
 
 

 
 

 
Historic Architectural Review Commission 

Staff Report for Item 4 
 
To:  Chairman Haven Burkee and Historic Architectural Review 

Commission Members 
   
From:    Jared Becker 
    Consultant 
 
    Enid Torregrosa-Silva, MSHP 
    Historic Preservation Planner 
 
Meeting Date:  February 27, 2024 
 
Applicant: Evan Amato T.S.N Architects 
 
Application Number: H2024-0003 
 
Address:   918 James Street  

_________________________________________________ 
 

Description of Work: 
 

New single-family house. New deck and pool at rear and two off street parking spaces on 
a vacant lot. 
 
Site Facts: 

 
The site under review is an irregular parcel largely vacant except for one rear accessory 
structure.    Formerly identified as 113 and 117 James Street on the 1912 Sanborn Map the 
parcels had included multiple dwellings.  The 1926 Sanborn Map no longer depicts these 
dwellings and, along with the 1948 and 1962 maps depict various alterations in structures 
and modifications to parcel lines of these and adjacent parcels.   
 
The 1965 photograph inventory does not identify any property for 918 James Street, 
however, does identify a two-story frame structure at 916 James Street that housed Nick’s 
Motor Tune-Up.  Further, there is no indication of a structure at this address on the historic 
resource survey.   
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916 James Street circa 1965. Monroe County Library. 
 

 
 

Site with accessory structure. 
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Site context. 

 
Guidelines Cited on Review: 
 

• New construction (pages 38a – 38q), specifically guideline 2 on page 38c, and 
guidelines 1, 2, 3, 6, 7, 8, 9 ,11, 12, 13, 14, 15, 17, 18, 21, 22, 23, and 24. 

• Decks, pools (page 39a), specifically first paragraph and guidelines 1, 2 and 3. 
• Air conditioning units (pages 42 – 43), specifically guidelines 2c, 5, and 6. 
• Parking areas, landscaping, and open space environment (page 43), specifically 

first paragraph and guidelines 2, 3, 4, and 5. 
 
As the application proposes new construction on a vacant lot, the Evaluation by 

Guidelines (pages 38p – 38q) are included:   

(1) Does the new building or structure have a similar height to the immediately 

adjacent buildings? 

 

Yes, the proposed structure is similar, if not slightly shorter than the homes 
on either side.   
  

(2) Is the new building or structure sensitive and harmonious to the immediate 

urban context in which it will be located? 

 

Yes, this is the case.  The roof forms, porches, and window placement are 
cohesive with the adjacent structures.   
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(3) The new building or structure does not parody any existing building within 

the urban block.   

 

No, this is not the case. 
 

(4) The new building or structure does not overpower adjacent buildings or 

structures.  

 

No, this is not the case. 
 

(5) Does the new building or structure maintain the required setbacks and 

relationship to the street and or site. 

 

Yes, this is the case. 
 

(6) For new buildings or structures facing a street, does any façade facing a 

street maintain similar rhythm, and composition found in adjacent buildings 

and or same typology? 

 

Yes, this is the case. 
 

(7) The new design does not propose a carport or garage that is visible from any 

street? 

 

No, this is not the case. 
 

(8) Does the new building or structure have a similar scale, mass, and form to 

the buildings immediately adjacent to where it will be built? 

 
Yes, this is the case. 
 

(9) Are the exterior materials for the new building or structure similar to those 

used on the immediate adjacent properties or same typology? 

 

Yes, this is the case. 
 

(10) The new building or structure does not include elements such as roof 

decks, balconies, dormers, roof forms, openings, doors, and windows, among 

others, that are incompatible or would unnecessarily intrude on the privacy 

of the immediate adjacent buildings or structures? 

 

No, it does not. 
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Staff Analysis: 
 
The Certificate of Appropriateness under review proposes the construction of a new two-
story wood frame house, pool, and deck on the primarily vacant parcel.   
 
The new wood frame 2,776 sq ft house features a central gabled front facing design with 
hipped roof behind, full frontal two-story porch, and symmetrical street facing window 
placement.   Steps will be located on both sides of the structure will be visible from the 
street to provide access to the side and rear elevated decking. 
 
