
 
 

 
 

 
Staff Report for Item 2 

 

To:  Chairman Bryan Green and Historic Architectural Review 
Commission Members 

   

From:    Kelly Perkins, MHP 
    HARC Assistant Planner 

 

Meeting Date:  June 28, 2016 
 
Applicant: William Rowan Architects 
 
Application Number: H16-03-0020 
 
Address:   #820 Carsten Lane 
   

_________________________________________________ 
 

Description of Work: 

 

New two-story addition at rear. Renovations to historic building. Paint to match. Elevate 
house one foot. 

 

Site Facts: 

 
The house at 820 Carsten Lane is listed as a contributing resource. First appearing on the 
1912 Sanborn map as a one-story structure, the house has undergone a few changes since 
then, such as siding replacement, new skylights, a new side addition, and a large two-story 
addition in the rear. 
 
This property came to HARC in March, but was postponed by the Commission due to 
questions over the accuracy of the plans and whether what was built matched the HARC 
approval in 2006.  
 
After conducting research, it appears that a rear porch addition with a height of 23 feet tall 
was approved by the HARC Commission on November 28, 2006. A building permit was 
submitted and picked up in early 2007. Two inspections were conducted (auger holes and 
framing), but the applicant never scheduled any more inspections or closed out the permit. 
It appears that the structure was built, but without the necessary inspections and approvals. 
Unfortunately, the City does not seem to have the records from the HARC approval in 
2006, but at that point, the two-year expiration date was in effect. Legal Counsel and the 
Chief Building Official have determined that the two-story addition is not a legal structure. 
There is currently a code case for the rear addition. 
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Guidelines Cited in Review: 

 
Secretary of the Interior’s Standards for Rehabilitation (pages 16-17), specifically 
Standards 2, 5, 6, 9, and 10. 
 
Additions and Alterations/New Construction (pages 36-38a); specifically guidelines for 
additions and alterations 1, 3, 4, 5, 6, and 7 and guidelines 2, 3, 4 and 5 of new 
construction (pages 38-38a). 
 

Staff Analysis 

 
This Certificate of Appropriateness proposes renovations to a contributing structure. 
Changes to the main house include extending a side wall out to the same location as the 
main structure wall. From the Sanborn maps, it appears that the existing jog was created 
sometime between 1948 and 1962. The new proposed wall on the southwest side will be 
on the same wall plane as the front of the house. The new wall will have the same board 
and batten as the main house with 6/6, true divided light, wood windows. The house will 
also be elevated one foot. 
 
A new two-story addition will be constructed on the rear with a height of 24 feet, 7 inches. 
The new addition will have board and batten siding with impact windows with v-crimp 
roofing material. The addition will have balcony. 
 

Consistency with Guidelines 

 
1. The Addition: Since the existing two-story rear addition is not legal, the 

Commission should view the proposed design as if there is no rear addition. The 
proposed addition with a height of 24 feet, 7 inches is far too tall compared to the 
small one-story main house. The guidelines are clear that “addition design should 
be compatible with the characteristics of the original structure, neighboring 
buildings and streetscapes. “Additions should be constructed with a scale, height 
and mass that is appropriate to the original building and its neighbors.” The 
proposed addition’s height, scale, and mass is not compatible or appropriate to the 
main structure and its neighbors. Most of the houses along Carsten Lane are one 
and one and a half stories tall. Also, the rear of the property is quite visible from 
Carey Lane, and the new addition that will be closer to the rear will have quite an 
impact on that lane. The guidelines for New Construction echo that theme, stating 
that massing, scale, proportion, and height should be similar to existing historic 
buildings in the area and should have a sympathetic relationship between the new 
building and existing adjacent structures. The proposed addition does not have a 
sympathetic relationship to its neighboring structures. 

2. Renovations to the Contributing House: The proposed extension of the wall on the 
main house will create one long wall plane. From the Sanborn maps, the 
southwest side of the house has changed over time, and it appears that the main 
house did have a rectangular footprint, but the wall on the southwest side was 
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demolished sometime between 1948 and 1962. The proposed plan will return the 
house to a more original footprint. 

