
 
 

Historic Architectural Review Commission 
Staff Report for Item 18 

 

To: Chairman Bryan Green and Historic Architectural Review Commission 

Members 

   

From: Kathleen McDonald, MHP 

 Historic Preservation Planner II 

 

Meeting Date: May 25, 2021 

 

Applicant: Titan Contracting 

 

Address: #905 Emma Street  

 

 

Description of Work: 
Demolition of roof overhangs. 

 

Site Facts: 
The concrete block structure under review is an accessory to the main structure at 905 Emma 

Street. The accessory structure is not present on any of the Sanborn maps or historic photos. Staff 

has determined the accessory structure to be non-historic and non-contributing to the district. 

 

Ordinances Cited on Review: 
• Section 102-217 (3), demolition for non-historic or non-contributing structures of the 

Land Development Regulations.  

• Section 102-218 (b), Criteria for demolitions. 

 

Staff Analysis: 
The Certificate of Appropriateness under review proposes the demolition of the roof overhangs 

on the non-historic, non-contributing concrete block accessory structure at 905 Emma Street. 

This application proposes to put a gable roof structure on top of the existing flat roof. 

 

It is staff’s opinion that the request for the demolition of the existing roof overhangs shall be based 

on the demolition criteria of Chapter 102 Section 218(b) of the LDR’s. The criteria state the 

following;  

 

b)   The historic architectural review commission shall not issue a certificate of appropriateness 

that would result in: 



 

 

 

 

(1) Removing buildings or structures that are important in defining the overall 

historic character of a district or neighborhood so that the character is 

diminished; 

 

It is staff’s opinion that the removal of the existing roof overhangs will not have 

a negative effect on the character of the surrounding neighborhood. 

 

(2) Removing historic buildings or structures and thus destroying the historic 

relationship between buildings or structures and open space; 

 

The roof overhangs under review for demolition are not historic. 

 

(3) Removing an historic building or structure in a complex; or removing a 

building façade; or removing a significant later addition that is important in 

defining the historic character of a site or the surrounding district or 

neighborhood; 

 

The roof overhangs under review are not significant later additions, and they 

have not acquired historic significance that is important to the site or 

surrounding district. 

 

(4) Removing buildings or structures that would otherwise qualify as contributing, 

as set forth in section 102-62(3). 

 

It is staff’s opinion that the roof overhangs in question will not qualify as 

contributing elements to the site or to the historic district in the near future. 

 

It is staff’s opinion that the Commission can review the request for demolition. If approved, this 

will be the only required reading for demolition. 
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1962 Sanborn with the approximate location of the existing accessory structure at 905 Emma 

Street indicated in red. 
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Historic photo from 1965 showing the main structure at 905 Emma Street. No historic photos of 

the accessory structure were located. 



 

 

 

 

 
Photo of the west elevation of the accessory structure at 905 Emma Street. Taken from Emma 

Street.  



 

 

 

 

 
Photo of the south elevation of the accessory structure at 905 Emma Street. Showing existing 

roof overhangs to be removed. 



 

 

 

 

 
Photo of the east elevation of the accessory structure at 905 Emma Street. 
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This item has been electronically signed and 
sealed using SHA-1 authentication codes. Printed 
copies of the document are not considered signed 

and sealed and all SHA-1 authentication codes 
must be verified on any electronic copies
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G1
Cover Sheet

905 Emma Street
Jim Braswell

Drawing Index

G1 Cover Sheet
A1 Floor Plan
A2 Wall Sections

Key West, Florida

1" = 20'-0"1 Site

North Plan
North

# Revision Date



1' 
- 4

 7/
8"

16
' -  

2 1
/2"

26' - 0 3/8"10 1/2"

16
' - 

8 3
/4"

25' - 7 1/4" 1' - 0"

Shadibg indicates 
existing Main House

Existing 8" CMU wall to 8'-0" above Grade to remain

Existing door to remain

Existing windows to remainJames Hardie Horizontal Lap Siding, 
to match existing Main House, 
direct applied over existing CMU

Provide 48"x22" wooden pull-down 
stair, locate between existing roof 
joists. Provide (2) 2x8 header at each 
end if required.

Existing Electrical Panel

Contact power service provider to move service entrance

1
A2

2
A2

3
A2

4
A2

6"
 / 

12
"

6" / 12"

2x
6 R

aft
er

s @
 16

" o
.c.

2x8 Ridge Rafter

2x6 Outlookers @ 16" o.c.

2x6 Outlookers @ 16" o.c.

