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Historic Architectural Review Commission 
Staff Report for Item 11 

To: 

From: 

Meeting Date: 

Applicant: 

Application Number: 

Chairman Haven Burkee and Historic Architectural Review 
Commission Members 

Matthew Crawford 
Historic Architectural Preservationist

April 28, 2026 

Nautilus Drafting and Design Services 

C2026-0020 

Address: 1428 Virginia Street   
_________________________________________________ 

Description of Work: 

Demolition of non-historic accessory structure and site features. 

Site Facts: 

The property under review is located at 1428 Virginia Street. The property is listed as 
historic and contributing, built circa 1899. The structure is visible in the 1912 Sanborn Map 
and the 1899 Sanborn Map does not include the area where the house would be. There is 
an accessory building on all of the Sanborn Maps that was demolished. Currently there is 
a non-historic accessory structure first seen in a 1981 aerial photo. At the December 2025 
HARC Commission meeting, this property was approved for the relocation of the main 
house on the property forward on the lot, a new gable roof over the rear non-historic 
addition, a new side porch, and a 1’ foot elevation of the structure. There is also a ficus tree 
near the front of the property that was approved to be removed at the March 2026 Tree 
Commission meeting. 
The house is in an AE-6 flood zone. 
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c. 1965 historic photo of property under review showing previously demolished accessory 

structure. 
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Front of 1428 Virginia St. 
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Side View of home. 
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Side View of home. 
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Front view of current accessory structure proposed to be demolished. 
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Side and rear view of current accessory structure proposed to be demolished. 
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1912 Sanborn Map 
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1926 Sanborn Map 
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1948 Sanborn Map 
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1962 Sanborn Map 
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1972 aerial photo showing no accessory structure.  
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1981 aerial photo showing current accessory structure. 
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Guidelines Cited on Review: 
 

• Guidelines for Building Exteriors-wood (page 24), specifically guidelines 1 and 2. 
• Guidelines for Windows (pages 29a-29k), specifically guidelines A (3, 4, 5, 6, 7, 

8, 9) and B (1 and 3-first sentence). 
• Guidelines for Shutters (pages 30a-30c), specifically guidelines 1, 2, 3, 4, and 5. 
• Guidelines for Entrances, Porches, and Doors (pages 32-33), specifically guidelines 

9 and 11. 
• Guidelines for Additions and Alterations (pages 37a-37k), specifically guidelines 

1, 6, 19, 30, 32, and 33. 
• Guidelines for New Construction (pages 38a-38q), specifically guidelines 1, 11, 12, 

13, 14, 18, 22 and 23. 
• Guidelines for Decks, Patios, Hot Tubs, Spas, Pools, and Related Equipment 

(page 39a), specifically first paragraph and guidelines 1, 2, 3, and 4. 
 
 
Ordinance Cited on Review: 

• Section 102-217 (3), demolition for non-contributing or non-historic structures of 
the Land Development Regulations.  

• Section 102-218 – Criteria for Demolition of the Land Development Regulations. 
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Staff Analysis: 
 
The Certificate of Appropriateness under review proposes a new addition on the northeast 
elevation of the structure, extending the previously approved gable roof on that elevation. 
This addition will include a metal shingle roof and 1 over 1 windows. A new accessory 
structure will be built further forward on the lot than the existing accessory structure. The 
proposed structure will include 6 over 6 windows, 6 panel doors, and front stairs with a 
railing and landing. A new pool and pool deck will be built on the side and rear of the 
property. A new side porch is proposed with a 6’ tall picket fence in front of the accessory 
structure. 
 
Demolition will include the non-historic accessory structure.  
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Previously approved site plan from December 2025 HARC Commission meeting 
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Proposed Site Plan. 
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Previously Approved Elevations. 
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Proposed Elevations. 
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Proposed Accessory Structure Elevations. 
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Consistency with Guidelines Cited Guidelines: 
 
Staff finds the design to be generally compatible with the existing structure and 
surrounding context. The proposed side addition fits the design of the house. The proposed 
scale, massing and textures of the new addition are in keeping with the historic house and 
surrounding structures. Additionally, the proposed gable roof will be lower than the current 
historic rear gable roof next to it and will also have metal shingle roofing. The structure 
also follows the Guidelines for additions. Guideline 1 states that “additions shall require 
no or minimal changes to the character defining features of a building and its site.” The 
two new accessory structures would not alter any character-defining features of the 
property. Staff’s only concern is that the street facing elevation has no windows or doors, 
creating a blank wall. Staff recommends adding a window or faux shutters to eliminate the 
blank wall. 
 
