
 
 

 
 

 
Staff Report for Item 4 

 
To:  Chairman Bryan Green and Historic Architectural Review 

Commission Members 
   
From:    Kelly Perkins 
    HARC Assistant Planner 

 
Meeting Date:  April 25, 2017 
 
Applicant: Pike Architects 
 
Application Number: H17-03-0007 
 
Address:   #205-207 Virginia Street 
   

_________________________________________________ 
 

Description of Work: 
 

Two new conch style homes, wood framed houses on vacant lot. 
 

Site Facts: 
 

The lot at 205-207 Virginia Street is vacant. There were two buildings on the property until June 
2, 2009, when the buildings were condemned and ordered to be demolished by the Chief Building 
Official. 205 Virginia was a two-story frame vernacular house that was contributing and 207 
Virginia was a one-story frame vernacular house that was also listed as contributing. 
 
A previous application came before the HARC Commission in December 2016, but was denied. 
 

Guidelines Cited in Review: 
 
2016 HARC Guidelines for New Construction (pages 38a-38q), specifically guidelines 1, 2, 6, 8, 
9, 11, 12, 13, 14, 15, 16, 17 18, 21, 22, 23, 24, and 25. 
 
Parking Areas, Landscaping, & Open Space Environment (pages 43-44), specifically guideline 2 

 
Staff Analysis 

 
This Certificate of Appropriateness proposes two separate houses on the lot. The house on the left 
is a two-story structure, located in the same space that 205 Virginia once occupied. The house on 
the right will have more of an appearance of a one and a half story structure. The buildings will be 
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set back almost 20 feet from the front property line. Most of the historic buildings on the street are 
very predominant to the street with small setbacks. The buildings will utilize 4/2 aluminum 
windows, either composite or wood materials, such as siding, trim and fascia, porch columns and 
railings. The houses will have v-crimp metal roofing. 
 
The two-story house will have a height of 29 feet, 6.5 inches, and the one and a half story structure 
is 23 feet, 1 inch tall. 
 
The plans also include a rear patio with each unit and two parking spaces. 
 

Consistency with Guidelines 
 

1. The proposed houses are far more compliant with the guidelines than the previous design. 
The revised design has included front porches that span the entire width of the proposed 
buildings. As the structure is new construction in a flood zone, the proposed building 
must be elevated to meet building code requirements. Guideline 16 of New Construction 
is clear that “floor-to-floor heights shall be reduced, along with a proportionate reduction 
in width, to maintain the established height pattern of neighboring structures and scale of 
the historic district.” These buildings will be constructed with a much higher floor level 
than the surrounding context, and the architect has lowered the floor to ceiling height in 
the one and a half story structure. The two-story structure could have even lower floor to 
ceiling heights (especially the first floor which has a height of 9 feet, 6 inches), which 
would help the proportion of the two-story structure. The proposed two-story structure is 
quite tall to its width, so any reduction of floor to ceiling height would be beneficial for 
the proportions of the building.  
 

2. The proposed structures are taller than most of the surrounding structures, as the historic 
structures on the block are only one-story. With the requirements for building elevation, 
any new construction will most likely be taller than the surrounding historic context. The 
two-story structure is located where a very prominent two-story structure was located and 
condemned. The proposed design to set the structures almost 20 feet setback from the 
front property line, lessening their impact to the street. The one and a half story structure, 
while the second floor could be reduced to create more of a half story appearance, works 
as a transition between the one-story houses on the street and two story house as the end 
of the block. 
 

3. The guidelines also state that parking should be located “in the rear or side yards.” The 
architect has worked so that the parking spaces are located more in the side yard of the 
property, than directly in front of the new buildings. 
 

4. The guidelines for new construction also cover fenestrations. Guidelines 24 states that 
fenestrations should be similar in scale, proportion, and character to those used 
traditionally in the neighborhood. Pattern and proportion of window and door openings 
establish a rhythm and balance. These fenestrations work with the walls of a building to 
create a scale, as well as breaking up the massing. A building void of fenestrations 
appears to be more massive than a building with well-proportioned and placed 
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fenestrations. Historic houses in Key West have very balanced, symmetrical 
fenestrations, often evenly spaced creating an appealing rhythm. 
 
In addition, guideline 25 states that, “Solid to void ratios of walling to windows and 
doors shall be similar to the typology in the immediate area.” The outer wall of 207 
Virginia (the east wall), which would be quite visible, is missing a window that would 
create the symmetry and rhythm that is traditional to Key West architecture. Since that 
missing window is towards the front of the house, it would especially have an impact to 
the street. The guidelines are clear that new construction should follow a similar character 
and rhythm and have a similar solid to void ratios of walling to windows and doors. 