The house will have horizontal Hardie board lap siding with a 5-V metal crimp roof.  The 
front door will be wood, and the remainder of the windows and doors will be impact 
resistant aluminum with wood shutters.  Decorative columns, trim and brackets will be 
used on the front and rear porches.  The finish floor elevation will be approximately 4-feet 
above finish grade, and the overall height of the structure will be 30-feet.   
 
To the west of the structure will be a single width gravel parking pad to accommodate two 
vehicles.  A raised wood deck and pool will be located to the side and rear of the structure 
and wrap around the existing accessory structure.   A raised landscape bed with retaining 
wall that appears to be approximately 2-feet in height on the west side will separate the 
rear of the parking pad from the deck.  A similar 5-foot segment of retaining wall will be 
constructed at the rear of the structure between the existing accessory structure and the 
parcel line and on the eastern side of the accessory structure to connect with an existing 
wall, also approximately 5-feet.   
 
The plans indicate there is an existing wall along the side and rear parcels lines, although 
is not easily visible in photographs provided.  AC units, pool equipment and other 
mechanicals are located behind the primary structure and should not be visible from the 
street.    
 
Based on the plan data provided, the proposed house complies with setbacks, building 
height, impervious area, open space, building coverage, accessory structure rear yard 
coverage, and front yard green space coverage.   
 
The proposed house is compatible in mass and roof forms to structures located on the east 
and west of it. The raised elevation is similar to the house to the west, and the two-story 
porch is compatible and creates consistency among all three structures.   
 
The remainder of the homes (approximately four) on the same side of the street appear 
generally much smaller than these three structures.  Across the street with limited setback 
is a very prominent four-level parking structure that spans much of the block.    
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Existing Site Plan. 

 

 

 



7 | P a g e -  9 1 8  J a m e s  S t r e e t  –  i t e m  4  
 

 

. 

Proposed Site Plan. 
 
  



8 | P a g e -  9 1 8  J a m e s  S t r e e t  –  i t e m  4  
 

 
Front elevation of the proposed structure. 

 

 

 

 

 

Rear elevation of the proposed structure.  
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West side elevation of the proposed structure. 

East side elevation of the proposed structure. 
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Context elevations and photographs. 
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Consistency with Guidelines Cited Guidelines: 
 
It is the staff’s opinion that the proposed design for Certificate of Appropriateness H2024-
0003 conforms with cited guidelines. The proposed building form, mass and scale of the 
new structure will be harmonious to its urban context. The proposed pool and mechanical 
equipment all will be located behind the house and not visible from the street. 
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1926 Sanborn Map 



 

1948 Sanborn Map 



 
1962 Sanborn Map 
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Structure on site circa 1965. Monroe County Library. 







Evan Amato
320 Grinnell Street: North
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T1.1 title, Site Data & Project Information
C0.1 Survey & FEC + Existing Site Plan + Tree Protection

A1.1 Proposed Floor Plans + Site Calcs. & Diagram
A1.2 Proposed Elevations
A1.3 Proposed Elevations
A1.4 HARC Context Elevations

S I T E   D A T A
Item Existing Req. Per Ldr

District

Site Area

Remark

4,000 Sq. Ft.

Setbacks

Side Setback 
(West)

10' Front Setback

5'

15'

Hmdr

Side Setback 
(east)

Rear Setback

Building Height 30'

Historic Medium
Density Residential

Hmdr Hmdr

Existing

Lot Size 40' X 90' (min) Existing See Survey

 Proposed

918 James Street

See Survey

Impervious

Building Cov.

3,267.4 Sq. Ft.
(60% Max)

2,178.3 Sq. Ft.
 (40% Max)

Open Space 1,906 Sq. Ft.
 (35% Min)

Accessory 
Structure
Rear Yard Cov.

308.6 Sq. Ft.
 (30% Max Cov.)

1,028.8 Sq. Ft. Rear Yard Area

Existing
(no Change)

Front Yard 50% 
Green Space Cov.

