
 
 

 
 

 
Historic Architectural Review Commission 

Staff Report for Item 2 
 
To:  Chairman Bryan Green and Historic Architectural Review 

Commission Members 
   
From:    Enid Torregrosa-Silva, MSHP 
    Historic Preservation Planner 

 
Meeting Date:  February 25, 2020 
 
Applicant: Robert Delaune, Architect 
 
Application Number: H2019-0028 
 
Address:   #1400 Grinnell Street 

_________________________________________________ 
 

Description of Work 
 
Renovations to existing house. Alterations to rear and northwest side elevations, including 
a two-story addition at south side of the house. New two-story accessory structure that will 
serve as a garage with driveway. New garden facing Grinnell Street with 6’ high wood 
private fence. 
 
Site Facts 

 
The house under review is a non-contributing resource to the historic district. The two-
story house, build in 1979, is located on the southwest corner of Grinnell and South Streets. 
The current carport, facing Grinnell Street, with the roof deck are part of the original 
design. The building is the only two-story structure out of the four corner lots and 
immediately adjacent structures are one-story in height. The scale and mass of the house 
dominates all three-corner lots and the surrounding historic buildings. Moreover, the 
carport and its roof deck are elements that look out of context with the rest of the urban 
fabric, as there is no other structure like this in the surrounding lots. 
 
Guidelines Cited on Review 
 

 Guidelines for Additions (pages 37a-37k), specifically guidelines 6, 12, and 13.  
 New construction (pages 38a-38q), specifically all application section (page 38a 

38b) and guidelines 1, 8, 11, 13, 14, 20, and 25. 
 Guidelines for outbuildings (pages 40-41), specifically guidelines 1, 3, 4, and 9. 
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Staff Analysis 
 
On August 27 and December 17, 2019, the Commission motioned to postpone the review 
of this Certificate of Appropriateness. A Certificate of Appropriateness is under review for 
revisions to previously submitted plans for renovations and construction of a new two-story 
side addition to replace an existing carport with a roof deck. The plan also includes the 
construction of a two-story accessory structure that will serve as a garage and studio and 
will be facing South Street. A one-story addition to the north elevation and alterations to 
the west elevations of the main building are proposed.  
 
A new two-story attached addition will replace the existing carport. During deliberations 
at the last meeting, the Commission recommended the change of the proposed roof form; 
change it from a front gable roof to a side gable roof. The revised plans add 6 inches to the 
height of the new structure. The latest reviewed plan remains the same with the exception 
of the aforementioned change. 
 
On the north elevation, facing South Street, the design proposes the replacement of the 
existing side portion of the structure by extending a volume towards the street and creating 
a lower addition with a front gable roof. The addition will be approximately 17’ tall and 
will extend approximately 4’- 9” towards the street. The plan includes a two-story detached 
accessory structure that will serve as a garage and studio on the second floor. A spiral 
staircase, located at the rear, will give access to the second floor. The accessory structure 
will be facing South Street. The adjacent house, to west side, has a one-story garage. 
 
New rear alterations are proposed including expanding the kitchen towards an existing rear 
porch and a new covered porch that will connect with the current rear roof deck. 
 
All additions and the new accessory structure will have hardi board siding, aluminum 
impact windows and doors, and v-crimp panels as roofing material. 
 
Consistency with Cited Guidelines 
 
It is still staff’s opinion that the proposed design fails many of the cited guidelines. 
Although the revised design is a reflect of recommendations done during the December 
meeting, the proposed two-story addition still augments the mass and scale of the existing 
wide and tall elevation facing Grinnell Street. The scale, proportions, and mass of the 
current corner house exceeds the mass, scale, and proportions of existing adjacent houses 
and surrounding corner structures. This elevation as its current condition stands out from 
the neighboring buildings due to its scale and mass. The addition of a new volume will be 
approximately six inches lower and almost half the width of the main house elevation on 
Grinnell Street. The current one-story carport creates a scale and mass transition between 
the predominant main two-story house and the adjacent one-story surrounding structures. 
It may not be the most appropriate structure, but at least it is a transitional element between 
the massive elevation on Grinnell Street and the immediate adjacent structures.  
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In addition, the proposed south elevation of the two-story addition proposes no 
fenestrations, which will create a blind two – story elevation that will be visible from 
the street. This is contrary to guidelines pertaining windows and doors on new 
construction (guidelines 24 and 25). The guidelines are clear as to additions, whether on 
contributing, historic, non-contributing, or non-historic structures, shall be attached to less 
public elevations (guideline 6) 
 
Guideline 6 for additions: 
 

Any proposed addition shall be attached to less public elevations. Whenever 

possible, additions shall be attached to the rear or least conspicuous side of an 

existing building. On a corner lot, an addition shall be located to be unobtrusive 

when view from either adjoining streets. 