 
It is staff’s opinion that the proposed design is a much more appropriate design than what was 
proposed in December. The guidelines for new construction do state that “new buildings should 
generally be consistent with the existing height of buildings…in the district, sub-area and/or 
immediate block.” Due to FEMA and Florida Building Code regulations, any new structure on this 
block will have a significantly taller finished first floor, meaning that even a one-story structure 
will be taller than the other buildings on that block as the existing structures are not elevated. 
 
While the proposed structures will be taller than the historic buildings on the street, the demolished 
house at 205 Virginia Street was a very tall, two-story building that was very predominant on the 
block before it was condemned. The proposed two-story structure on that site is smaller and will 
have a large front setback, reducing its impact and prominence to the street. The proposed one and 
half story house therefore works to serve as a transition between the historic one-story buildings 
on the street and the taller two-story structures towards the Emma Street end of Virginia Street. 
 
Even though the architect has worked to lower the massing of the two buildings, the two-story 
structure does not comply with guideline 16, which states that floor to ceiling height should be 
reduced when a building is required to be elevated for FEMA purposes. The two-story building 
has floor to ceiling heights of 9 feet, 6 inches for the first floor and 9 feet for the second floor – 
taller than the 7 feet, 6 inches required for habitable spaces by Florida Building Code. The two-
story structure also has an odd proportion – with a narrow width compared to building height, and 
the lowering of the floor to ceiling heights (and therefore the overall height of the building) would 
help create a better proportioned structure. 
 
The other issue is the lack of fenestration on the east wall on 207 Virginia Street. The guidelines 
for new construction are clear that new structures should have similar rhythm and solid-to-void 
ratios as historic buildings in the similar area. The lack of fenestrations on the front portion of the 
east wall does not comply with guidelines 24 and 25. 
 
Therefore, staff finds that the design does not comply with guidelines 13, 14, 16, 24, and 25 of the 
guidelines for new construction, but it is worth mentioning that some of the inconsistencies is out 
of the applicant’s control regarding the required floor elevation for new construction. 
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1926 Sanborn Map



1948 Sanborn Map



1962 Sanborn Map
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205 Virginia. Monroe County Property Appraiser’s Photo, c.1965. Monroe County Public Library.



207 Virginia. Monroe County Property Appraiser’s Photo, c.1965. Monroe County Public Library.



205 and 207 Virginia Street in 2008. Google Streetview Photo.



The vacant lot today.



201 Virginia Street – the neighboring house on the left.



209 and 211 Virginia Street – the neighboring structures on the right.



215 Virginia Street.



217 Virginia Street.



The 200 block of Virginia Street.



Photograph taken on 1016 South Street, c. 1951. Courtesy of Paula Carbonell.Public housing located across the street.



New construction on 227 Virginia Street.



Public Housing on Emma Street
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August 18. 2() 10 ViA Ei’L4IL AND US MAIL

Ms. Frica Vural
Knight & Gardner Realty
336 Duval Street
Ke West 33040

RE: 205 — 207 Virginia Street, RE# 00026950-000000
Build-Back I Lawful Unit Determination

Dear Ms. Vural.

This letter is in response to your request regarding the build-back rights for the property located at
205 207 Virginia Street. The property is currently x acant. There were to buildings on the site
from the early 1900’s until 2009. At that time, the two buildings had become so deteriorated as to be
considered a public hazard. The buildings were demolished on June 2. 2009 by order of the Chief
Building Official of the City of Key West.

Based on information available to the Planning Department. there were t o residential buildings on
the property. The two stor building at 205 Virginia was a historically-contributing structure and is
listed in the Key West Historic Sites Survey. As this contributing building was involuntarily
destroyed (by neglect). it max be rebuilt in the previous three-dimensional footprint per Section 122-
28 (f) and other applicable land development regulations. To replace the one-story building at 207
\ irginia compliance with all applicable land deelopmcnt rcgulations including ‘ard and bulk
IU1dLIUJJ \% ill UC LLHU (i It t’ia hUt d LULLt1 htJUth11 Ml ULLLII4.,.

To determine the ia ful number of dwelling units on a proper. the Planning Department has a
process that relies on a cite x 1511 ith suppomnu documentation. :\5 the buildings ha e been
demolished, a ph ‘deal inspection can nu he cmdiicted Ho\s C\ el. Inc I Q)1 I and I se Jn\ cntor

demntratc’ that rher erc tlire r”iocutiti nn the ppert \,ue% tru’ the re rndicate
di ‘‘ -

Ii ( ( t

n e- 1 c,... -.
:..

