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Site Plan History

1912 Sanborn Map –
Wreckers Cottage Moved South

& Turned North-Facing
(new house added as 615 A)

1926 Sanborn Map –
2-Story House Added West of

Cottage, obscuring from Frances
(new address 615 & 617)

1899 Sanborn Map –
Wreckers Cottage

West-Facing Orientation
(lot later split into 617 & 615)

1892 Sanborn Map –
~1880’s Wreckers Cottage

Street Facing West Orientation
(lot later split into 617 & 615)

Sanborn Maps History of Structures On 617 Frances Street

Exposed mortise & tenon 
construction techniques 

typical of the period
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Existing Site Plan  (Appendix 4)
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Proposed Site Plan  (Appendix 5)
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Proposed Design Plan
(Appendix 6)
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Site Development Summary – Variances Approved May 20, 2021
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Demolition Plan

Non-Contributing
addition proposed

for demolition

Non-Contributing/ 
Accessory
Structure 

(shed) to be
demolished

N
on-historic concrete porch
floor &

 steps proposed
for dem

olition

1920’s 2-Story
Conch House

1880’s 1-story
Wreckers Cottage
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South view.

West view.

Southwest view.
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Southeast view.

17
Overhead view. (from south)

Note – Pergola structure was removed by prior owner.
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West view.
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To be replaced with historically 
representative wood posts, balusters, 
and porch decking. Porch roof to be 
repaired/restored as needed.
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Existing Elevations  (Appendix 7)

SOUTH ELEVATION

NORTH ELEVATION

EAST ELEVATION   

WEST ELEVATION 
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Proposed Elevations  (Appendix 8)
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SCALE:

REMODELED WEST ELEVATION
1/4" = 1'-0"SCALE:

REMODELED NORTH ELEVATION
1/4" = 1'-0"

SCALE:

REMODELED EAST ELEVATION
1/4" = 1'-0"SCALE:

REMODELED SOUTH ELEVATION
1/4" = 1'-0"

3'-
4"

SCALE:

REMODELED WEST ELEVATION
1/4" = 1'-0" 1880'S WRECKER COTTAGE SCALE:

REMODELED EAST ELEVATION
1/4" = 1'-0" 1880'S WRECKER COTTAGE
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Existing & Proposed Streetscape  (Appendix 9)
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% Historical Fabric
To maintain the interior Dade County pine, this project 
proposes to strengthen the structure to code requirements 
by recladding the exterior, among other corrective measures. 
Existing historical siding on the Conch house will be removed, 
stored on site, stripped of loose paint, and reinstalled. Due to 
condition and a lack of proper maintenance, some siding will 
need replacement with new wood as needed. Historic siding 
will be massed toward the front of the Conch house, with 
replacement boards used toward the rear of the structure.

Based on a preliminary assessment, the % Historical Siding 
Fabric to maintained is estimated at 75%+ on the 1920’s 
two-story Conch House.

Note that no historic exterior fabric remains on the rear 1-
story cottage, which was stripped of exterior elements during 
a late 20th century addition. As such, this structure is 
proposed to be entirely reclad in its original board & batten 
material, per architectural drawings.
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Relocation Site Plan

• Front structure is 
raised to comply with 
new FEMA BFE 
elevation +15 inches 
(12” requirement + a 
3” cushion) AND 
moved 18 inches 
south to create side 
yard parking area for 
EV vehicle port. 
(south parking is not 
an option due to 
utility pole location)

• Rear structure is 
moved to east and 
reoriented to original 
west placement AND 
raised to BFE +15”.

utility pole utility pole
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Sealed Survey – 10/20/2020
(original hardcopy provided, 
also in Appendix 10)
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Site Photos

West view – Frances Street

West view –
utility pole obstruction

East view (rear).

North view.

East view (cistern).
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Adjacent Context Photos –
Frances & Ashe Streets

Photos show prevalence of rear & side additions 
and both conforming/non-conforming setbacks.
(No setback variances are sought for this project.)