 
The proposed two-story addition will exceed the established height and mass patterns 
found in this part of the historic district. Is it appropriate to increase volumetrically an 
already out of scale non-historic building on a context that, by HARC own regulations, will 
not support it?  
 
Staff also opines that the proposed two story accessory structure fails new construction 
guidelines that establishes the following: 
 
Guideline 11 for new construction: 
 

New buildings must be of a similar scale, form and massing to buildings on 
adjacent sites of the same land use. 
 

By definition, the garage with a studio on its second floor is an accessory structure. This 
accessory structure will be located on the rear yard of the lot. Facing South Street, in the 
same block, there are two garages, one historic at 1401 Reynolds Street (detached), and 
one non-historic at 906 South Street (attached to the main house). Both car structures are 
one-story in height. Furthermore, the height of the accessory structure will be almost 
similar to the adjacent principal house at 906 South Street, which is a one-story structure. 
This creates an out of proportion and scale structure within few feet of distance in the urban 
block.  
 
Pertaining the proposed addition to the main house facing South Street, staff finds that the 
scale, mass, and building form all are in compliance with guidelines for additions. A similar 
addition like this will be an appropriate solution for the carport replacement facing Grinnell 
Street. 
 
Lastly, the expansion of the roof deck towards the rear of the building is contrary to 
guideline number 20 under new construction, as it disallows roof decks on new residential 
development. Although the applicant has made an effort to reduce the addition for the 
carport replacement, staff finds that, other than the proposed addition to the main house 
facing South Street, this design will have an adverse effect in the immediately surrounding 
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context. The site and house conditions provides the necessary space to accommodate the 
desired program without increasing the scale and mass of the building towards Grinnell 
Street and without failing many of the cited guidelines.  
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1948 Sanborn Map 
 



 

1962 Sanborn Map 
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1400 Grinnell Street in 1979. From the Property Appraiser’s records, Monroe County Library. 
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1400 Grinnell Street, Key West, Florida 
Application for Certificate of Appropriateness 
HARC Agenda of 27 August 2019 

Architect’s Response to Preservation Planner’s Staff Report 

Prepared by Robert L Delaune, Architect 

NOTE: the discussion below was presented in person at the first hearing of this application at 
the August 27 HARC meeting. I am submitting it in writing as a supplement to the application 
since not all HARC members were present at that meeting, and in the interest of saving time at 
the December 17 meeting by allowing all members to review it ahead of time.


General:  Of the 67 guidelines (33 for additions, 25 for new construction, and 9 for 
outbuildings), the staff report finds the application to be not in compliance with 14 of them.  
Seven of these fourteen deal with the same issues - - the scale and massing of the proposed 
construction relative to the surrounding structures - - so I will address these a group at the end 
of this discussion. These are as follows. 

	 

	 Additions #12 and #13

	 New Construction #1, 8, 11, and 14

	 Outbuildings #4


Guidelines requiring individual comment: 

	 Additions #6: “An additional shall be attached to a less public elevation”.


	 Response: Surely this Guideline is not intended to apply to non-historic, non-	             
	 contributing structures.  This would not make any sense..


	 New Construction #20: Roof decks and widow’s walks are not allowed on new 	            
	 residential construction…The use of roof decks… that 

	 clearly jeopardize the privacy of immediately adjacent properties is prohibited”.


	 Response:  The structure already includes a large roof deck area located very close to    
	 the side property line, thus potentially violating the privacy of the neighboring property. 	 	
	 The proposed new roof deck is smaller than the existing and it is located further from 	 	
	 the property lines. In addition, the only adjacent property that even remotely have its     	 
	 privacy jeopardized by the proposed new roof deck has its mostly blank, service side     
	 facing toward the roof deck, and it’s primary openings and outdoor living area on the   	 	   
	 opposite side of the lot with its roofs intervening to block any potential view.


	 New Construction #25: “Solid to void ratios of walling to doors and windows shall be    
	 similar to the typology in the area”.


	 Response: The proposed addition and outbuilding comply with this criteria.


	 Outbuildings #1: “Accessory structures shall be compatible with the principal structure	 
	 on the lot in terms of materials, detailing, color, style, design, height, scale, and 	     	 	
	 massing”.  

