
 
 

Historic Architectural Review Commission 
Staff Report for Item 8 

 

To: Chairman Bryan Green and Historic Architectural Review Commission 

Members 

   

From: Kathleen McDonald, MHP 

 Historic Preservation Planner II 

 

Meeting Date: June 28, 2022 

 

Applicant: Carlos Rojas 

 

Address: #1103 Watson Street 

 

 

Description of Work: 
Renovations to existing house and rear addition. 

 

Site Facts: 
The property under review contains a historic one-story frame vernacular structure, which is listed 

on our survey as contributing, with a year built circa 1948. The footprint has been altered and 

enlarged over time and there are two small, non-historic sheds on the rear elevation of the structure. 

The property also contains a one-story accessory structure, which is utilized as a carport. 

 

This project received variances to exceed allowed building coverage and impervious surface ratio 

from the Planning Board in May, 2022. One of the conditions of the approval was that the applicant 

also apply for an easement for the existing encroachments of a concrete wall and a frame shed over 

City right-of-way on Virginia Street. The easement has not yet been applied for. 

 

Guidelines Cited on Review: 
• Guidelines for Windows (pages 29-30), specifically guideline 3. 

• Guidelines for Additions and Alterations on Contributing, Non-Contributing, and Non-

Historic Buildings and Structures (pages 37a-37k), specifically guidelines 1, 3, 5, 6, 11, 

12, 13, 14, 19, 26, 30 and 31. 

 

Staff Analysis: 
The Certificate of Appropriateness under review proposes renovations and construction of a new 

rear addition at the property at 1103 Watson Street, which is on the southeast corner of Watson 

and Virginia streets. Renovations would include the installation of all new aluminum windows to 

match the existing, as well as the installation of new doors on the front and rear elevations. 



 

 

 

 

Clamshell metal awnings and a through-the-wall AC unit are also proposed to be removed from 

the north elevation (Virginia Street side) as part of the renovations. 

 

The proposed new rear addition would be just over 80-square-feet and would be utilized for a 

bathroom. The rear addition would be just over 4 feet below the ridgeline of the historic main 

house. The proposed addition would have a v-crimp hipped roof, board-and-batten siding on the 

side elevations, and novelty siding on the rear elevation. Two small, non-historic sheds are 

proposed to be removed to make way for the new addition. 

 

Consistency with Cited Guidelines: 
Staff finds the current proposal to be consistent with the cited guidelines. 

 

The proposed rear addition is found by staff to be appropriate in terms of scale, height, massing, 

and proportions. Although it will be visible from Virginia Street, it will be unobtrusive to the 

streetscape, due to its small scale. The use of board-and-batten siding visibly distinguishes the 

addition from the historic portion of the main house. However, the use of novelty siding on the 

rear elevation of the new addition does seem to be inconsistent, though it is not likely that this 

elevation would be visible in any case. 

 

Due to the age of the building (built circa 1948) and the alterations that have been done to it over 

time, staff finds that the proposed aluminum replacement windows (to match the existing) will be 

appropriate. The removal of the clamshell metal awnings and a through-the-wall AC unit on the 

north elevation is also found by staff to be an appropriate proposal, as these features are 

discouraged in the historic district. 

 

If the Historic Architectural Review Commission chooses to approve this application, staff 

suggests that securing an easement application for the existing encroachments on Virginia Street 

be a condition of the approval. 
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1948 Sanborn map with the property at 1103 Watson Street indicated in red. 

 

 



 

 

 

 

 
 

1962 Sanborn map with the property at 1103 Watson Street indicated in red. 
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1965 photo of the house at 1103 Watson Street. 
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AB-1 AS BUILT ELEVATIONS

Schedule of Drawings

Sht. Title

T-1 TITLE SHEET SCHEDULE OF DRAWINGS

Attached Documents

Title

SURVEY/ ELEVATION CERTIFICATE

WINDOW AND DOOR MANUF. SPEC

A-1

A-2

A-3

1ST FLOOR PLAN

PROPOSED FRONT AND REAR ELEVATIONS

PROPOSED SIDE ELEVATIONS

C-1

C-2

SITE PLANS

SITE CALCULATIONS







0120821

12/8/2021

COR

SITE PLAN

1/8" = 1'-0"

NEW SITE PLAN

1/8" = 1'-0"

AREAS TO BE DEMOLISHED

NEW CONSTRUCTION













 



 

 












 





















 



 









 

































   








CONC. MAS. - ASTM 90 OR ASTM C145  (1900 P.S.I. MIN.)

