
 

 

Item 2 

Meeting Date:   October 24, 2017 

Applicant:  William Rowan Architects 

Application Number:  H16-03-0015 

Address:    #820 Carsten Lane 

 

Remanded by Special Magistrate Yates - After the fact enclosure of second floor 
rear addition and renovation of siding and windows. New side addition to two-story 
addition. Renovations to historic building. Elevate the house one foot and shift 
structure 3 inches southwest. New roof on second floor addition to retain existing 
height. New rear covered porch. Paint to match. 

 

The project was denied by the Historic Architectural Review Commission on April 25, 
2017, and was appealed at the July 26, 2017 Code Hearing. Special Magistrate Yates 
has remanded the decision back to HARC for clarification for a better finding to 
support the substantial competent evidence. For any further questions, please contact 
Chief Assistant City Attorney Ron Ramsingh. 
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Staff Report for Item 2* 

 
To:  Chairman Bryan Green and Historic Architectural Review 

Commission Members 
   
From:    Kelly Perkins 
    HARC Assistant Planner 

 
Meeting Date:  April 25, 2017 
 
Applicant: William Rowan Architects 
 
Application Number: H16-03-0015 
 
Address:   #820 Carsten Lane 
   

_________________________________________________ 
 

Description of Work: 
 

After the fact enclosure of second floor rear addition and renovation of siding and 
windows. New side addition to two-story addition. Renovations to historic building. 
Elevate the house one foot and shift structure 3 inches southwest. New roof on second 
floor addition to retain existing height. New rear covered porch. Paint to match. 

 
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 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. 
The plans that were issued were kept by the architect, and now the City has a copy. The 
City Attorney has opined that the existing two story massing is very similar to the massing 
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that was approved in the 2007 plans. Therefore, the massing was approved by HARC in 
2006, but not the side staircase or the current enclosure. There is currently a code case for 
the rear addition. 

 
This project was heard in from of the HARC Commission again in November 2016, but 
again, there were errors in the plans. The applicant has measured the building again and 
corrected the plans. 
 
The project last came to HARC in February 2017, but was postponed for redesign. 
 

Guidelines Cited in Review: 
 
Secretary of the Interior’s Standards for Rehabilitation (pages 16-17), specifically 
Standards 2, 5, 6, 9, and 10. 
 
2013 HARC Guidelines for 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). 
 
Entrances, Porches, and Doors (pages 32-33), specifically guidelines 13 and 14. 
 

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, wood windows. The house will also be elevated one 
foot. The current porch on the rear will be enclosed with a new rear one-story covered 
porch will be constructed on the back. 
 
The two-story addition in the rear was approved by HARC in 2006 as an open porch with 
a staircase that went through the center of the porch addition. Over time, the central 
staircase was removed and a new exterior staircase was built on the side of the house – 
without a Certificate of Appropriateness. Staff approved repairs to the staircase in 2015. 
The second story porch was also enclosed without benefit of a Certificate of 
Appropriateness. The submitted project proposes to add new board and batten siding to 
match the rest of the house. New impact windows will be installed and new sliding doors 
will be installed on the rear of the house on the first floor. 
 
The house currently has four existing skylights. The plans show that two of the skylights 
have been moved, but that is not marked on the plans, nor specified in the application 
description. As such, the relocation of the two skylights is not under review. 
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Consistency with Guidelines 
 

1. Enclosure: At some point, the open two-story porch approved by HARC was 
enclosed with plywood, and the central staircase was removed. The proposed plan 
is to legalize the enclosure and renovate it with board and batten siding, rather 
than leave the existing plywood. The plans propose to keep the small walkway 
that was not enclosed over the years. Board and batten is a more appropriate 
exterior material than plywood and is more consistent with the guidelines. 
 

2. New Roof on Rear Addition: The plans also propose a new roof with a lesser 
pitch to retain the rear two-story addition’s current height even with the 
structure’s elevation of one foot. While the new roof will retain the building’s 
same height, the new form of the roof works to keep the same massing of the rear 
addition. 
 

3. 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 longer rectangular footprint that was closer to standard 
proportions of one-story frame vernacular houses. The house did have an inward 
jog. Sometime between 1948 and 1962, the southwest wall was demolished 
further towards the front – changing the shape of the original house. It does look 
that the current length of the house is different from what the Sanborn maps show, 
as both the 1912 Sanborn map and the 1962 Sanborn map show longer buildings 
(each also differing with each other). This proposed plan is to extend the 
southwest wall further out, partially returning the house to more of its original 
footprint. 

 
4. 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 in the AE-6 zone, and the structure is 
currently at 7.2 NGVD (BFE+1). The HARC Guidelines state that the elevation 
of buildings is to comply with federal regulations, and this building currently 
complies with federal regulations. On the other hand, the structure 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 in the future, 
and that elevation will help protect the Strangler Fig so it will be able to continue 
to grow. 

 
It is staff’s opinion that the proposed design is consistent with the guidelines and the 
Secretary of the Interior’s Standards for Rehabilitation. The elevation of the house is 
against the guidelines, but the elevation of the structure will have positive impacts on the 
structure and the nearby Strangler Fig. The applicant has worked to lower the pitch of the 
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roof of the two-story addition so that the elevation of the structure will have less of an 
impact on Carsten Lane and Carey Lane. 























 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The Historic Architectural Review Commission will hold a public hearing at 5:30 p.m., October 24, 2017 at Key 
West City Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for:  

 

REMANDED BY SPECIAL MAGISTRATE YATES – AFTER THE FACT 
ENCLOSURE OF SECOND FLOOR REAR ADDITION AND RENOVATION 

OF SIDING AND WINDOWS. NEW SIDE ADDITION TO TWO-STORY 
ADDITION. RENOVATIONS TO HISTORIC BUILDING. ELEVATE THE 
HOUSE ONE FOOT AND SHIFT STRUCTURE 3 INCHES SOUTHWEST. 
NEW ROOF ON SECOND FLOOR ADDITION TO RETAIN EXISTING 

HEIGHT. NEW REAR COVERED PORCH. PAINT TO MATCH. 
 

FOR- #820 CARSTEN LANE 
 

Applicant – William Rowan Architect      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 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/