1. All work shall conform to the following:
7th Edition, 2020Florida Building Code
7th Edition, 2020 Florida Fire Prevention Code (Life Safety Code)
7th Edition, 2020Florida Accessibility Code
2017 National Electric Code

2. Contractor shall field verify all dimensions and site conditions before 
commencing work.

3. Contractor shall furnish all additional data and documentation to
secure all required permits and shall coordinate this data with
the construction documents where required.

4. As a minimum, plans have been prepared in compliance with the
Florida Building Code and all state adopted changes.  Where more 
stringent codes are adopted, they shall govern the work.

5. All work shall conform to applicable state and local ordinances.

6. All electrical work shall conform to the National Electric Code.

7. All structural systems and sub-components are designed to withstand
170 MPH wind speed as per Section 1609 of the Florida Building Code
and ASCE-7-16 as applicable.

8. All structural systems and sub-components are designed to withstand
all lateral, dynamic, static, dead and live loads as prescribed in Chapter 16
of the Florida Building Code.  Foundations are designed in compliance
with Florida Building Code, Section 1805.

1. Construct enclosures around pipes, conduits, and ducts of the same 
material and finish as adjacent construction.

2. Provide and install necessary blocking, bracing, and reinforcement for 
surface mounted equipment, devices, and assemblies.

3. Contractor to field verify all site conditions and building dimensions.

4. Dimensions are face of wall or partition unless noted otherwise.

Finish Floor
0' - 0"

Top of Existing Wall
5' - 6"

Roof Bearing
7' - 4"

Grade
-2' - 6"

12
6

James Hardie Horizontal Lap Siding 
over new framing

Horizontal Lap Siding
direct applied over
existing CMU

5 V Crimp Metal Roofing Panels

6' 
- 4

 1/
8"

Finish Floor
0' - 0"

Top of Existing Wall
5' - 6"

Roof Bearing
7' - 4"

Grade
-2' - 6"

5 V Crimp Metal Roofing Panels

Shading indicates existing
structure to remain

Main House

Ridge Rafter is sloping

Finish Floor
0' - 0"

Top of Existing Wall
5' - 6"

Roof Bearing
7' - 4"

Grade
-2' - 6"

5 V Crimp Metal Panel Roofing

James Hardie Horizontil Lap Siding
over existing CMU wall

James Hardie Horizontal Lap Siding over new sheathing and wood stud wall

Ridge Rafter is sloping

Finish Floor
0' - 0"

Top of Existing Wall
5' - 6"

Roof Bearing
7' - 4"

Grade
-2' - 6"

12
6

Shading indicates
existing structure
to remain

James Hardie Horizontal Lap Siding
over wood stud gable end wall

James Hardie Horizontal Lap Siding 
over existing CMU wall

6' 
- 2

 1/
2"

This project is a roof addition to an existing flat roofed residential garage. The 
existing roof framing will remain in place with the removal of the overhang. New 
wood stud walls will be constructed on top of the existing framing to a height of 
24". Conventional roof framing consisting of 2x6 roof rafters will complete the 
6:12 roof pitch to match the existing Main House.

This project has been designed for a 170 mph (V-ult.) and 132 mph (V-asd.), 
Exposure B windspeed per Section 1609, 2017 FBC, 6th Edition.

This will be a Level 2 FBC Remodel.

Attic Storage

--

Overhang=   89 sq ft ~ +20/-89
Corner =   27 sq ft ~ +22/-70
Interior = 208 sq ft ~ +20/-39
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A1
Floor Plan

Robert L. Massengale

1/4" = 1'-0"1 1st Floor Plan 1/4" = 1'-0"2 Roof Framing Plan

General Notes

General Construction Notes

1/4" = 1'-0"3 East Elevation 1/4" = 1'-0"4 North Elevation

1/4" = 1'-0"5 South Elevation1/4" = 1'-0"6 West Elevation

Notes to the Plans Examiner

1/8" = 1'-0"7 Attic Electrical Plan

Use spare circuit in electrical panel below

Roof Pressure

# Revision Date



COMPONENT & CLADDING PRESSURES (psf)

WALL PRESSURES ROOF PRESSURES

INTERIOR
ZONE

END ZONE INTERIOR
ZONE

CORNER &
END ZONE

OVERHANG
ZONE

EFFECTIVE
WIND
AREA (FT)2

100

+30/-33

+29/-32

+27/-30

+25/-27

+30/-41 +12/-30 +12/-77 +12/-95

+29/-38

+27/-34

+25/-30

+12/-30

+11/-29

+10/-28

+12/-46

+11/-41

+10/-33

+12/-86

+11/-74

+10/-64

4 5 1 2 & 3 OH 2 & 3

A A

A
A

AA

A

H

End Zones "A" = 4 feet

INTERIOR ZONES
ROOF = ZONE 1 / WALLS = ZONE 4

END ZONES
ROOF = ZONE 2 / WALLS = ZONE 5

CORNER ZONES
ROOF = ZONE 3

Finish Floor
0' - 0"

Top of Existing Wall
5' - 6"

Roof Bearing
7' - 4"

Grade
-2' - 6"

Simpson HTSQ16SS

2"x6" Wood Stud
@ 16" o.c.