‘,

“! . ..r - H

Ibis Jt ument w rfl he sent to t1. Dcpartntnt of (omntuntt \Ildrrs 1 K \ ha the r r e s I: i

possible that the [K \ may object to or prothde direction regarding these findings the DC has 45
days to respond to this letter ny actions taken during that period will he at your client s own rrsk.
If there are an’ questions or cn cuts please onta1 me directi’ at 809 374

Pag I of 2



Respectfully.

Brendon Cuingharn

Attached: Demolition Noti tical ion
Historic Sites Surxe
Land [se In entorv. 1 991
Sanborn Maps. 1912. 1926. 1948 & 1962
Site Photos

Xc: Amy Kimball-\lurle, AICP, Planning Director

John Woodson. Chief Building Official



Demolition Notification



TIlE CITY OF KEY WEST
Building Department
PObc 4O9 Ke ‘cy Fl O4’

May 15, 2009

CERTIFIED MAIL 7003 1010 0003 7422 5832
RETURN RECEIPT REQUESTED

Lillian A. Gains
413 S. Mangonia Circle
West Palm Beach, FL 33401

RE: 205 Virginia Street
Key West, FL 33040

Dear Ms. Gains:

As Chief Building Official for the City of Key west, I have determined that the two
buildings located at 205 Virginia Street are unsafe and structurally unsound and
that an emergency condition exists pursuant to Section 14-113, City of Key West
Code of Ordinances, entitled “Emergency Cases.”

The conditions rendering the structures unfit, dangerous and an immediate
threat to public safety are based upon my determination of violations of Section
14-71 City of Key West Code of Ordinances, “Conditions rendering dwelling unfit
or building dangerous”. Specifically, I find that the conditions at 205 Virginia
Street violate the following sections of that Ordinance: subsection 2.
“Supporting members which show 33 percent or more of damage or
deterioration; subsection 3. Floors or roofs which have improperly distributed
loads, which are overloaded, or which have insufficient strength to be reasonably
safe for the purposes used; subsection 5. Dilapidation, decay, insanitation or
disrepair which is likely to cause sickness or disease or to work injury to the
health, safety or welfare of the occupants or other people of the city; subsection
7 Defects therein increasing the hazards of fire accident or other calamities,
subsection 9 Violation of an provision of tt e building regulations or fire
prevention laws or ordinances of the state or city, subsection 12. Such
relationship to adjoining buildings or dwellings that light or air is inadequate or
that a fire hazard exists.”

it is my duty as the Chief Building Official pursuant to Section 14-69, City of Key
West Ordinances, “to diligently examine all dwellings and buildings located in the

$i95! FAX



city for the purpose of locating and taking action with respect to such dwellings

and buildings as appear to be unfit for human habitation and such buildings as
appear to be dangerous.”

In accordance with Chapter 14 of the Key West City Code of Ordinances, I
hereby order the demolition of the two buildings located at 205 Virginia Street.
All costs associated with this action shall be recovered pursuant to Section 14-
lii, City of Key West Code of Ordinances.

Should you have any questions, please do not hesitate to contact my office at
(305) 809-3958.

Sincerely,

1AJ1

John P. Woodson
Chief Building Official

JPW/dwn

Cc: Jim Scholl, City Manager
Shawn Smith, City Attorney
Mark Finigan, Assistant City Manager

t3O5; SO%395 (305 SO93958 FAX



Historic Sites Survey



AGE 1 HISTORICAL STRUCTURES FORM SITE 8Mo01495

riginal x FLORIDA MASTER SITE FILE

te Recorder AW

ITE NAME: Jospeh Lang Estate, House

ISTORIC CONTEXTS: Spanish American War

AT. REGISTER CATEGORY: Building

THER NAMES OR MSF NOS:
OUNTY: Monroe County OWNERSHIP TYPE:

ROJECT NAME: Key West Historic Sites Survey DHR NO:

OCATION:
ADDRESS: 205 Virginia Street CITY: Key West

VICINITY OF/ROUTE TO: east side of Virginia Street between Emma and Howe

SUBDIVISION: BLOCK NO: 7 LOT NO: 19

PLAT OR OTHER MAP: Tax Parcel Number RE-26950.000000

TOWNSHIP: RANGE: SECTION: 1/4: 1/4-1/4:

IRREGULAR SEC? LAND GRANT:
USGS 7.5’ MAP: Key West
UTM: ZONE: EASTING: NORTHING:

COORDINATES: LATITUDE: LONGITUDE:

ISTORY
ARCHITECT: unknown
BUILDER: unknown
CONST DATE: CIRCA: 1912 RESTORATION DATE (S):

MODIFICATION DATE (S):
MOVE: DATE: ORIG LOCATION:

4IGINAL USE (5): Residence-private

PTESENT USE (S): Residence-private

ESCRIPTION
STYLE: Frame Vernacular
PLAN: EXTERIOR: Square

INTERIOR:
NO: STORIES: 2 OUTBUILDINGS: PORCHES: 2 DORMERS:

STRUCTURAL SYSTEM (5): Wood Frame
EXTERIOR FABRIC (5): Wood
FOUNDATION: TYPE: Piers MATLS: Limestone

INFILL:
PORCHES: 3-bay incised entry-W.; 2nd story gallery-N.

ROOF: TYPE: Gable SURFACING: Netal

SECONDARY STRUCT:
CHIMNEY: NO: MAThS: LOCNS:

WINDOWS: wood f raise 4lth wood shutters

EXTFRIOR ORNAMFNT: turned balustrades
CONDITION: fair SURROUNDINGS: residenta1

NARRATIVE:



lb 2 HISTORICAL STRCTURE FORM Site 8MoO1495

ARCHAEOLOGICAL REMAINS AT THE SITE

FMSF ARCHAELOGICAL FORM COMPLETED? Y X N (IF Y, ATTACH)

ARTIFACTS OR OTHER REMAINS none observed

RECORDER’S EVALUATION OF SITE

AREAS OF SIGNIFICANCE: architecture

ELEGIBLE FOR NAT. REGISTER? Y N x LIKELY, NEED INFO INS? IN?

SIGN?. AS PART OF DISTRICT? x Y N LIKELY, NEED INFO INS? IN?

SIGNIFICANT AT LOCAL LEVEL? x Y N LIKELY, NEED INFO INSF IN?

SUMMARY ON SIGNIFICANCE
rhis is the house of Bahamian American pioneer Joseph Lang who came from

nassau with his wife & nine children. Lang was an employee of the U.S. Customs

3ervice.

k * *DHR USE ONLY * * * * * * * * * * * * * * * * * * * * * * * * DUR USE ONLY*
*

k DATE LISTED ON NR

_____

*

KEEPER DETERMINATION OF ELIG. (DATE): -YES

____

-NO____ *

HPO EVALUATION OF ELIGIBILITY (DATE): -YES

____

-NO____ *

DCAL DETERMINATION OF ELIG. (DATE): -YES

_____

-NO_____ *

k OFFICE
*

k
*

* * * DHR USE ONLY* * * * * * * * * * * * * * * * * * * * DHRUSEONLY* * * *

RECORDER INFORMATION: NAME F Astrid N S. L Whidden

DATE: MO 01 YR 1997 AFFILIATION Research Atlantica, Boca Raton, Florida

?HOTOGRAPHS
LOCATION OF NEGATIVES Key West
NEGATIVE NUMBERS Roll #10 , neg. #4

PHOTOGRAPH MAp

oO\S



Land Use Inventory



1

#
1
4
7

i
I
’

I
I

/
4
’
. I

cm
’

I
a.

*3
I.

I.

/
_
4
t
•

3
1

—

.
e
t
.
I
.
.

I
,

/
0

a.
i

A
‘
.

I
’

•1
•

1
’

•
1
,
,

C
9

.1
a
. a.



Sanborn Maps
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The Historic Architectural Review Commission will hold a public hearing at 5:30 p.m., April 25, 2017 at Key West 
City Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for:  

 

TWO NEW CONCH STYLE HOMES, 
WOOD FRAME HOUSES ON 

VACANT LOT. 
 

FOR- #205 VIRGINIA STREET 
 

Applicant – Pike Architects        Application #H16-03-0007 
 

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 305-809-3975 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 305-809-3731 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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Key West (305) 292-3420

Marathon (305) 289-2550

Plantation Key (305) 852-7130

Alternate Key: 1027740 Parcel ID: 00026950-000000

Ownership Details
Mailing Address:
SADDLEBUNCH INVESTMENTS LLC

36 EVERGREEN AVE

KEY WEST, FL 33040-6244

Property Details

PC Code: 00 - VACANT RESIDENTIAL

Millage Group: 11KW

Affordable Housing: No

Section-Township-
Range:

06-68-25

Property Location: 205 VIRGINIA ST KEY WEST

Subdivision: Tracts 10 and 15

Legal Description: KW PB1-25-40 LOT 19 SQR 7 TR 10 G58-5/6 OR2418-2006/10PET(PROB4408CP136K) OR2810-1707ORD