The proposed accessory structures also follow Guidelines 1 and 3 of outbuildings. Both 
accessory structures are compatible with the main structure on the property in materials, 
design, height, scale, and massing. It also will not exceed the height of the principal 
structures on the site. The design is subordinate in scale and will be shorter in height than 
the main building, which helps maintain a clear hierarchy between the two structures. Staff 
opines that the overall design is cohesive with the surrounding context. Guideline 2 of 
Outbuildings states that “no accessory structure may be built in the front yard of a structure 
in the historic district.” Also, Guideline 6 of New Construction states “A new building shall 
be situated on its site in a manner similar to directly adjacent historic buildings of the same 
typology. This includes consideration of building setbacks, orientation and front and side 
yards open space. The proposed accessory structure is close to the front of the lot compared 
to most other accessory structures within the historic district. However, staff would like to 
note that there is historical precedent on this lot as the historic photo shows the original 
accessory structure on the property set further forward on the property. 
 
The pool, pool deck, and pool equipment will be located on the side and rear of the structure 
and will be blocked from view by the proposed accessory structure, following all of the 
pool guidelines. There will be a new 6 foot fence in front of the proposed accessory 
structure matching the previously approved 6 foot fence on the other side of the main house.  
 
 
 
Criteria for Demolition: 
 
Since the accessory structure under review is non-historic, the evaluation shall be based on 
section 102-218 (b) of the Land Development Regulations, which requires the following 
criteria for demolitions:  
The historic architectural review commission shall not issue permits 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;  
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The accessory structure  is not historic and does not contribute to the character of the 
building.  
 

(2) Removing historic buildings or structures and thus destroying the historic 
relationship between buildings or structures and open space;  

 
The accessory structure is not historic and does not destroy the historic relationship between 
buildings or structures and open space.  
 

(3) Removing an historic building or structure in a complex; or removing a building 
facade; or removing a significant later addition that is important in defining the 
historic character of a site or the surrounding district or neighborhood.  
 

This will not be the case.  
 

(4) Removing buildings or structures that would otherwise qualify as contributing, as set 
forth in section 102-62(3).  
 

The accessory structure is not historic. Staff opines that the structure would not qualify as 
contributing in the near future.  
 
In conclusion, it is the staff’s opinion that the request for demolition can be considered by the 
Commission as it meets the criteria for demolition stated under the Land Development 
Regulations. If the Commission finds the design appropriate this will be the only required 
reading for demolition. 
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HARC MAJOR PROJECTS CERTIFICATE OF APPROPRIATENESS 
$463.05 NON-REFUNDABLE BASE APPLICATION FEE - OTHER FEES MAY BE APPLICABLE Rev 10/02/2022 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:  

EMAIL 

   

APPLICANT’S SIGNATURE:  

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              INVOLVES A HISTORIC STRUCTURE:  YES   NO  

PROJECT INVOLVES A STRUCTURE THAT IS INDIVIDUALLY LISTED ON THE NATIONAL REGISTER:  YES   NO  
 

 

 

 

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 # 

PHONE NUMBER 

APPLICANT’S ADDRESS:  

DATE 

 

CT DESCRIPTION INCLUDING MATERIALS, HEIGHT, DIMENSIONS, SQUARE FOOTAGE, LOCATION, ETC. 

GENERAL:

DETAILED PROJE

  

jtavarez0228@gmail.com
Typewritten text
Cudjoe Key, FL 33042

jtavarez0228@gmail.com
Typewritten text
3/20/2026

jtavarez0228@gmail.com
Typewritten text
Nautilusdrafting@gmail.com

jtavarez0228@gmail.com
Typewritten text
(305)-906-1530

jtavarez0228@gmail.com
Typewritten text
vmb27ws@gmail.com

Jon
Typewritten text
908-334-6059
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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. 

FIRST READING FOR DEMO: SECOND READING FOR DEMO: 

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

ACCESSORY STRUCTURE(S):   

  

  

  

PAVERS: FENCES: 

  

  

DECKS:  PAINTING: 

  

  

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

  

  

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

  

  

mailto:%20CITY_HARC@CITYOFKEYWEST-FL.GOV
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1912 Sanborn Map 



1926 Sanborn Map 



1948 Sanborn Map 



1962 Sanborn Map 
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HARC Applica�on photos 1428 Virginia St. 

 

1. Front of 1428 Virginia St. showing side of main house and accessory unit 
 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

Prepared by Nau�lus Dra"ing and Design Services 

 



HARC Applica�on photos 1428 Virginia St. 

 

2. Rear of exis�ng accessory unit to be demolished 
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HARC Applica�on photos 1428 Virginia St. 

 

3. Historic photo of property with accessory structure at front of property 
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HARC Applica�on photos 1428 Virginia St. 

 

4. Exis�ng side eleva�on of main house 
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HARC Applica�on photos 1428 Virginia St. 

 

 

5. Neighboring home at 1402 Virginia St.  
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HARC Applica�on photos 1428 Virginia St. 