3. Elevation of the House: The elevation of the house of one foot does not appear to 
be a requirement of FEMA, as the house is located in the AE-6 zone, and the 
structure is currently at 7.2 NGVD (BFE+1). The applicant wants to raise the 
house due to FEMA requirements and tree roots, but staff has established that the 
house meets the minimum FEMA requirements. The house is very low to ground 
with no crawl space underneath. It does not appear to have much of relationship 
with its neighboring structures, as most of the neighboring structures are more 
elevated off the ground. As such, staff feels that the elevation does not interfere 
with the essential form and integrity of properties in the neighborhood. The Urban 
Forestry Manager has stated that the roots of the large nearby Strangler Fig could 
cause issues with the foundation of the house, as it is so low to the ground. 

 
It is staff’s opinion that the proposed design is consistent with the guidelines regarding the 
renovations of the house, but the proposed addition is inconsistent with the guidelines in 
regards to additions and alterations and new construction. 



TABLED ITEMS 
 
T1. H06-11-03-1617 820 Carstens Lane, Susan Schock  
                                  Rear porch addition.  
 
Susan Schock presented the project with here revised drawings. The house is 630    
square feet the new addition will be 266 square feet.  She has taken the Sanborn fire map 
and added all of the additions her neighbors have built over the years. This shows her 
addition is smaller and her lot coverage is 40%.  All of the other houses on Carey Lane 
have a gable roofs that are parallel to the street.  The addition would be visible only 
between the houses as it is set far back. It is 23’ high.  Abundant photographs were 
provided of her property and neighboring properties. 1101 Angela Street  
 
Michael Miller said she has provided a detailed presentation. There are no floor plans. 
These drawing are conceptual. There will be some complications bringing the gable roofs 
together.  
 
Ms. Schock can not afford an architect at this stage. She would like to get these plans 
approved and then have an architect draw them. She did not know she needed a floor 
plan. This is an open structure and the stairway is shown.   
 
Nils Muench said the applicant has done a fine job. He does not feel a floor plan should 
be required. 
 
Mr. Mancini took exception to this.  
 
Mr. Miller said the first 25% of the drawings the architect does is what would be 
submitted to HARC.  
 
Ms. Schock said the Planning Department and HARC said structural drawings are 
required when she applies for a permit.  She has provided what they have asked for.  
 
Mr. Miller said typically an architect would do schematic drawings and then refine them.  
 
Nils Muench motioned to approve. Vincent Mancini seconded the motion.  
 
Michel Miller said if we approve this we are accepting a sub-standard application. A 
floor plan is required as per the application requirements. He does not feel the project will 
work as drawn. This is a rough conceptual drawing. It needs to go to a professional. You 
do not have a clue how the columns go together or the balustrades go together. The 
presentation of context is excellent the architecture is not. If you had hired a professional 
you would be 20% into your working drawings.    
 
Michel Miller and Terry Garcia objected to the motion.                              
                                   
                                   APPROVE__X___   DISAPPROVE_____   TABLE______   
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1912 Sanborn Map



1926 Sanborn Map



1948 Sanborn Map



1962 Sanborn Map
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Property Appraiser’s Photograph, c.1965. Monroe County Public Library.
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The Historic Architectural Review Commission will hold a public hearing at 5:30 p.m., June 28, 2016 at Old City 
Hall, 510 Greene Street, Key West, Florida. The purpose of the hearing will be to consider a request for:  

 

NEW TWO-STORY ADDITION AT REAR. RENOVATIONS TO HISTORIC 
BUILDING. PAINT TO MATCH. ELEVATE HOUSE ONE FOOT. 

DEMOLITION OF NON-HISTORIC SECOND FLOOR REAR ADDITION 
AND EXTERIOR STAIRCASE. PARTIAL DEMOLITION OF 

SOUTHWEST WALL AND REAR WALL OF ORIGINAL BUILDING. 
 

