SOaZNY 8�CC��8����!������!�����> �����9V���8��9#�!9M�#���M���!�����n�9#�$l�o�$"������$"��""��d� >K= K=  : >K= K=  : L 8̂\\SOaZNY ��8���"�t8�t :U ;&� >K>K=  : >K= K=  : L�  8̂\\SOaZNY V!Ul��"��!��C�#�p �U�>� �������$����$9!�8#��$ @U& ;= ��K>K=  @ %K;K= � L>M%  8̂\\SOaZNY ��!��8�"�8��8?�"��$"�"�C�l�"�!����9��#�!��� �U %>> =K:K=  � :K=�K=  � L�M   8̂\\SOaZNY !�V��;t�9��B��=u<�%u ;U => �K��K=  ; �K=;K=  ; L�  8̂\\SOaZNY !�#8o�8�$8��#��8��8?9�c�9#V88� >U %:@ >K�&K=  > %K�%K=  & L�M   8̂\\SOaZNY l���9��#��! = ==%@ :K%K=  = :K%K=  = L� � 8o�$l�����V9� =U= &% �K=%K=  = :K%K=  = L>  8̂\\SOaZNY !�VCB�$l � �&:� &K%K=  = �=K>�K=  � L=M   8̂\\SOaZNY ��$�9o�A��?�V$��$�9o�" =  >@& =K�%K=  = :K%K=  = L=�M�  8̂\\SOaZNY "���"��l���l�v9B�K9#��� � = �@ %K=%K=  � �=K>�K=  � L� � @%�V$"��l��V$"�9!��$?���9 � �:%: %K�%K=  � �=K>�K=  � L&M   8̂\\SOaZNY ==�$�A�$�A���n#V��9 � �:& %K�&K=  � �=K>�K=  � L� � �$9#�������������C:: >>:@ :K=:K�::: ��K>K�::: L�M   8̂\\SOaZNY ���8#��8���V!l��"�:: �;:> %K��K�::: ��K>K�::: L@  8̂\\SOaZNY 9�8V��#m�����C:@ ==@; �K=�K�::@ ��K>K�::: L:M>  8̂\\SOaZNY ;�C�����K8�V$�#9:@ �&:; %K�>K�::@ ��K>K�::: L:M@  8̂\\SOaZNY !�VCB�$lU�=>�$�A���n#V��9

.����D����

�1������	��

wxyzx{|}�yy~y���� ���������������������������}������������~�����z�z��������

�����~xx�������������������������x���������������������� z�¡¢������� ww|z¢��£�¤����� |¢��£��� ¥z�¡¢¦ {�|§w¡��§|¢̈ ��©���� ����z�z�ª �xw



������� �	
���

���� �	
�������
��� �����
� �����
������ ��
�
�������� � � ���� �� ! ���� "�#��� $%&&'()*+, -.-$/01$2.������� � � ���� �� ! ���� "�#��� $%&&'()*+, $345-0/�6/3027-�/3�8/90:6�����;; � � ���� �� ! ���� "!;#��� $%&&'()*+, 14/-0130�0-4352/1346�����;� � � ���� �� ! ���� "��#��� $%&&'()*+, ;�8<0:6�=�;�8/90:6������! ! �� ���� �� ! ���� "!�#��� $%&&'()*+, 146/2..����2 $�>41/6������� � � ���� �� ! ���� "�#��� $%&&'()*+, 0>88-0�033?�@��!;! �; ;! ���@ �� ! ���� "��#��� 0'A*B'CD*+, -.-$E�F-G1/=-:-07�.179/6H�@����� �; � ���@ �� ! ���� "�#��� $%&&'()*+, 033?�0-I210#�72027-�@����� �; � ���@ �� ! ���� "��#��� 0'A*B'CD*+, I.>:8147#�!��4-J�?1G/>0-6�@�!�@� �� ;� ���@ �� ! ���� "�#��� $%&&'()*+, 033?�0-I210�@�!��� �� � ���@ �� ! ���� "��#��� 0'A*B'CD*+, 6I014K.-0�9-2<6�@�;��� �� !� ���@ �� ! ���� "���#��� 0'A*B'CD*+, /3/2.�0-4352/134�@����! � ;� ���@ �� ! ���� ";;#��� $%&&'()*+, 01IE02I�/9-�6-2J2..�@�;��� � ;� ���@ �� �! ���� "��#��� $%&&'()*+, ;��G���I33.�@��;@� � ;! ���@ �� ! ���� "!�#��� 0'A*B'CD*+, 0-EI214/�033?�@����� � �� ���@ �� ! ���� ";�#��� 0'A*B'CD*+, $3::-01$2.�72L-83�J 820�@���!@ � ! ���@ �� ! ���� "��#��� 0'A*B'CD*+, <-:3.169�-4/024$-J2M�@����� ! ;� ���@ �� ! ���� "�#��� 0'A*B'CD*+, -.-$/01$2.�@����� ! ; ���@ �� ! ���� ";#��� 0'A*B'CD*+, 0-:35-�61<147�34�7>-6/93>����@;! �; �� ���� �� ! ���� ";�#��� 0'A*B'CD*+, 0-4352/134� � � ���� � "� � $3::-0$12.�I33.�0-I210��!��.N?N�0-6>0?2$-#�0-I.2$-�6/-I6�/1.-#�0-I210�-G16/147924<021.�=�.2<<-05*'O�/+P'A�Q%(�DR*A�I+()',S��T��	U���V�WX�
YZ�
�[Y��YX�
�����	�\�]
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