
 
 
 

Historic Architectural Review Commission 
 Staff Report for Item 12 
To:  Acting Chairman Greg Oropeza and Historic Architectural Review  

Commission Members 
 

From:    Enid Torregrosa-Silva, MSHP 
   Historic Preservation Planner  
 
Meeting Date:  October 24, 2023 

Applicant:   City of Key West / Serge Mashtakov, Engineer 

Application Number:  H2023-0037 

Address:   Lazy Way Lane / Shrimpboat Sound Studio 

Description of Work: 
Renovations and structural repairs to building.  

Site Facts: 
The building under review is not listed in the Historic Architectural Survey but is historic. The 
cmu structure with a frame add-on was built in 1955. Originally built as a fish house, the structure 
became a recording studio when in the 1970’s Jimmy Buffett rented it to the city. The building 
currently shows severe structural deterioration on its tie beams, parapet wall, roofing system and 
footers.  Openings have been closed due to the use of the structure. The north elevation has been 
vandalized with hundreds of stickers. 
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Aerial circa 1970. Monroe County Library. 

 

 
Current north elevation. Photograph by Janice Slivko. 
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Secretary of The Interior’s Standards and Guidelines Cited on Review: 
• SOIS (pages 16-23), specifically standards 1, 2, and 6. 
• Building Exterior Masonry (page 25), specifically guidelines 1, 2, 5, and 6. 
• Roofing (page 26), specifically guideline 4. 
• Foundation and lattice infill (page 54), specifically guideline 4. 

 

Staff Analysis: 
The Certificate of Appropriateness under review proposes major structural repairs to a city owned 
building. The structure will require new tie beams, parapet walls and new roofing, including 
structural components. All components will be replicated in material, profile, and finishes. In 
addition, current vegetation growth, stickers, and spalling in walls will be clean and corrected.  The 
plans include the relocation of the entry door located at the wooden portion of the building, from 
the north elevation to the west elevation. This change will require entry steps and relocation of 
mechanical equipment. 

 

 

 
Existing conditions. Photographs by Janice Slivko. 
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Existing and proposed site plans. 



5 | P a g e -  L a z y  W a y  –  i t e m  1 2  
 
 

 
Proposed north elevation. 

 

The design proposes the re installation of wood sliding doors on the north elevation, as the wall 
still have the upper channel in place. The design of those doors shall be like the ones found at the 
Schooner Warf building, which was also a fish house from the same period. Some of the existing 
footers are wooden supports that will be required to be removed and replaced with concrete piers.  

Consistency with Cited Guidelines: 

It is staff’s opinion that the proposed renovations and structural repairs are necessary to preserve 
the integrity of this historic building. The submitted design meets the cited standards and 
guidelines. Although this building is not listed as a contributing resource, its association with 
Jimmy Buffett qualifies it to be nominated. The HARC Inspector took photographs of all interiors 
as all of it will be removed while construction work takes place. 
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Sanborn Map 1948 



 

Sanborn Map 1962 
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Key West Bight circa 1960. Monroe County Library. 
 

 

 



 

Key West Bight circa 1970. Monroe County Library. 



 

 

 

 

Aerial photograph from January 1978. Monroe County Library. 



Lazy Way Ln
(Front View)



Lazy Way Ln
(Left Side View)



Lazy Way Ln
(Right Side View)



Lazy Way Ln
(Rear View)
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Structural Evaluation Report 
 

for existing one-story commercial building 
 

Property Address: 
“RECORDING STUDIO” 

Lazy Way, Key West, FL 33040 
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Figure 1. Site Map 

 
Introduction 
 

Existing building is a one-story elevated over stem wall and on short piers structure 
with slab on grade, steel bar joist and wood frame low pitched roofs. The building is 
occupied by a Recording Studio. Front entry of the building is a wood frame shed style 
addition elevated on telephone pole style piers. 

Building was built in 1955 and went through a remodeling in 1988-1991. 
An opinion of current condition, estimated repairs together with a probable cost 

estimate are requested by the port management. 
This report is based on the information gathered during the site inspection by 

Serge Mashtakov P.E. on June 29th, 2021. 
 

Inspection Procedure 
Structure was visually inspected from inside and outside. Only exposed elements 

were inspected, subgrade conditions and any covered elements were not inspected. 
 