FOR- #820 CARSTEN LANE 
 

Applicant – William Rowan Architecture        Application #H16-03-0015 
 

If you wish to see the application or have any questions, you may visit the Planning Department during regular 
office hours at 3140 Flagler Avenue, 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. 
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Scott P. Russell, CFA
Property Appraiser
Monroe County, Florida

Key West (305) 292-3420
Marathon (305) 289-2550
Plantation Key (305) 852-

7130

Website tested on IE8, 
IE9, & Firefox.

Requires Adobe Flash 
10.3 or higher

Property Record Card - 
Maps are now launching the new map application version.

Alternate Key: 1011720 Parcel ID: 00011420-000000

Ownership Details

Mailing Address:

LYNCH DONALD AND SUSAN
820 CARSTEN LN
KEY WEST, FL 33040-7102

Property Details

PC Code: 01 - SINGLE FAMILY

Millage Group: 10KW

Affordable 
Housing:

No

Section-Township-
Range:

06-68-25

Property Location: 820 CARSTEN LN KEY WEST 

Legal Description: KW PT LOT 1 SQR 58 J1-242 OR1047-1032D/C OR1047-1036D/C OR1050-1121 OR1295-1886/88 OR1295-
1889/90AFF OR1449-1113/15R/S OR1507-223/25 OR2723-911/12C/T OR2728-1295/97 OR2735-2007/08
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Click Map Image to open interactive viewer

Land Details

Land Use Code Frontage Depth Land Area

01LN - SFR LANE 32 86 2,752.00 SF

Building Summary

Number of Buildings: 1

Number of Commercial Buildings: 0
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Total Living Area: 612

Year Built: 1908

Building 1 Details

Building Type R1 Condition A Quality Grade 500

Effective Age 13 Perimeter 164 Depreciation % 13

Year Built 1908 Special Arch 0 Grnd Floor Area 612

Functional Obs 0 Economic Obs 0

Inclusions: R1 includes 1 3-fixture bath and 1 kitchen.

Roof Type GABLE/HIP Roof Cover METAL Foundation WD CONC PADS

Heat 1 NONE Heat 2 NONE Bedrooms 2

Heat Src 1 NONE Heat Src 2 NONE

Extra Features:

2 Fix Bath 0 Vacuum 0

3 Fix Bath 0 Garbage Disposal 0

4 Fix Bath 0 Compactor 0

5 Fix Bath 0 Security 0

6 Fix Bath 0 Intercom 0

7 Fix Bath 0 Fireplaces 0

Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area

0 SBF 1 1995 6 

0 SBF 1 1995 18 

0 OPF 1 2000 248 

0 OPX 1 2000 266 

1 FLA 2:B & B 1 1989 N N 0.00 0.00 462 

2 OPF 2:B & B 1 1989 N N 0.00 0.00 75 
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3 OPF 2:B & B 1 1989 N N 0.00 0.00 20 