 

6. Neighboring homes at 1432 Virginia St. 
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HARC Applica�on photos 1428 Virginia St. 



 

7. Side View of home 
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HARC Applica�on photos 1428 Virginia St. 

 

8. Side View of home
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HARC Applica�on photos 1428 Virginia St. 



9. Across the Street (Bay view Park) 

 

 

Prepared by Nau�lus Dra"ing and Design Services 
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PROPOSED PREVIOUSLY APPROVED REQUIRED VARIANCE
REQUESTED

SETBACKS:

FRONT 10'

LEFT SIDE 5' NONE

15' NONE

LOT SIZE 4000 SQ.FT. NONE

BUILDING COVERAGE 40% MAX

FLOOR AREA 1.0 NONE

BUILDING HEIGHT (MAIN HOUSE)
30' MAX NONE

IMPERVIOUS AREA 60% MAX NONE

PROJECT DATA

NONE

OPEN SPACE 35% MIN NONE

RIGHT SIDE 5' NONE

REAR

ACCESSORY REAR
YARD COVERAGE 30% MAX

NONE

NONE

4,451 SQ.FT.NO CHANGE

11'-0"

7'-2"

1'-8"

8'-6 1/2"

BUILDING HEIGHT (ACCESSORY)

24'-9 1/2"

1,671 SQ.FT. 37.5%

296 SQ.FT. 36.2%

200 SQ.FT. 4.4%

2,386 SQ.FT. 53.6%

2,298 SQ.FT. .516

NO CHANGE

5'-0" (TO ACCESSORY ADDITION)

6'-8 1/2"
(TO MAIN HOUSE SIDE ADDITION)

NO CHANGE

1,761 SQ.FT. 39.5%

EXISTING

1,723 SQ.FT.

4,451 SQ.FT.

38.71%

15'-8"

7'-2"

1'-8"

3'-10"

567 SQ.FT. 69.5%

23'-9 1/2"

486 SQ.FT. 10.9%

2,278 SQ.FT. 51.1%

N/A

2,298 SQ.FT. .516

338 SQ.FT. 41.42%

2,400 SQ.FT. .539

24'-9 1/2"

13'-7"14'-1"

469 SQ.FT. 10.5%

1,815 SQ.FT. 40.7%
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SCALE:

PREVIOUSLY APPROVED SITE PLAN
1"=10'-0"

SITE DATA

INDEX OF DRAWINGS

LEGAL DESCRIPTION: KW ISLAND CITY SUB PB1-26 LOT 5 SQR 3 TR 14 H2-287

ZONING: HMDR
RE: 00034260-000000

SECTION/TOWNSHIP/RANGE: 5-68-25

OCCUPANCY: R-3 RESIDENTIAL SINGLE FAMILY
TYPE OF CONSTRUCTION: VB
F.I.R.M.: DATE: 02-18-05
FIRM PANEL: 12087C1516K
FLOOD ZONE: AE
BASE FLOOD ELEVATION (BFE 6) NGVD29
DESIGN FLOOD ELEVATION (DFE 7) NGVD29
FLOOD ZONE CONSTRUCTION STANDARD: ASCE 24-14

SCOPE OF WORK
- SIDE ADDITION TO MAIN HOUSE PREVIOUSLY APPROVED (C2025-0104)
- DEMOLITION  OF EXISTING ACCESSORY STRUCTURE
- PROPOSED NEW ACCESSORY STRUCTURE WITHIN SETBACKS
- PROPOSED POOL AND DECK TO AVOID EXISTING MANGO TREE

SHEET CS-1 -  EXISTING, PREVIOUSLY APPROVED AND PROPOSED SITE PLAN
SHEET D-1 - EXISTING ACCESSORY STRUCTURE FLOOR PLAN AND ELEVATIONS
SHEET A-1 - PROPOSED FLOOR PLANS
SHEET A-2 - PROPOSED MAIN HOUSE ELEVATIONS
SHEET A-3 - PREVIOUSLY APPROVED MAIN HOUSE ELEVATIONS
SHEET A-4 - PROPOSED ACCESSORY FLOOR PLAN AND ELEVATIONS

Sheet Number:
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m. April 28, 2026, at City Hall, 1300 White Street, 
Key West, Florida. The purpose of the hearing will be to consider a request for: 
 

NEW ADDITION ON NORTHEAST ELEVATION OF MAIN STRUCTURE. NEW 
ACCESSORY STRUCTURE FORWARD ON THE LOT. NEW POOL, POOL 
DECK, AND SITE IMPROVEMENTS. DEMOLITION OF NON-HISTORIC 

ACCESSORY STRUCTURE AND SITE FEATURES. 

#1428 VIRGINIA STREET 
Applicant –Nautilus Drafting & Design Services Application #C2026-0020 

 
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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