319.75 sq ft.
 (50% Min)

639.5 Sq. Ft. Front Yard Area

RE # 00002700-000100

5,445.79 Sq. Ft.

See Survey

4,818 Sq. Ft.
(88.5%)

489 Sq. Ft.
(9%)

118 Sq. Ft.
(11.5%)

639.5 Sq. Ft.
(100%)

2,387 Sq. Ft.
(43.8%)

Conforming

Conforming

Ex. Acc. Struct: 6'-8"

2,112 Sq. Ft.
 (38.8%) Conforming

Conforming
791 Sq. Ft.

(14.5%)
566 Sq. Ft.

(10.4%)

5'

Conforming

131 Sq. Ft.
(12.7%)

Main Struct: N.A.

Ex. Acc. Struct: 4'-8"

Main Struct: N.A.

Ex. Acc. Struct: 14'-2"

Main Struct: N.A.
Ex. Acc. Struct: 58'-2"

Main Struct: N.A.

Ex. Acc. Struct: 24'-1"

Main Struct: N.A.

Ex. Acc. Struct: Existing

Main Struct: 18'-8"

Ex. Acc. Struct: 4'-8"

Main Struct: 5'-0"

Ex. Acc. Struct: 14'-2"

Main Struct: 20'-10"
Ex. Acc. Struct: 58'-2"

Main Struct: 10'-4"

Ex. Acc. Struct: 24'-1"

Main Struct: 29'-8"

No Change

Conforming

No Change

Conforming
No Change

Conforming
No Change

Conforming
No Change

463.5 sq ft.
 (72.4% )

ABBREVIATION LEGEND: 
ADJ. = ADJUSTABLE
A.F.F. = ABOVE FINISH FLOOR
A.A.G. = ABOVE ADJACENT GRADE
ALUM. = ALUMINUM
ARCH. = ARCHITECTURAL
BALC. = BALCONY
BD. = BOARD
C.I.P. = CAST IN PLACE
C.J. = CONTROL JOINT
CL. = CLOSET

= CENTERLINE
CONC. = CONCRETE
COOR. = COORDINATE
C.O.R. = CROWN OF ROAD
D = DRYER
DIM. = DIMENSION
DN. = DOWN
DTL = DETAIL
DW = DISHWASHER
DWG = DRAWING
ELECT. = ELECTRICAL
ELEV. = ELEVATOR
E.P. = ELECTRICAL PANEL
EQ. = EQUAL
EX. = EXISTING
E.J. = EXPANSION JOINT
F.F.E. = FINISH FLOOR ELEVATION
Fin. = FINISH
FREZ. = FREEZER 
GYP. BD. = GYPSUM WALL BOARD
HORZ. = HORIZONTAL
HR. = HOUR
MAX. = MAXIMUM
MECH. = MECHANICAL
MIC. = MICROWAVE OVEN
MIN. = MINIMUM
M.R. = MOISTURE RESISTANT 
N.A. = NOT APPLICABLE
N.I.C. = NOT IN CONTRACT
O.H. = OPPOSITE HAND
PT. = PAINTED
P.T. = PRESSURE TREATED
R.A. = RETURN AIR
REF. = REFERENCE 
REFR. = REFRIGERATOR
REQ. = REQUIRED
SCHED. = SCHEDULE
S.F. = SQUARE FOOT
SIM. = SIMILAR
STOR. = STORAGE
STRUCT. = STRUCTURAL
SQ. = SQUARE
TL = TILE
TYP. = TYPICAL
U.C. = UNDER COUNTER
U.N.O. = UNLESS NOTED OTHERWISE
VERT. = VERTICAL
V.I.F. = VERIFY IN FIELD
W = WASHER
W/ = WITH
WD. = WOOD
W.H. = WATER HEATER

CL

DRAWING SCHEDULE:

COMMENTS: DESIGN NOTES: SCOPE OF WORK: SQUARE FOOT TABLE:

FEMA MAP FLOOD ZONE: AE-7 SITE LOCATION MAP

GENERAL NOTES:
1. DO NOT SCALE ANY DRAWING. 
2. WRITTEN DIMENSIONS HAVE PRECEDENCE OVER SCALED DIMENSIONS.  LARGER SCALE DETAILS 
HAVE PRECEDENCE OVER SMALLER SCALE DETAILS. ANY DISCREPANCIES ARE TO REPORTED TO  
ARCHITECT PRIOR TO CONSTRUCTION.
3. CONSULT THE ARCHITECT IN THE EVENT ANY ITEM OF WORK NECESSARY FOR THE PROPER 
COMPLETION OF THE PROJECT IS NOT SPECIFICALLY COVERED IN THE DRAWINGS.
4. ALL WORK SHALL BE OF SUPERIOR QUALITY PERFORMED IN A MANNER CONSISTENT WITH 
INDUSTRY STANDARDS, ALL BUILDING CODE REQUIREMENTS AND IN A PROFESSIONAL MANNER BY 
MECHANICS SKILLED AND LICENSED IN THEIR RESPECTIVE TRADES.
5. ALL MANUFACTURED ARTICLES, MATERIALS AND EQUIPMENT SHALL BE APPLIED, INSTALLED, 
ERECTED AND CONNECTED IN ACCORDANCE WITH MANUFACTURER'S DIRECTIONS AND 
RECOMMENDATIONS.
6. ANY DISCREPANCIES BETWEEN DRAWINGS, LOCAL CODES, BUILDING INSPECTOR 
REQUIREMENTS AND/OR EXISTING CONDITIONS SHALL BE REFERRED TO THE ARCHITECT FOR 
RESOLUTION.  ALL DIMENSIONS AND CONDITIONS OF EACH TRADE ARE TO BE VERIFIED PRIOR TO 
COMMENCEMENT OF CONSTRUCTION OR THE WORK OF EACH SPECIFIC TRADE.
7. ALL WORK SHALL CONFORM TO THE REQUIREMENTS OF MUNICIPAL, LOCAL, FEDERAL AND 
STATE LAWS, AS WELL AS ANY OTHER GOVERNING REQUIREMENTS, AND CONVENTIONAL 
GUIDELINES, WHETHER OR NOT SPECIFIED ON THE DRAWINGS.
8. ALL DAMAGED AND DEFECTIVE MATERIAL AND WORKMANSHIP IN CONNECTION WITH THE WORK 
SHALL BE REMOVED, REPLACED, AND RECTIFIED.
9. ALL LEGALLY REQUIRED APPROVALS AND PERMITS NECESSARY FOR THE EXECUTION AND 
COMPLETION OF THE WORK SHALL BE OBTAINED.
10. ALL TIE-INS AND UTILITY SERVICES ARE TO BE COORDINATED WITH THE RESPECTIVE UTILITY 
COMPANY.
11. ALL CONSTRUCTION DEBRIS SHALL BE REMOVED PRIOR TO THE COMPLETION OF THE PROJECT.
12. ALL EXISTING TREES, SHRUBS, VEGETATION, AND LANDSCAPE ELEMENTS OR FEATURES 
ADJACENT TO AND IN THE VICINITY OF THE BUILDING AND STAGING AREAS SHALL BE PROTECTED 
DURING THE ENTIRE PERIOD OF CONSTRUCTION.

13. ANY REVISIONS MUST BE APPROVED BY: ARCHITECT PRIOR TO TO CONSTRUCTION.

14. ALL DRAWINGS, SPECIFICATIONS AND RELATED DOCUMENTS ARE THE COPYRIGHT PROPERTY OF 
THE ARCHITECT AND ENGINEER. DRAWINGS, SPECIFICATIONS AND RELATED DOCUMENTS ARE FOR 
USE ON THIS PROJECT ONLY AND USE OR REPRODUCTION OF A PART OR WHOLE IS FORBIDDEN 
WITHOUT THE ARCHITECT'S AND ENGINEER'S WRITTEN PERMISSION THIS DRAWING IS NOT TO BE 
USED FOR CONSTRUCTION UNTIL SEALED AND SIGNED BY THE ARCHITECT/ENGINEER.