4 FLD 2:B & B 1 1998 N N 0.00 0.00 150 

6 OPU 1 2000 30 

Misc Improvement Details

Nbr Type # Units Length Width Year Built Roll Year Grade Life

1 WD2:WOOD DECK 24 SF 8 3 1995 1996 2 40 

2 FN2:FENCES 480 SF 80 6 1997 1998 2 30 

3 PT2:BRICK PATIO 330 SF 0 0 1997 1998 2 50 

5 FN2:FENCES 124 SF 4 31 2000 2001 2 30 

6 PO4:RES POOL 105 SF 15 7 2004 2005 5 50 

Appraiser Notes

3/97 SALE DOES NOT FIT MARKET 1/26/05 - POOL IS NOT ATTACHED TO PATIO - BKC 

Building Permits

Bldg Number Date Issued Date Completed Amount Description Notes

07-1472 03/27/2007 12/23/2008 2,400 360SF OF 5 VCRIMP ROOFING 

07-0031 01/29/2007 12/23/2008 3,000 NEW OUTLETS, FANS, LITES IN NEW PORCH ADDITION 

07-0029 01/09/2007 12/23/2008 0 2 STORY PORCH ADDITION AT REAR OF RESIDENCE 

B950538 02/01/1995 08/01/1996 1,300 REPAIRS TO SIDING 

9500111 12/01/1995 08/01/1996 14,000 ADDITIONS 

9600704 02/01/1996 08/01/1996 1 ELECTRIC 

9600773 02/01/1996 08/01/1996 1,100 FIRE ALARM 

1 9700079 01/07/1997 12/31/1998 625 Residential ELECTRICAL 

1 9701612 06/12/1997 12/31/1998 1,500 Residential WOOD FENCE 

1 9701876 06/12/1997 12/31/1998 14,000 Residential NEW ADDITION 

1 9702003 06/24/1997 12/31/1998 3,000 Residential PLUMBING 

1 9702303 07/14/1997 12/31/1998 1,000 Residential ALTERATIONS/RENOVATIONS 

1 9702461 07/22/1997 12/31/1998 1,200 Residential ELECTRICAL 

1 9703350 10/02/1997 12/31/1998 800 Residential UPGRADE SERVICE 

9901189 04/08/1999 10/25/1999 1,100 ELECTRICAL SERVICE 

9901039 03/26/1999 10/25/1999 500 FENCE 

0001591 06/12/2000 10/26/2000 1,000 FENCE 

0001599 06/14/2000 10/26/2000 500 PORCH RAILING 

03-3822 06/24/2004 12/31/2004 12,600 POOL 

Parcel Value History

Certified Roll Values.
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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 

2015 76,672 12,383 451,441 540,496 504,638 0 540,496 

2014 71,664 10,897 376,201 458,762 458,762 0 458,762 

2013 72,646 11,232 427,246 511,124 511,124 0 511,124 

2012 74,609 11,583 383,703 469,895 466,343 0 469,895 

2011 75,591 11,943 336,415 423,949 423,949 0 423,949 

2010 76,776 12,279 358,485 447,540 447,540 0 447,540 

2009 86,452 12,630 424,871 523,953 523,953 0 523,953 

2008 84,556 13,079 481,600 579,235 579,235 0 579,235 

2007 123,868 10,775 367,392 502,035 502,035 0 502,035 

2006 281,869 11,075 261,440 554,384 485,914 25,000 460,914 

2005 223,706 11,383 236,672 471,761 471,761 25,000 446,761 

2004 138,079 4,311 206,400 348,790 348,790 0 348,790 

2003 160,928 4,466 103,008 268,402 268,402 0 268,402 

2002 207,216 4,629 77,952 289,797 289,797 0 289,797 

2001 162,735 4,771 77,952 245,458 245,458 0 245,458 

2000 162,735 3,432 57,072 223,239 223,239 0 223,239 

1999 130,046 2,791 57,072 189,909 189,909 0 189,909 

1998 77,871 1,099 57,072 136,042 136,042 0 136,042 

1997 66,735 1,039 51,504 119,278 119,278 0 119,278 

1996 24,380 0 51,504 75,884 75,884 0 75,884 

1995 22,213 0 51,504 73,717 73,717 0 73,717 

1994 19,865 0 51,504 71,369 71,369 0 71,369 

1993 19,498 0 51,504 71,002 71,002 0 71,002 

1992 19,498 0 51,504 71,002 71,002 0 71,002 

1991 19,498 0 51,504 71,002 71,002 0 71,002 

1990 19,498 0 36,888 56,386 56,386 0 56,386 

1989 14,319 0 36,192 50,511 50,511 0 50,511 

1988 12,573 0 32,016 44,589 44,589 0 44,589 

1987 12,422 0 18,799 31,221 31,221 0 31,221 

1986 12,492 0 18,291 30,783 30,783 0 30,783 

1985 12,128 0 11,331 23,459 23,459 0 23,459 

1984 11,371 0 11,331 22,702 22,702 0 22,702 

1983 11,371 0 11,331 22,702 22,702 0 22,702 

1982 11,580 0 9,605 21,185 21,185 0 21,185 

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
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This page has been visited 98 times.

Monroe County Property Appraiser
Scott P. Russell, CFA

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

4/17/2015 2735 / 2007 795,000 WD 02

3/3/2015 2728 / 1295 677,000 WD 37

2/4/2015 2723 / 911 651,000 CT 12

3/1/1997 1449 / 1113 212,000 WD O

2/1/1994 1295 / 1886 1 WD M
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