Response: It is.




	 Outbuildings #3: “The accessory structure should not exceed the height of the primary  
	 structure on the site:


	 Response: It doesn’t.


	 Outbuildings #9: “Construction of new outbuildings must comply with all other criteria   
	 for new construction in the historic district”.


	 Response: I’ve addressed compliance with those guidelines elsewhere.


	 ——————————————————————————————————————-	 


	 Guidelines to be addressed as group due the similarities in their subject matter 
relative to this application:


	 

	 Additions #12 and #13


	 New Construction #1, 8, 11, and 14


	 Outbuildings #4 

Response: All of these guidelines deal with the massing and scale of the proposed 	 	
	 structures relative to the surrounding structures.  It is my position the surrounding 	 	
	 structures on the 1400 block of Grinnell, which are not contributing structures and 	 	
	 which are almost all small. low-slung, one-story CBS dwellings (with the exception of 

	 the one-story, pre-fabricated, wood frame house located directly across Grinnell Street 		
	 from the subject parcel) are not the kinds of structures and do not create the kind of 	 	
	 streetscape that the guidelines are intended to defer to or for new design work to take 	 	
	 their clues from.


	 It is my opinion that an application to demolish any of these structures would be 		 	
	 approved, and that any application to construct one of these structures today would be 		
	 denied.


	 It is my further opinion that the proposed design is compatible with the scale, massing, 		
	 streetscape, etc. of the rest of the surrounding neighborhood (other than the 1400 block 
	 of Grinnell Street), which consists almost entirely of contributing structures and 	 	 	
	 compatible newer construction.


	 The HARC members at the August meeting seemed to indicate that they were in 	 	
	 general agreement  with these positions, but some commissioners did think that the 	 	
	 design 	proposal address as well as it might the issue of the scale of the existing (non-	 	
	 historic, non-contributing) ‘eyebrow’ house.  In response to these comments, the 	 	
	 design 	proposal has been revised to reduce the width of the proposed two-story 	 	
	 addition on the Grinnell Street side of the property, and to change the roof form of the 	 	
	 linking 	element (or ‘hyphen’ between the existing house and The proposed addition 	 	
	 from a 	gable roof to a flat roof. This roof from change, together with the fact that the 	 	
	 linking 	element is set back from the facade of both the existing house and the 	 	 	
	 proposed addition, successfully addresses the previously massing concerns in the 	 	
	 design.
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The Historic Architectural Review Commission will hold a public meeting at     5:30 p.m., February 25, 2020  at 
City Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for: 
RENOVATIONS TO EXISTING HOUSE. ALTERATIONS TO REAR AND NORTHWEST 
SIDE ELEVATIONS, INCLUDING A TWO-STORY ADDITION AT SOUTH SIDE OF THE 
HOUSE. NEW TWO-STORY ACCESSORY STRUCTURE THAT WILL SERVE AS A 
GARAGE WITH DRIVEWAY. NEW GARDEN FACING GRINNELL STREET WITH 6’ HIGH 
WOOD PRIVATE FENCE. DEMOLITION OF EXISTING NON-HISTORIC ATTACHED 
CARPORT AND PORTIONS OF MAIN BUILDING AT ITS NORTHWEST CORNER. 

#1400 GRINNELL STREET 

Applicant – Robert Delaune, Architect    Application #H2019-0028 
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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Monroe County, FL

The Monroe County Property Appraiser's office maintains data on property within the County solely for the purpose of fulfilling its 
responsibility to secure a just valuation for ad valorem tax purposes of all property within the County. The Monroe County Property 
Appraiser's office cannot guarantee its accuracy for any other purpose. Likewise, data provided regarding one tax year may not be 
applicable in prior or subsequent years. By requesting such data, you hereby understand and agree that the data is intended for ad valorem 
tax purposes only and should not be relied on for any other purpose. 

By continuing into this site you assert that you have read and agree to the above statement.

Parcel ID 00039730-000000

Account# 1040461

Property ID 1040461
Millage Group 10KW

Location 

Address

1400 GRINNELL St, KEY WEST

Legal 

Description

KW WEBB REALTY CO SUB PB1-42 LOTS 1 & 2 SQR 11 TR 18 OR217-277/78 OR379-1052/53 

OR751-1901 OR769-1707 OR780-862 OR791-1849 OR796-673M/L OR899-2021 OR989-142 

OR1264-152AFF OR1494-2358/59PET OR1495-1303/05ORD OR1568-2428P/R OR2027-

2014/15 OR2864-2109/11

(Note: Not to be used on legal documents.)

