
 
 
 

Historic Architectural Review Commission 
 Staff Report for Item 5 
 

To:  Chairman Haven Burkee and Historic Architectural Review  
Commission Members 
 

From:    Enid Torregrosa-Silva, MSHP 
   Historic Preservation Planner  
 
Meeting Date:  September 24, 2024 

Applicant:   Samantha Jones General Contractors 

Application Number:  H2024-0039 

Address:   217 Virginia Street 

Description of Work: 
Elevate home 3’- 8” from existing elevation and add new staircase to front porch. Replace concrete 
porch deck with wood. 

Site Facts: 
The site under review is located on the northwest corner of Virginia and Howe Streets. The site 
consists of a principal historic frame vernacular house built circa 1892. The historic house is a 
contributing resource to the historic district. The one-story frame structure sits on concrete piers, 
while the three bay front porch is over a concrete slab. The house has a front porch and portions 
of it is over city’s right-of-way. The structure is located on an AE-7 flooding zone. On September 
10 staff approved a Certificate of Appropriateness to lift the house only with the understanding 
that all work for footers, steps, front porch floors and landings, all require Commission review. 

 

As submitted this project will require variances from the Planning Board and an easement from 
the City Commission. 
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1962 Sanborn map and survey. 
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Secretary of the Interior’s Standards and HARC Regulations Cited on 
Review: 

• SOIS (pages 16-23), specifically Standards 1, 2 and 9. 
• Entrances, porches and doors (pages 32-33), specifically guidelines 7, 14, and 16. 
• Foundation and lattice infill (pages 34), specifically first paragraph and guidelines 1, 2, 

and 4. 

Staff Analysis: 
The Certificate of Appropriateness under review proposes to elevate a historic house an additional 
3’-8” from its existing elevation, raising the house from approximately 21’- 6” to 25’-2” from 
lowest adjacent grade to the roof ridge. This elevation responds to future FEMA flood maps. The 
main entrance to the front porch is through the center bay out from three bays. The plans propose 
2” by 2” wood balusters and wood handrail on the center bay. On the southwest side of the house 
the design includes new entry stairs with landing, all wood with same front porch treatment for 
railings. The landing will be built inside of the front property line. Wood lattice is proposed 
between the new concrete footers.  
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Existing and proposed front elevations. 
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As the building will be elevated existing steps located on the northeast corner of the house will 
also need to be rebuild. The stairs will be wood and will have 2” by 2” balusters and wood railings. 
 

Consistency with Cited Guidelines: 
It is staff’s opinion that elevating the historic house is necessary for its protection as the house 
has been flooded before. The proposed height responds to the future proposed FEMA map. The 
adjacent historic houses stand over lower piers and the new high piers will create a visual 
difference in the historic fabric. Of importance is that the existing front yard and fence are over 
city’s right of way and without that portion of land there will be no design strategies that can 
visually assist lowering the height of the concrete footers.  
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1899 Sanborn Map 



 
1912 Sanborn Map 

 



 
1926 Sanborn Map 



 
1948 Sanborn Map 

 



 

 
1962 Sanborn Map 
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SCOPE OF WORK:
NEW FOUNDATION SYSTEM, FRONT PORCH &
STAIRS

PROJECT LOCATION:
217 VIRGINIA
KEY WEST, FL  33040

LEGAL DESCRIPTION:
KW PB1-25-40 PT LOT 16 & PT LOT 17 SQR 7 TR 10
H3-2 OR489-201/04

SEC/TWP/RANGE:
06/68/25

FLOOD CRITERIA:
FLOOD ZONE - AE-7 (CURRENT)/A-8 (PROPOSED)
BASED UPON N.G.V.D. 1929

SHEET LIST:
CS-1 COVER SHEET & SITE PLAN
A-1 FRONT ELEVATION
S-1 STRUCTURAL PLAN

GENERAL NOTES:
CONTRACTOR TO NOTIFY ENGINEER OF ANY
FIELD CHANGES OR UNFORSEEN CONDITIONS.
ALL WORK TO BE PERFORMED IN ACCORDANCE
WITH APPLICABLE CODES.
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217 VIRGINIA - NEW FOUNDATIONS & PORCH

COVER & SITE PLAN

GENERAL CONSTRUCTION NOTES
GENERAL REQUIREMENTS
1. PRIOR TO STARTING ANY WORK THE CONTRACTOR SHALL REVIEW THESE PLANS AND SITE CONDITIONS AND NOTIFY
THE ENGINEER IF ANY DISCREPANCIES ARE DISCOVERED.
2. QUALITY OF THE WORK SHALL MEET OR EXCEED INDUSTRY STANDARD PRACTICES.
3. ANY DEVIATIONS FROM THESE PLANS SHALL BE REVIEWED AND APPROVED BY THE ENGINEER.