a New Residence  for
918 James Street

 KEY West , FL 33042

Building New House on Existing Piles 
with New Water catchment system & 
Adding (2) new Gravel Parking Spots. 
The existing (2) Story Accessory 
Structure is to be raised 16" to meet 
flood and match the new finish floor 
elevation of the new house.
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Tree Protection And Barricade Elevation
SCALE: NTS

Tree Protection And Preservation Notes
1. Protect Designated Existing Trees Scheduled To Remain Against:    

-unnecessary Cutting, Breaking, Or Skinning Of Roots     
-skinning And Bruising Of Bark     
-smothering Of Trees By Stockpiling Construction Or Excavation Materials Within 
Protection Barrier

2. Protection Barriers (tree Barricades) Shall Be Plainly Visible And Shall Create A 
Continuous Boundary Around Trees Or Vegetation Clusters In Order To Prevent 
Encroachment Within The Barricade.

3. For All Trees To Be Preserved, See Tree Protection And Barricade Elevation Detail.

4. No Grade Changes Shall Be Made Within The Protective Barrier Zones Without Prior 
Approval.

5. The Method Of Protection Is To Make Certain That 50% Of The Area Under The Canopy 
Dripline Remains Undisturbed (no Grade Change Or Root Cut) And There Shall Be No 
Disturbance To The Root Plate.

6. General Contractor Shall Be Responsible For The Replacement And Mitigation Costs 
Of Trees Damaged Beyond Repair That Have Been Identified As Protected And Preserved.  
If Trees Are Harmed Through Lack Of Protection Or Through Negligence On The Part Of 
The Contractor, The Contractor Shall Bear The Burden Of The Cost Of Repair Or 
Replacement.   

7. Root Pruning Shall Be Done By Or Under Supervision Of An Isa Certified Arborist, 
And Meet Or Exceed Ansi A300 Or Approved Tree Care Industry Standards. A Certified 
Arborist Must Be Onsite During The Entirety Of Root Pruning.

8. No Root Pruning Shall Be Done Within A Distance Of 3x The Diameter The Tree Unless 
Authorized By The Arborist.

9. No More Than 30% Of The Trees Roots May Be Pruned.

10. A Pruning Trench Shall Be Cleared In A Way That Exposes The Roots While Leaving 
Them Intact. Use Hand Tools Or An Air Knife. Limits Of Trench To Be Determined By The 
Arborist.

11. All Roots Outside Of The Protective Barricade To Be Removed During The Development 
Shall Be Severed Clean Using A Sharp Tool To Provide A Clean Cut. Roots Shall Be Left 
With Clean Smooth Ends And No Ragged Edges And A Two-inch Layer Of Mulch Shall Be 
Applied Over The Surface Of Exposed Roots During Development Within One Hour Of 
Damage Or Exposure.

12. After Pruning, Tree Roots Shall Be Covered And Kept Moist. Fill Pruning Trench With 
Topsoil And Water Daily For A Period Determined By The Arborist.

6' -0" MAX.
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4
' BARRICADES PLACED AT DRIPLINE

OR LIMITS OF APPROVED DISTURBANCE
(SEE PLANS FOR LOCATION)

2
"

2
"

4x4 wood posts

2x4 wood rails

orange safety barrier 
to be stapled to each 
post and the top rail

1. The General Contractor Shall Be Responsible For Providing An 
Engineer/surveyor Certified Stake Out Of The Building, Driveway, Parking 
Areas, Porches And Pool In Coordination With The Drawings And Any 
Required Zoning Setbacks. The Building Location And Finish Floor Level 
Shall Be Approved By The Architect And Owner Prior To Excavation Work. 
The General Contractor Shall Verify All Existing Conditions, Property 
Lines, Easements, And Setbacks Prior To Proceeding With Excavation.

2. The General Contractor Shall Obtain A Line Location Service & Disconnect 
Any Existing Utilities Required For Construction & Site Work. The Existing 
Utilities Shall Be Removed To The Extent Required To Accommodate New 
Construction And As Approved By Local Utilities Representatives. Install 
New Utilities And Services As Required For New House Construction. Provide 
Underground Service Unless Directed & Agreed Otherwise. Areas Where 
Services Are Removed Shall Be Excavated To Minimum Extent Required.