WIND PRESSURE COEFFICIENT(S)  BASED ON ASCE 7-10

ALL STRUCTURAL WOOD MEMBERS ARE #2 SOUTHERN YELLOW PINE

I CERTIFY THAT THESE DOCUMENTS COMPLY WITH THE

LIVE LOADS ARE BASED UTILIZING THE TRIBUTARY AREA  

FLOOR LOADING:

   DECKS/ENTRYS----------40 PSF (LIVE LOAD)

   LIVING AREAS-----------50 PSF (LIVE LOAD)

METHOD (TABLE 1604.6)

FLORIDA BUILDING CODE 2020.

WIND IMPORTANCE: 1.0

EXPOSURE CATEGORY: "C"

REINF. STL. - ASTM A615 GR 40

CONC. @ 28 DAYS 2500 PSI

COMPACT & TEST ALL FOOTINGS

SOIL BEARING 2000 PSF (ASSUMED)

GROUT - 3/8" MIN. AGGREGATE 2,000 PSI

BUILDING CONDITION:      ENCLOSED     

VELOCITY PRESSURE: 48.1 P.S.F.

WIND VELOCITY: 180 MPH       ASCE 7 - 10

DEAD LOAD - 25 PSI

ROOF: LIVE LOAD - 40 PSI

MORTAR TYPE "S"



0120821

12/8/2021

COR

SITE CALCULATION DIAGRAMS

SEE SITE TABLE FOR NUMERIC DESCRIPTION

TOTAL SITE

2589 SQFT

EXISTING BUILDING COVERAGE

1330.9 SQFT

NEW BUILDING COVERAGE

1380.6 SQFT

NEW PERVIOUS SURFACE

1655 SQFT OF IMPERVIOUS SURFACE

EXISTING PERVIOUS SURFACE

1797 SQFT OF IMPERVIOUS SURFACE
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"

12'-8"



0120821

12/8/2021

COR

DEMO PLAN

1/4" = 1'-0"

FLOOR PLAN

1/4" = 1'-0"

NEW CONSTRUCTION

1 BATHROOM

EXISTING TO REMAIN

EXISTING TO REMAIN

DEMOLISH SHEDS



EXISTING FRONT ELEVATION

1/4" = 1'-0"

EXISTING REAR ELEVATION

1/4" = 1'-0"

EXISTING LEFT SIDE ELEVATION

1/4" = 1'-0" 

0120821

12/8/2021

COR

EXISTING RIGHT SIDE ELEVATION

1/4" = 1'-0"

BLOCK UP WINDOW FROM THE

INSIDE.

REPLACE DOOR

DEMOLISH SHEDS

REMOVE WINDOW

REMOVE A/C
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0120821

12/8/2021

COR

NEW FRONT ELEVATION

1/4" = 1'-0"

NEW REAR ELEVATION

1/4" = 1'-0"

REPAIR AND PAINT RAILING

NEW ADDITION

NEW SINGLE LITE

DOOR

NEW WINDOWS REPLACE

IN KIND TYPICAL

NEW CUBAN TILE

FLOOR FINISH
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   NEW LEFT SIDE ELEVATION

1/4" = 1'-0"



0120821

12/8/2021

COR

NEW RIGHT SIDE ELEVATION

1/4" = 1'-0"

V-CRIMP ROOF

BOARD AND BATTEN NEW

ADDITION

MULTI-COLORED CUBAN TILE

TO REPLACE BROWN TILE

REPLACE WINDOWS IN KIND

TYPICAL

REPLACE WINDOWS IN KIND

TYPICAL

MAKE THIS EXISTING WINDOW

BLIND. ADD 3 BOARD SHUTTERS IN

CLOSED POSITION

REPAIR AND PAINT SIDING

TYPICAL
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The Historic Architectural Review Commission will hold a virtual meeting at     5:00 p.m., June 28, 2022. 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.php?publish_id=1&embed=1  

The purpose of the hearing will be to consider a request for: 
 

RENOVATIONS TO EXISTING HOUSE AND REAR ADDITION. 

DEMOLITION OF NON-HISTORIC SHEDS. 
 

#1103 Watson Street 

Applicant – Carlos Rojas    Application #H2022-0022 
 

If you wish to see the application or have any questions, you may contact the Planning Department during regular 

office hours at 305-809-3975 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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