DESIGN DATA
APPLICABLE CODES: FLORIDA BULIDING CODE (2023), ANSI/APSP/ICC-5 2011, NFPA 70 (NEC), ASCE 24-14 FLOOD
RESISTANT DESIGN AND CONSTRUCTION, ACI 318 LATEST EDITION AND ACI 301, AND ALL REFERENCED STANDARDS.

DESIGN LOADS: PER ASCI/SEI 7-16
FLOOR LIVE LOAD 40 PSF
ROOF LIVE LOAD 20 PSF (300 LB CONC.)
BASIC WIND SPEED 180 MPH
EXPOSURE C
STRUCTURAL CAT II

ALL PRESSURES SHOWN ARE BASED ON ASD DESIGN,WITH A LOAD FACTOR OF 0.6

SOILS AND FOUNDATIONS
PRESUMPTIVE LOAD-BEARING VALUES OF FOUNDATION MATERIALS ARE USED IN LIEU OF A
COMPLETE GEOTECHNICAL EXPLORATION.  FOUNDATIONS SHALL BE PLACED ON A "SEDIMENTARY AND FOLIATED ROCK" WITH AN
ALLOWABLE LOAD BEARING PRESSURE OF 2,000 PSF. NOTIFY THE ENGINEER IF SOIL CONDITIONS ARE DIFFERENT.  ADDITIONALLY:

1. ALL FOUNDATIONS, SLABS AND FOOTERS SHALL BE PLACED ON STABILIZED UNDISTURBED SUBGRADE SOIL.
2. MINIMUM FOUNDATION DEPTH SHALL BE 24” UNLESS OTHERWISE IS SPECIFIED ON THE PLANS.  IF OVER-EXCAVATED - FILL SHALL NOT BE
PLACED BACK INTO THE TRENCH UNLESS APPROVED BY THE ENGINEER.
3. FILL UNDER THE FOUNDATIONS SHALL BE USED ONLY IF APPROVED BY THE ENGINEER. CLEAN
FILL MATERIAL SHALL BE PLACED IN 6”-8” LAYERS AND COMPACTED TO 98% DENSITY USING
THE MODIFIED PROCTOR TEST.
4. FILL MATERIAL SHALL BE CLEAN GRANULAR SAND OR LIMEROCK MIX WITHOUT ANY ORGANIC
MATERIALS, CLAY, MUCK AND ROCKS LARGER THAN 4”. BACKFILL SHALL NOT CONTAIN ANY
WOOD OR CELLULOSE DEBRIS.

CONCRETE
1. CONCRETE FOR PILES SHALL HAVE A MIN. COMPRESSIVE STRENGTH OF 5000 PSI.
WATER/CEMENT RATIO SHALL NOT EXCEED W/C=0.40.
2. ALL CONCRETE ELEMENTS SHALL HAVE A MIN. COMPRESSIVE STRENGTH OF 4000 PSI UNLESS OTHERWISE IS SHOWN ON THE PLANS.
3. ALL CAST-IN-PLACE CONCRETE SHALL BE CURED AND PROTECTED FROM OVERDRYING PER ACI 305R-10 "HOT WEATHER CONCRETING".
4. ALL EXPOSED EDGES SHALL HAVE 1/2" CHAMFERS.
5. NO COLD JOINTS ARE ALLOWED UNLESS OTHERWISE APPROVED BY THE ENGINEER.
6. TESTING: ALL FIELD AND LABORATORY TESTING SHALL BE PERFORMED BY AN INDEPENDENT
SPECIALIZED COMPANY, PER ACI AND ASTM REQUIREMENTS.  THE CONTRACTOR IS RESPONSIBLE FOR ALL SCHEDULING, COORDINATION
AND COST OF THE TESTING COMPANY.  THE RESULTS SHOULD BE DELIVERED TO THE ENGINEER
7. THREE (3) SAMPLES SHALL BE TAKEN AND TESTED EACH TIME.  THE MINIMUM SAMPLING FREQUENCY:
A) EACH DAY OF CONCRETING FOR EVERY CONCRETE MIX
B) EVERY 50 CUBIC YARDS
C) EVERY 2000 SQ.FT. OF SLAB AREA
8. CAST-IN-PLACE AND PRECAST MEMBER ERECTION TOLERANCES SHALL BE AS SPECIFIED IN THE
TABLE 8.2.2 OR IN SECTION 8.3 OF "PCI DESIGN HANDBOOK/SIXTH EDITION".