ASHE STREET

FRANCES STREET
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Materials Specifications –
a) A/C Units: American Standard ground-mounted compressor, situated on concrete pad  

along north side front structure and located behind fencing – per site plan drawing.

Rear Cottage A/C Unit

Front Conch House A/C Unit



30

Materials Specifications –
b) Fencing: 1" x 3" P.T. Pickets / 2"x4" Rails (on edge) with Redwood posts Caps.

Height to match neighboring fences, but less than 48”
Painted white to match neighboring fence color.

Sample Design
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Materials Specifications –
c) Pool Equipment

Proposed Equipment:
Pentair for the pumps, filter and salt system, and Aquacal for the heat pump.
Equipment to be located along north side of front structure, conforming to required setbacks.

1. Filter pump, Pentair model 340038      à
1HP superflo pump

2. Filter, Pentair model 160317 clean
and clear 150 sqft cartridge filter.

3. Pentair ICHLOR I 30 Salt Chlorine ------------------------------------ à
Generator

4. Aquacal SQR 120 Heater/Chiller à

5. Waterfall pump, Pentair model
340038 1HP superflo pump.
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Materials Specifications –
d) Porch Decking: 5/4" x 4" T&G Pressure Treated Decking, painted gray.

Example finished floor style
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Materials Specifications –
e) Porch Balusters & Railing: Designed to complement historical but NOT replicate it.  
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Materials Specifications –
f) Siding: 1920’s Structure – 1/2" x 6"Pressure Treated Siding, as needed for repair.

1880’s Structure – Baton & Board Cement Board

1880’s Structure
Batten & Board Replicating

1920’s Structure
Siding Repairs
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SIDING – HC 144

PORCH CEILING – CW 585

TRIM – OC 64

SHUTTERS – HC 155

Materials Specifications –
g) Exterior Paint Colors & Locations  (Benjamin Moore Color Palette)
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Materials Specifications 
h) Pavers – Deck, Rear Porch & Path Areas: Thermal Blue Stone laid on permeable grate (no mortar)

Proposed construction technique is wood joists strung across concrete piers, with silca-style open grating 
(pictured below) laid in an alternating brick pattern for horizontal strength. Note that the stone pavers are not 
mortared to allow rain water to flow freely between stones.
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Materials Specifications –
i) Roofing for Front House: Berridge Victorian Metal Shingles to replace existing

EXISTING

REPLACEMENT COLOR – GRAY (reco?)
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Materials Specifications –
i. con’t) Roofing for Rear Cottage: Watkins Fire Rated Shake Shingles (or similar) 

- replicating appearance of likely original cottage roofing
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Materials Specifications –
j) Windows – PROPOSED REPLACEMENT
All historic windows in the front structure are severely compromised, suffering from water damage, extensive 
dry rot, termite damage and alterations, . Restoration is NOT recommended for 3 reasons:
1. COST: Restoration Cost Exceeds Replacement. Restoration of existing windows is estimated at +$24,000 for 

the surviving 12 historic windows, ranging from $1,500 to $2,500 per window – and this cost may go higher. 
In contrast, in-kind style/materials replacement windows would cost approx. $12,000 installed.

2. HISTORIC FABRIC LOSS: 65% - 90% Replacement Is Required. The extensive damage to wood components 
has compromised window structural integrity, which must be restored via extensive use of replacement 
wood, estimated to range between 65% and 90% of historical wood fabric. Additionally, original hardware 
and many mechanical components (latches, handles, weights, chains) have been removed by prior owners, 
and multiple panes of glass are cracked or scratched. The result of any ”restoration” attempt would defeat 
the point of maintaining original historic fabric and argues to “a condition beyond reasonable repair” – an 
allowed basis for historic window replacement. Additionally the Florida Dept. of State - Division of Historic 
Resources (p21) provides guidance that “Windows that are in good condition should be retained” - - yet 
these windows DO NOT MEET that criteria by any stretch (see next page).