Background and Findings 
 
Existing commercial building is approximately 30ft wide by 38ft long CMU 

(concrete masonry unit) structure with unreinforced blockwork topped by cast-in-place 
tie-beam and short parapet wall. Building height is ±12ft to the top of parapet wall. Roof 
system consists of steel truss running along the middle of the building and supported by 
4” dia. round steel column and exterior walls on the ends. Low pitch roof rafters 2x8 
wood members @ 16” o.c. are supported by the central beam and have ends embedded 
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into concrete above the tie-beam. There are evident concrete cracks on the tie beam 
around main building perimeter. 

The wood frame shed is approximately 24.5ft by 12ft. Side addition height is 
approximately 7-8 ft. Roof pitch is ±1:12. Roof rafters are inaccessible 2x members 
covered with interior finishes. There are noticeable signs of foundation and framing 
failure, the addition is separating from the main structure. 

    
 

 
 
Figure 2a. Existing Structure Floor Plan 
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Figure 2b. Existing Structure Roof Plan 
 

 
 
Figure 3. Partial Rear Elevation. Visible concrete damage – cracks along tie-beam. 
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Figure 4. Partial left side elevation. More cracks in the tie-beam.  
 
 

 
 
Figure 5. Left side elevation. Tie-beam with damage above decorative sliding doors. 
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Figure 6. Partial Front Elevation. Tie-beam with damage around the main building 
perimeter. 
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Figure 7. Existing roof scuppers are +/- 4” round pipe and undersized. Debris is 
clogging the drains and promote standing water along the South-East parapet wall. 
Recommending upsizing to 8x16 scuppers. Recently reinstalled 3-ply roofing is 
acceptable condition, however there is no sufficient pitch from the middle of the roof to 
the side scuppers and some standing water will remain and decrease roofing longevity. 
At the next re-roofing an installation of tapered insulation in form of “cricket” between 
two scuppers is recommended. 
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Figure 8. Partial Front elevation. Cracks outside on the tie-beam. Please note that 
exterior cracks were patched with stucco over time and are not as obvious. 
 

 
 
Figure 9. Heavy concrete damage, damaged tie beam (interior of the main building). 
Please note that on interior the cracks were not patched and are fully open. 
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Figure 10. Main Building - Interior view with damaged top of tie-beam at bar joist 
support. The delaminating (spalling) concrete cover was removed and rebar painted. 
 

 
 
Figure 11. Addition to main building – Visible ceiling cracks along CMU wall. The addition 
is leaning away. 



 

 
 

3710 N. Roosevelt Blvd, 
Key West, FL 33040 

(305) 304-3512 
info@ArtibusDesign.com 

www.ArtibusDesign.com 

Page 10 of 16

Recording Studio. P.O.: 093677, City of Key West 

 

 
 
Figure 11. Main Building - Interior view. Existing truss support point over damaged 
tie-beam. 
 

 
 
Figure 12. Main Building - Interior view with damaged tie-beam. Misc. damage to roof 
rafters by electrical conduit pipe. 
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Figure 13. Main Building - Interior view with failing tie-beam. 
 

 
 
Figure 14. Addition to main building – Heavy damage of wood frame floor system. 
Perimeter sill beam is completely gone, and floor is supported by temporary shoring. 
Inadequate repairs of floor joists. 
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Figure 15. Same as above.  
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Figure 16. Same as above.  
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Figure 17. Damaged failing timber pile piers. In need of replacement. 
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Conclusions and Recommendations 
 

In my professional opinion overall condition of the building is poor. Concrete 
tie-beam around entire building perimeter needs to be replaced, due to the fact that 
parapet wall above the tie-beam is short it is very likely that it will not survive the 
demolition of the supporting tie-beam and blockwork will lose its integrity. New parapet 
wall cast together with the tie-beam is recommended. Roofing membrane around wall 
perimeter will require significant repairs with proper parapet wall termination – a 
complete roofing replacement is recommended. 

 During the installation of new concrete tie-beam all roof framing above shall have 
temporary shoring from the interior.  

The significant constrain is the presence of the sound proofing finishes on all walls 
and ceilings which will require replacement.  

Also, there are several highly valuable and oversized musical and music recording 
instruments located in the building. Due to the high risk of damage during the 
construction (debris, dust, water and moisture) our recommendation is to move all of 
the building contents into off-site temporary storage. That work should be done and 
coordinate by the tenant – due to the significant monetary and historical value of the 
items. 

New hurricane rated doors shall be installed behind the decorative gates to allow 
removal and returning of the equipment into the space. It is not clear if there is 
currently an operational door or gate there since it is covered on the interior by finishes 
and on the exterior by decorative barn style gates. 