REINFORCEMENT
1. ALL REBAR SHALL BE DEFORMED CARBON-STEEL ASTM A615/A615M-13 GRADE 60 OR ASTM A1035 GRADE 100 (MMFX2) UNLESS
OTHERWISE SPECIFIED ON THE PLANS.
2. ALL REQUIREMENTS FOR PLACEMENT, COVER, TOLERANCES, ETC. SHALL BE PER ACI 318-11.
3. ALL HOOKS AND BENDS SHALL BE FACTORY MADE UNLESS FIELD BENDS ARE APPROVED BY THE ENGINEER.
4. ONLY PLASTIC CHAIRS AND CENTRALIZERS SHALL BE USED FOR REBAR SUPPORT

HARDWARE
HARDWARE SHALL BE 304 STAINLESS STEEL OR BETTER OR ZMAX GALVANIZED FOR NON-EXPOSED SIMPSON PRODUCTS, UNLESS
OTHERWISE SPECIFIED.

STRUCTURAL LUMBER
1. ALL WOOD MEMBERS SHALL MEET OR EXCEED REQUIREMENTS SPECIFIED IN “ANSI/AF&PA NATIONAL DESIGN SPECIFICATION (NDS) FOR
WOOD CONSTRUCTION” AND ALL REFERENCED STANDARDS.
2. ALL WOOD MEMBERS SHALL BE PRESSURE TREATED SOUTHER PINE NO2 OR GREATER, KILN DRIED AS SPECIFIED IN THE STANDARDS,
UNLESS OTHERWISE SPECIFIED.
3. ALL WOOD MEMBERS EXPOSED TO EXTERIOR, IN DIRECT CONTACT WITH CONCRETE OR STEEL SHALL BE PRESSURE-TREATED (PT) UC3B
GRADE PER AWPA STANDARDS.
4. ALL FIELD CUTS IN PT LUMBER SHALL BE TREATED ON SITE.
5. NAILING SHALL BE IN ACCORDANCE WITH FBC 7TH EDITION (2020). NAILS AND OTHER FASTENERS FOR PT WOOD SHALL BE STAINLESS
STEEL OR ACQ APPROVED TREATED.
6. SHEATHING SHALL BE 3/4” CDX PLYWOOD SHEATHING GRADE, UNLESS OTHERWISE IS SPECIFIED ON THE PLANS. USE 10D RING-SHANK
NAILS WITH SPACING OF 4” O.C. ON ALL EDGES AND 6” O.C. IN THE FIELD.

STRUCTURAL STEEL
1. STRUCTURAL STEEL COMPONENTS SHALL BE AS DESCRIBED IN "SPECIFICATIONS FOR STRUCTURAL STEEL BUILDINGS" AISC 360 OR
LATER EDITION.
2. HSS SHAPES (STRUCTURAL TUBING) SHALL BE ASTM A500 (FY=46 KSI).
3. STEEL PLATES, FLANGES AND MISCELLANEOUS ELEMENTS SHALL BE ASTM A36 (FY=36 KSI) UNLESS NOTED OTHERWISE ON THE PLANS.
4. W-SHAPES, C-SHAPES AND OTHER FORMED STEEL SHALL BE ASTM A992 (FY=50 KSI).
5. ALL WELDING SHALL BE IN CONFORMANCE WITH THE LATEST SPECIFICATIONS AWS D1.1/D1.1M:2010, STRUCTURAL WELDING CODE -
STEEL.

STRUCTURAL STEEL COATING
1. ALL SURFACES SHALL BE ABRASIVE BLAST CLEANED TO NEAR-WHITE METAL (PER SSPC-SP10)
2. NON-EXPOSED STEEL SHALL BE COATED WITH 2 COATS OF A UNIVERSAL COMPATIBLE PRIMER
3. EXPOSED STEEL
A. ALL SURFACES SHALL BE PRIMED WITH POLYAMIDE EPOXY - ONE COAT (8.0 MILS DFT).
B. APPLY SEALANT AT ALL LOCATIONS WHERE STEEL IS WELDED, LAPPED, ETC. SEALANT MATERIAL SHALL BE COMPATIBLE WITH THE
PAINTING SYSTEM.
C. TOP LAYER SHALL BE TWO (2) COAT POLYURETHANE (3.0 MILS DFT EACH).
D. TOP PAINT SHALL BE UV RESISTANT OR HAVE A UV RESISTANT COATING.