3. SAFETY: ADA Accommodation is Requested for “Passive” Impact Protection. Replacement wood impact-
rated windows are requested for protection of a seriously handicapped individual and his medical caregiver 
who will be occupying the residence four to six months each year. This occupant and his caregiver are 
unable to close shutters, oversee the installation of hurricane protection devices, and/or relocate from 
premises in a hurried manner for a sudden evacuation. 

Per Project Architect & Contractor (licensed professionals):
“The deferred maintenance on the historic structure did 

enormous damage to the existing windows, both exterior and 
interior. The frames are no longer structural or rigid, counter 
weights and many original elements have been removed, the 

muntins and glass are frequently cracked, broken and / or 
missing, the frames are no longer tied to the building. It is our 

opinion that there is not sufficient salvageable historical 
fabric remaining with structural integrity to attempt 

restoration, and therefor windows should be replaced.”
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frame, rails, muntins, sill Rails, stiles, frame Rails, stiles, frame, stops Rails, stiles, muntins Rails, sill, casings, drip cap

Rails, stiles

Muntins

Rails, stiles, sashes, muntins Rails, stiles, sashes, sill Rails, stiles, sill, frame Rails, stiles, stops

Frame, stile
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All windows are proposed to be replaced with similar appearing 6-over-6 wood windows in the 1920’s Conch 
Structure that are impact resistant. The rear Cottage will use casement style windows to replicate the look of 
open air windows & shutters used in the original structure (see next page).

NOTE: See architect drawings for actual appearance, below are manufacturer reference specs only.
While Marvin windows are listed, we are happy to use the preferred manufacturer.

Materials Specifications –
j) Windows Con’t.: Replacement Wood Impact Windows

Front Conch House: West, North, South Elevations

All Cottage & East Facing (rear) of Conch House
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No original windows survive in the historic cottage. Photos from the era picturing the first owner in a similar 
structure he built suggest open or inward casement-style windows may have been originally used. As such, 
wood casement windows with impact glass are proposed, allowing the window to disappear when opened.

HISTORIC EXAMPLE NEW

Materials Specifications 
j) Windows Con’t.: 1880’s Cottage – Replacement (no surviving historic)

EXISTING COTTAGE
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Materials Specifications –
k) Shutters: Proposed Timberlane Resilience Impact Shutters
Existing shutters and hardware have all been replaced over the years, resulting in multiple designs, styles and function. All shutters 
on any historic non-impact windows are proposed to be replaced with aluminum impact-rated shutters (Miami-Dad HVHZ Category 
5 rated). These identical shutters were also installed on 405 Frances Street.

NOTE: Conforming wood replacement shutters would be used if impact rated wood windows are allowed to be installed.
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Materials Specifications –
l) Front Door: Custom impact rated paneled wood with glass panes (per architectural drawing)

Existing front door and hardware is not original, based on frame indications of replacement hinges & catch. Proposal is to replace 
with half glazed wood impact resistant door in similar historic style.   

PROPOSED:
Conch House Front Door

PROPOSED:
Cottage Front Door
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Existing Trees
(26 Christmas Palms, 1 Coconut Palm, 1 Alexander Palm

NORTH EASTSOUTHNORTH

WEST
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Existing Building Elevation  (2020 EC; O’Flynn Survey)
(Appendix 11)
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FEMA Conforming Required Height  (per Scott Fraser, Floodplain Administrator)

Note that all foundation piers require replacement, and we are proposing to move the original structure approximately 2’ south (the 
current street setback will not be changed) to create off-street parking in the north side yard for an electric vehicle. 

Scott Fraser Elevation Conversion Calculations
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Proposed Building Elevation

EXISTING

Existing Elevation:  At BFE of 8.0 feet
Elevation Above Grade:  24”
Existing Structure Height: 23’ 7”
Allowed Structure Height: 30’

PROPOSED

Proposed Elevation:  BFE + 1’ 3” (15”)
Elevation Above Grade:  40”
Proposed Structure Height: 24’ 11”
Allowed Structure Height: 30’
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