OR2815-399/400

Click Map Image to open interactive viewer
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Land Details

Land Use Code Frontage Depth Land Area

010D - RESIDENTIAL DRY 0 0 4,346.00 SF

Appraiser Notes

2012-01-19 MLS $199,000 THIS VACANT LOT IS LOCATED IN THE HISTORIC DISTRICT AND RECOGNIZED AS A MULTI-FAMILY

DWELLING ZONED HISTORICAL MEDIUM DENSITY RESIDENTIAL. THERE IS ONE WATER METER; ONE SEWER METER AND 2

ELECTRIC METERS. THE CITY PLANNING DEPARTMENT HAS APPROVED THE BUILDING OF 3 UNITS. HOME IS ADJACENT TO

THE LOT AND IS A THREE STORY DESIGNER HOME WITH A WIDOW'S WALK AND WATERVIEWS VALUED OVER $700,000

2009-05-12 PARCEL REVIEW ON THIS DATE DISCOVERED CITY OF KW NOTICE DATED 2008-12-11 DEEMING PROPERTY

DANGEROUS, CLOSED AND PROHIBITED ITS USE.DKRAUSE
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04/12/99 - INSPECTED PROPERTY @ OWNERS REQUEST....BLDG 2 IS UNINHABITABLE; BLDG 1 IS NOT AN R2 DESPITE THE 2

ELECTRIC CANS WHICH WERE PUT ON BY HER GRANDMOTHER.

Parcel Value History

Certified Roll Values.

View Taxes for this Parcel.

Roll
Year

Total Bldg
Value

Total Misc Improvement
Value

Total Land
Value

Total Just (Market)
Value

Total Assessed
Value

School Exempt
Value

School Taxable
Value

2016 0 0 395,660 395,660 221,820 0 395,660

2015 0 0 249,342 249,342 201,655 0 249,342

2014 0 0 204,171 204,171 183,323 0 204,171

2013 0 0 243,061 243,061 166,658 0 243,061

2012 0 0 151,508 151,508 151,508 0 151,508

2011 0 0 153,815 153,815 153,815 0 153,815

2010 0 80 169,778 169,858 169,858 0 169,858

2009 22,088 80 290,762 312,930 312,930 0 312,930

2008 87,793 80 395,486 483,359 483,359 0 483,359

2007 124,167 80 434,600 558,847 558,847 0 558,847

2006 174,634 80 369,410 509,197 509,197 0 509,197

2005 153,495 80 304,220 457,795 457,795 0 457,795

2004 127,956 80 217,300 345,336 345,336 0 345,336

2003 93,834 80 104,304 198,218 198,218 0 198,218

2002 83,543 80 76,055 159,678 159,678 0 159,678

2001 76,095 80 76,055 152,230 152,230 0 152,230

2000 76,095 59 52,152 128,306 128,306 0 128,306

1999 61,524 48 52,152 113,723 113,723 0 113,723

1998 65,013 38 52,152 117,203 117,203 0 117,203

1997 57,700 34 43,460 101,194 101,194 0 101,194

1996 50,362 31 43,460 93,853 93,853 0 93,853

1995 50,362 31 43,460 93,853 93,853 0 93,853

1994 52,149 28 43,460 95,636 95,636 25,000 70,636

1993 52,268 0 43,460 95,728 95,728 25,000 70,728

1992 53,850 0 43,460 97,311 97,311 25,000 72,311

1991 53,850 0 43,460 97,311 97,311 25,000 72,311

1990 53,130 0 34,768 87,898 87,898 0 87,898

1989 44,532 0 33,682 78,214 78,214 0 78,214

1988 38,408 0 24,990 63,398 63,398 0 63,398

1987 37,952 0 15,537 53,489 53,489 0 53,489

1986 38,163 0 14,342 52,505 52,505 0 52,505

1985 37,040 0 13,442 50,482 50,482 0 50,482

1984 34,601 0 13,442 48,043 48,043 0 48,043

1983 34,616 0 13,442 48,058 48,058 0 48,058
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This page has been visited 86,179 times.

Monroe County Property Appraiser

Scott P. Russell, CFA

P.O. Box 1176 Key West, FL 33041-1176

1982 35,289 0 10,484 45,773 45,773 0 45,773

Parcel Sales History

NOTE: Sales do not generally show up in our computer system until about two to three months after the date of

sale. If a recent sale does not show up in this list, please allow more time for the sale record to be processed.

 Thank you for your patience and understanding.

Sale Date Official Records Book/Page Price Instrument Qualification

9/9/2016 2815 / 399 190,000 WD 19
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