REINFORCED MASONRY (CMU)
ALL MASONRY SHALL BE REINFORCED CONCRETE MASONRY UNIT IN ACCORDANCE WITH THE LATEST EDITION OF ACI 530/ASCE 5/TMS 402.
1. INSTALL ALL BLOCKS IN RUNNING BOND.
2. MINIMUM MASONRY BLOCK (ASTM C90) STRENGTH SHALL (F'M) BE 2000 PSI.
3. TYPE "S" MORTAR (ASTM C270) SHALL BE USED USING 3/8" FULL BEDDING REINFORCED W/ 9 GAGE GALVANIZED LADDER WIRE EVERY
2ND ROW.
4. FILLED CELLS SHALL BE REINFORCED WITH #5 REBARS @ 24" O.C. (UNLESS OTHERWISE IS SPECIFIED ON THE PLANS).
5. GROUT SHALL BE PEA ROCK PUMP MIX (ASTM C476) WITH A MINIMUM COMPRESSIVE STRENGTH OF 4000 PSI (28 DAY) (ASTM C1019).
TARGETED SLUMP SHALL BE 8"-11".
6. EACH GROUTED CELL SHALL HAVE CLEANOUT OPENINGS AT THE BOTTOM. THERE SHALL BE NO LOOSE MORTAR OR OTHER DEBRIS IN
THE BOTTOM OF THE CELL. USE BLAST PRESSURE WASHING FOR SURFACE PREPARATION.

WINDOWS & DOORS
1. ALL EXTERIOR WINDOWS SHALL BE LARGE AND SMALL MISSILE IMPACT RATED.
2. ALL EXTERIOR WINDOWS SHALL HAVE FLORIDA PRODUCT APPROVAL AND NOA. PRODUCT APPROVAL LABELS SHALL BE PERMANENTLY
ATTACHED TO THE FRAME.
3. WIND PRESSURE ON COMPONENTS AND CLADDING (CH 30 PART 1)

1
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ELEVATIONS

1
A-1 SCALE:

CURRENT FRONT ELEVATION
3/8" = 1'

2
A-1 SCALE:

PROPOSED FRONT ELEVATION
3/8" = 1'

EXISTING 5V CRIMP

EXISTING SIDING, WINDOWS, & DOORS TO REMAIN

LANDING/PORCH EXTENSION

NEW WOOD-FRAMED PORCH SYSTEM
W/ 1X4 T&G FLOORING

EXISTING CONCRETE PORCH

NEW MATCHING RAIL

FRONT STAIR TO BE ELIMINATED

LATTIC INFILL
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16" AUGERCAST PILES/PIERS
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1'-4"
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PT 2X8 JOISTS 16" OC WITH LUS
HANGERS @ EA. END

MID-SPAN BLOCKING THROUGHOUT
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2"

2X10 LEDGER W/  38" TIMBER LOCKS
EVERY 16" @ EA. STUD, (2) AT ENDS

STAIRS/STRINGERS PER TYP.

PT 6X6 POSTS
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HD3B HOLD DOWN
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"
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4" MAX SPACING BETWEEN SPINDLES

36" HIGH WOOD RAILINGS

BOT. CLEARANCE NOT TO ALLOW PASSAGE
OF 4" SPHERE

(2) 2X10 PT BEAM

2X8 PT JOISTS WITH LUS28Z JOIST
HANGERS

6X6 PT COLUMNS.  ATTACH WITH ABU66S
POST BASE

(2) 1
2" THRU-BOLTS THROUGH STRINGER
AT EACH POST

6" CONCRETE SLAB W 6"X6" #10/#10 W.W.M
(OR PER PLAN)

12" DIA CONCRETE AUGER PILE, DRILLED
MIN 3' INTO ROCK (OR 7' TOTAL)

(2) #5 CONT.

10"

7"

SIMPSON LRU210Z
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VERTICAL BARS & #3
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4,000 PSI CONCRETE
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CONCRETE

1'-0"
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COLUMN W/ (4) #4
VERTICAL BARS & #3
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NOTES & FOUNDATIONS
1

S-1 SCALE:

FOUNDATION PLAN
3/8" = 1'

5
S-1 SCALE:

16" AUGER PILE DETAIL
1" = 1'

SCALE 3/8" = 1'

2
S-1 SCALE:

FRONT PORCH FLOOR FRAMING PLAN
1/2" = 1'

7
S-1 SCALE:

SIDE PORCH FLOOR FRAMING PLAN
1/2" = 1'

8
S-1 SCALE:

TYP. STAIR PLAN
N/A

6
S-1 SCALE:

CONCRETE PIER DETAIL
1" = 1'

3
S-1 SCALE:

12" AUGER PILE DETAIL
1" = 1'

4
S-1 SCALE:

CONCRETE PIER DETAIL
1" = 1'

C

C



 

 

N
O

T
IC

IN
G

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m. September 24, 2024, at 
City Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for: 

 
ELEVATE HOME 3’-8” AND ADD NEW STAIRCASE 
TO FRONT PORCH. REPLACE CONCRETE PORCH 

DECK WITH WOOD. 
217 VIRGINIA STREET 

Applicant – Samantha Jones General Contractors    Application #H2024-0039 
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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