Neighborhood 6131
Property Class SINGLE FAMILY RESID (0100)

Subdivision The Webb Realty Co

Sec/Twp/Rng 05/68/25

Affordable 

Housing

No

2019 2018 2017 2016

+ Market Improvement Value $537,194 $542,790 $329,468 $289,476

+ Market Misc Value $39,415 $39,623 $40,371 $41,869

+ Market Land Value $705,810 $679,120 $607,946 $686,785

= Just Market Value $1,282,419 $1,261,533 $977,785 $1,018,130

= Total Assessed Value $1,282,419 $1,261,533 $675,943 $662,757

- School Exempt Value ($25,000) ($25,000) ($25,000) ($25,000)

= School Taxable Value $1,257,419 $1,236,533 $650,943 $637,757

Land Use Number of Units Unit Type Frontage Depth

RESIDENTIAL DRY (010D) 7,146.00 Square Foot 0 0

Code Description Sketch Area Finished Area Perimeter

CPF CARPORT FIN 336 0 0

FLA FLOOR LIV AREA 2,171 2,171 0

OUU OP PR UNFIN UL 484 0 0

OPF OP PRCH FIN LL 553 0 0

PUF SC PRCH FIN UL 66 0 0

TOTAL 3,610 2,171 0

Disclaimer

Summary

Owner

DENNIS ALLEN
1400 GRINNELL ST

Key West FL 33040

Valuation

Land

Buildings

Building ID 3115

Style 2 STORY ELEV FOUNDATION

Building Type S.F.R. - R1 / R1

Gross Sq Ft 3610

Finished Sq Ft 2171

Stories 2 Floor

Condition GOOD

Perimeter 314
Functional Obs 0

Economic Obs 0

Depreciation % 4

Interior Walls WALL BD/WD WAL

Exterior Walls CUSTOM

Year Built 1979

EffectiveYearBuilt 2013

Foundation WD CONC PADS

Roof Type GABLE/HIP

Roof Coverage METAL

Flooring Type CONC S/B GRND

Heating Type FCD/AIR DUCTED with 0% NONE
Bedrooms 3

Full Bathrooms 3

Half Bathrooms 0

Grade 650

Number of Fire Pl 1
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Description Year Built Roll Year Quantity Units Grade

CUSTOM PATIO 1978 1979 1 450 SF 3

CONC PATIO 1978 1979 1 512 SF 2

WOOD DECK 1978 1979 1 750 SF 3

BRICK PATIO 1984 1985 1 105 SF 4

FENCES 1984 1985 1 60 SF 5

WALL AIR COND 1994 1995 1 1 UT 1

RES POOL 2006 2007 1 375 SF 3

Sale Date Sale Price Instrument Instrument Number Deed Book Deed Page

7/12/2017 $1,475,000 Warranty Deed 2131547 2864 2109

4/5/1999 $555,000 Warranty Deed 1568 2428

9/1/1986 $210,000 Warranty Deed 989 142

Number Date Issued Date Completed Amount Permit Type

13-0214 1/23/2013 1/23/2013 $4,000 Residential

06-3116 5/22/2006 8/11/2006 $4,500 Residential

02-1296 5/22/2002 9/5/2002 $3,000 Residential

99-1388 4/26/1999 11/5/1999 $2,000 Residential

98-2944 10/22/1998 11/5/1999 $2,390 Residential

98-1130 4/8/1998 10/22/1998 $2,800 Residential

B941723 5/1/1994 12/1/1994 $895 Residential

View Taxes for this Parcel

Yard Items

Sales

Permits

View Tax Info

Sketches (click to enlarge)
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Trim Notice

2019 Notices Only

No data available for the following modules:Commercial Buildings, Mobile Home Buildings, Exemptions. 

Photos

Map

TRIM Notice

Version 2.3.0

The Monroe County Property Appraiser's office maintains data on property within the County solely for the purpose of fulfilling its responsibility to 
secure a just valuation for ad valorem tax purposes of all property within the County. The Monroe County Property Appraiser's office cannot guarantee 
its accuracy for any other purpose. Likewise, data provided regarding one tax year may not be applicable in prior or subsequent years. By requesting 
such data, you hereby understand and agree that the
User Privacy Policy
GDPR Privacy Notice

Last Data Upload: 8/19/2019 11:04:33 AM
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