3. The Drawings Shall Be Coordinated With The Actual Existing Site 
Conditions, Existing Tree Locations, And Removal Of Any Existing Structures 
Or Fences Etc. Any Potential Conflicts Or Discrepancies That May Affect The 
House Location Or Any Significant Features Shall Be Reported To The 
Architect And Owner Prior To Construction. The General Contractor Shall 
Coordinate And Make Adjustments As May Be Agreed Upon At That Time To All 
Finish Floor Elevations With The Architect And Owner At The Time Of 
Building Stakeout. Actual Numbers Of Treads And Risers Or Steps May Vary 
From The Number Shown On The Drawings Based On Actual Field Conditions. 

4. The General Contractor Shall Maintain On Site Drainage Away From 
Footing Trenches And Shall Provide Positive Slopes Away From House And 
Drives. But Under No Circumstance Cause Additional Drainage Or Erosion To 
Adjacent Properties.  Provide  Temporary Diversions & Silt Fences As 
Necessary. 

5.  The General Contractor Shall Protect Adjacent Properties And All On 
Site Vegetation And Trees Outside The Building Footprint From Any Harm Or 
Adverse Conditions Related To Construction Activities During The Entire 
Time Of Construction. The Removal Of Any Trees Or Vegetation In The Area 
Of The Building Footprint Shall Be Coordinated With The Architect & Owner 
Prior To Removal.  If Trees Occur In The Area Adjacent To New Construction, 
Their Removal Shall Be Approved By The Owner & Architect.  Provide A 
Fenced Tree Protection Zone Around Significant And Protected Trees 
Remaining. No Parking Or Stacking Of Materials, Debris, Or Soil Shall Be 
Permitted Under Tree Canopy Or On Top Of Tree Roots. Meet On Site With 
Architect & Owner To Determine Specific Trees To Protect Prior To Any Site 
Work & To Identify Bounds Of Contractors Staging & Materials Storage 
Areas & Employee Parking. The General Contractor Shall Be Responsible For 
Leaving The Site Clean & Orderly Each & Every Day & In No Circumstance Is 
Trash Or Litter Allowed To Remain In View Or Outside Of Secure 
Containers.the Port-o-let & Dumpsters & Trash Containers Must Be Placed In 
An Area Agreeable To Both The Owner & Servicing Agency. They May Not Be 
Allowed To Overflow Or Become An Nuisance Or Eyesore And Shall Be 
Emptied Regularly.

6.  The General Contractor Shall Provide Erosion Control Means & Methods 
To Prevent Site Erosion & Shall Direct Groundwater In A Natural Flow 
Direction To Collector Areas. No Excess Dirt, Mud, Debris, Waste, 
Construction Debris, Washout, Or Cleaning Operations Shall Be Allowed 
Off Site Or Allowed To Flow Off Site. all Silt Fencing Or Other Erosion 
Control Methods Shall Be Maintained In Good Working Condition.

7.  The Location Of Any Existing And Proposed Site Utilities And Service 
Entrances & Routes Shall Be Determined On Site With The Owner Prior To 
Any Work Being Performed. Local Utility Representatives Shall Be Informed 
And Shall Agree And Approve All Utility Work Being Performed.  Provide 
Underground Service To Fullest Extent Possible As Agreeable To The Owner.

8.  Should The Owner Or Contractor Decide To Place Fill Dirt On Site In The 
Building Area They Shall Notify The Architect & Geotechnical Engineers For 
Recommendations On Placement Of Fill So As Not To Cause Any Adverse 
Effect On Trees Or Existing Soils.

SURVEY & FEC FOR REFERENCE ONLY. CONTRACTOR 
TO SUBMIT ORIGINAL SIGNED & SEALED SURVEY

General Site Notes:
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., February 27, 2024, at 
City Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for: 
 

NEW SINGLE-FAMILY HOUSE. NEW DECK AND 
POOL AT REAR AND TWO OFF STREET PARKING 
SPACES.  

#918 JAMES STREET 
 

Applicant – Evan Amato T.S.N Architects Application #H2024-0003 
 
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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