In my professional opinion the majority of wood floor system and foundations of 
the side addition require replacement, which includes new concrete piers, new sill beam 
and new floor joists to be sistered with new members supported by new ledger. It would 
be advisable to replace the floor deck entirely at the same time – but this will require a 
complete replacement of the floor finishes and removal of all items from the space 
interior.  

Currently the roof of the principal structure consists of a 3-ply membrane installed 
over low pitch roof deck with two scuppers of a small diameter (4”). The size of 
scuppers is prone to closing by debris and may result in standing water intrusion into 
interior or even damage to supporting structure. Our recommendation on upsizing to 
8”x16” scuppers and installation of downspouts to direct water away from the walls. 
The steel trusses, posts and visible roof framing elements are in satisfactory condition. 

In one location along the boardwalk – a wood frame infill of a former wall opening 
is evident with cracks forming along the joint. It would be advisable to infill this opening 
with CMU or cast-in-place section to prevent future repair work to the damaged 
framing. 

Significant electrical conduit re-work will be needed since a lot of wiring is located 
along the tie-beam in need of replacement. 

 
 

 
Sincerely, 
Artibus Design LLC 
Serge Mashtakov, P.E. 
President 
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Item No Work Description Estimated
Unit Cost

Quantity Unit Total

1 Mobilization & Demobilization $15,000.00 1 EA $15,000.00

2 Light Shoring/reshoring of the existing 
roof structure and walls

$4.00 1430 SQ.FT. $5,720.00

3
Concrete Spalling Repair/Replacement of all tie-beam 
and parapet wall above
8"x40" +/-136LF

$350.00 303 CU.FT. $106,050.00

4 Installation of new ledgers instead of the embedding 
rafters into new concrete, new hangers

$35.00 136 LF $4,760.00

5 Installation of large hurricante doors behind 
decorative barn doors

$16,000.00 1 L.S. $16,000.00

6 New decorative barn doors HARC approved style to 
cover new doors

$8,000.00 1 L.S. $8,000.00

7 New single ply membrane roofing over tapered 
insulation and new anchoring sheet

$20.00 1140 SQ.FT. $22,800.00

8 New roofing over parapet and coping $80.00 136 LF $10,880.00
9 Replacement of roof scuppers and downspouts $1,500.00 2 EA $3,000.00
10 Restoration of stucco $12.00 600 SQ.FT. $7,200.00

11 New conrete piers and strip foundation under the 
the outer edge of wood frame structure

$18,000.00 1 L.S. $18,000.00

12
Complete replacement of the wood frame floor 
system of the side addition including new flooring 
and wall strapping

$80.00 296 SQ.FT. $23,680.00

13 Restoration of wall to floor beam attachment in the 
addition, (interior and exterior)

$50.00 50 LF $2,500.00

14 Drywall restoration in the side addition $6,000.00 1 L.S. $6,000.00
15 Interior painting $6,000.00 1 L.S. $6,000.00
16 Priming and painting building (two coats latex paint) $12,000.00 1 L.S. $12,000.00

17
Misc electrical work - maintaining all existing 
fixtures,video system, panel and service (rough 
estimate)

$10,000.00 1 EA $10,000.00

Note: Moving of the interior equipment and restoration of interior sound proofing products are not included.
$277,590.00

Contingensy and unforceen items 10% $27,759.00
Engineering and Project administration 5% $13,879.50

TOTAL ESTIMATE $319,228.50

Lazy Way Ln - Record Studio - Structural Improvements
Opinion of Probable Cost
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NOT VALID WITHOUT THE
SIGNATURE AND THE RAISED

SEAL OF A FLORIDA
SURVEYOR AND MAPPER

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

SIGNED

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 CHAPTER 5J-17, FLORIDA ADMINISTRATIVE CODE, PURSUANT TO SECTION 472.027,
FLORIDA STATUTES AND COMPLIES WITH CHAPTER 177, FLORIDA STATUTES.

TOPOGRAPHIC SURVEY OF
LAZY WAY LANE & A PORTION OF ELIZABETH STREET
KEY WEST, MONROE COUNTY, STATE OF FLORIDA

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

E

NOTE: LEGAL DESCRIPTIONS HAVE BEEN FURNISHED BY THE CLIENT OR HIS/HER REPRESENTATIVE,PUBLIC RECORDS HAVE NOT BEEN RESEARCHED BY THE SURVEYOR TO DETERMINE THE ACCURACY OF THESE
DESCRIPTIONS NOR HAVE ADJOINING PROPERTIES BEEN RESEARCHED TO DETERMINE OVERLAPS OR HIATUS.  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.