3/8" x 16" thru bolt
epoxy 3" into existing
concrete tie beam

Shading indicates
existing building
structure

existing 2x10 Roof Joists
@ 16" o.c.

Remove existing
overhang

(3) 2x10 continuous

James Hardie Horizontal Lap Siding
to match Main House, direct applied 
over existing stucco

Finish Floor
0' - 0"

Top of Existing Wall
5' - 6"

Roof Bearing
7' - 4"

Grade
-2' - 6"

Simpson RR @ each rafter 
attach with min. 3" nails as 
per manufacturers recommendations

2x6 Rafter @ 16" o.c.

15lb felt over 3/4" plywood sheathing

5 V Crimp Metal Roof Panels

2x6 Ridge Rafter

Existing 3/4" Plywood Decking over 
existing 2x10 Joists, repair or replace
any areas of damaged decking.

Finish Floor
0' - 0"

Top of Existing Wall
5' - 6"

Roof Bearing
7' - 4"

Grade
-2' - 6"

Simpson 'H8'
@ each stud

Simpson 'H2.5'
@ each stud

Simpson RR @ each 
rafter attach with min. 
3" nails as per mfg 
recommendations

2x6 Rafter

2x6 wood stud
gable end wall

3/4" sheathing
and vapor barrier

James Hardie 
Horizontal Lap 
Siding

Plywood Soffit

3/8"x16" through
bolt epoxy 3" into
exsting tie beam

(3) 2x10 continuous

James Hardie Horizontal Lap Siding
direct applied to existing stucco finish

Finish Floor
0' - 0"

Top of Existing Wall
5' - 6"

Roof Bearing
7' - 4"

Grade
-2' - 6"

Simpson 'H8'
@ each stud

Simpson RR @ each
rafter attach with min.
3" nails as per mfg
recommendations

Plywood Soffit

2x6 Rafter

2x6 wood stud
gable end wall

3/4" sheathing
and vapor barrier

James Hardie Horizontal 
Lap Siding

Simpson 'H2.5'
@ each stud

Minimum 15/32 APA 32/16 
Sheathing
8d Ring Shank Nails
at 4" O.C. at End Laps

8d Ring Shank Nails 6"
O.C. Infield

Roof Truss at 24" O.C.

8D Common Nails @ 4"
o/c @ Top 2x of Dbl Top 
Plate

Dbl Top Plate

Min. 15/32 APA 32/16
Sheathing

8D Common Nails at 4"
o/c @ End Laps

8D Common Nails @ 6"
o/c Infield

Sill Plate

8D Common Nails
@ 4" o/c @ Sill Plate

Designed in accordance with the Florida Building Code, 7th Edition 2020
ASCE 7-16
Vult = 170 mph
Vasd = 132 mph
Enclosed Building (Gcp = +/-0.18)
Exposure B
Importance Factor, lw = 1.0
CAT 2
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A2
Wall Sections

Robert L. Massengale

3/4" = 1'-0"1 Section 1 3/4" = 1'-0"2 Section 2 3/4" = 1'-0"3 Section 3 3/4" = 1'-0"4 Section 4

1/2" = 1'-0"6 Roof Sheathing Detail 1/2" = 1'-0"7 Wall or Ceiling Sheathing Detail

Wind Loads

# Revision Date
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A3
Elevations

Robert L. Massengale

1/8" = 1'-0"2 Street View - After

1/8" = 1'-0"3 Site HARC

1/8" = 1'-0"1 Street Vew - Before
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., May 25, 2021 at City 

Hall, 1300 White Street, Key West, Florida. In order to view the live feed of the meeting, you can tune in to Comcast 

channel 77, AT&T Uverse channel 99, or type this link into your browser: http://keywestcity.granicus.com/MediaPlayer 

If you wish to participate virtually, please contact HARC staff at 305-809-3973. The purpose of the hearing will be to 

consider a request for: 

CHANGE IN ROOF FORM FROM FLAT TO GABLE ON 

EXISTING ACCESSORY STRUCTURE. DEMOLITION OF 

ROOF OVERHANGS. 
#905 EMMA STREET 

Applicant –Titan Construction   Application #H2021-0023 
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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