SURVEYORS NOTES

THIS IS NOT A BOUNDARY SURVEY, ANY BOUNDARY OR RIGHT OF WAY LINES SHOWN HEREON ARE FOR REFERENCE PURPOSES ONLY, AND ARE A GRAPHICAL
REPRESENTATION OF THE BOUNDARY BASED ON THE RECOVERY OF SUFFICIENT BOUNDARY MONUMENTATION TO SPATIALLY DEFINE THE BOUNDARY LINES. NO
ATTEMPT WAS MADE TO RESOLVE CONFLICTS BETWEEN THE RECOVERED BOUNDARY INFORMATION AND THE OCCUPATIONAL LINES.

HORIZONTAL COORDINATES AND BEARINGS SHOWN ARE REFERENCED TO GRID NORTH, BASED ON THE 2011 ADJUSTMENT OF THE NORTH AMERICAN DATUM OF 1983
(NAD 83/2011), OF THE FLORIDA STATE PLANE COORDINATE SYSTEM (TRANSVERSE MERCATOR PROJECTION), EAST ZONE (0901).

COORDINATES WERE ESTABLISHED BY A REAL-TIME KINEMATIC (RTK) GNSS CONTROL SURVEY WHICH IS CERTIFIED TO A 2 CENTIMETER LOCAL ACCURACY, RELATIVE TO
THE NEAREST CONTROL POINT WITHIN THE NATIONAL GEODETIC SURVEY (NGS) GEODETIC CONTROL NETWORK.
METHOD: WIDE AREA CONTINUOUSLY OPERATING GPS REFERENCE STATION NETWORK (TRIMBLE VRS).

ELEVATIONS SHOWN HEREON ARE IN FEET AND BASED ON THE NATIONAL GEODETIC VERTICAL DATUM OF 1929 (NGVD 1929).

BENCHMARK DESCRIPTION: NATIONAL GEODETIC SURVEY BENCHMARK: DESIGNATION 872 4580 TIDAL BASIC, P.I.D. AA0008, ELEVATION 14.32' (NGVD 1929).

ADDITIONS OR DELETIONS TO SURVEY MAP OR REPORT BY OTHERS THAN THE SIGNING PARTY IS PROHIBITED WITHOUT THE WRITTEN CONSENT OF THE SIGNING PARTY.

THE UNDERGROUND UTILITIES SHOWN HEREON HAVE BEEN LOCATED FROM FIELD EVIDENCE. THE SURVEYOR MAKES NO GUARANTIES THAT THE UNDERGROUND
UTILITIES SHOWN HEREON  ENCOMPASS ALL SUCH UTILITIES IN THE AREA, EITHER IN SERVICE OR ABANDONED. FURTHERMORE THE SURVEYOR DOES NOT WARRANT
THAT THE UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT LOCATION INDICATED ALTHOUGH HE DOES CERTIFY THAT THEY ARE LOCATED AS ACCURATELY AS
POSSIBLE FROM THE EVIDENCE AVAILABLE. THE SURVEYOR HAS NOT PHYSICALLY LOCATED THE UNDERGROUND UTILITIES.

STREET ADDRESS: LAZY WAY LANE & ELIZABETH STREET, KEY WEST, FL 33040.

ALL UNITS ARE SHOWN IN U.S. SURVEY FEET.

ALL FIELD DATA WAS ACQUIRED BETWEEN 11/05/2015 - 11/18/2015.

COMMUNITY NO.:  120168
MAP NO.:  12087C-1516K
MAP DATE:  02-18-05
FLOOD ZONE:  VE & AE
BASE ELEVATION:  VE10 & AE9

REVISION (1) - 05/12/2016 - ADDED APPROXIMATE FEMA FLOOD ZONE LINES

*VERIFY ORIGINAL SCALE OF 2"

LOCATION MAP - NTS
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., October 24, 2023, at City 
Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for: 

RENOVATIONS AND STRUCTURAL REPAIRS TO BUILDING. 
DEMOLITION OF TIE BEAMS AND PARAPET WALLS, 

TIMBER PIERS, AND WOOD FRAME ROOF DUE TO 
EXTREME DETERIORATION. 

 

LAZY WAY 
Applicant – Serge Mashtakov, Engineer   Application #H2023-0037 

 
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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