


Historic
Architectural

Gruidelines




4

...m..\ . -\m‘

*
1

‘-

A

ST NRENETL T A
.\ .\..b 4 b v
AN~ Y AR

Twniity Brvorde?

Pyom the Owighed Fispue Pl sas
PEAIVFEW, BetW ThHoms 14 Li¢vesh N FUPCers
Crastgaient scxnsk Wi oy OvSer wf e loce:

e Meares




I\ ¢ Y

N AN

<

peor Jog Bl g T



HISTORIC ARCHITECTURAL GUIDELINES

TABLE OF CONTENTS

PAGE 1 OF 3
Preface
I. Introduction 1
II. History of Design Guidelines in Key West 5

I1I. Historic Architectural Review Commission

Rules of Procedure 8
IV. Guidelines for Rehabilitation of Historic Buildings 13
V. Secretary of the Interior’s Standards for

Rehabilitation 16
VI. Design Guidelines in Key West’s Historic District

a. Building Exteriors 24
b. Building Interiors 25
c. Roofing 26
d. Gutters 27
e. Dormers 27
f. Solar Collectors 28
g. Scuttles and Skylights 28
h. Widow’s Walks and Roof Decks 28a
1. Windows 29
j. Shutters 30

k. Awnings 31



TABLE OF CONTENTS

PAGE 2 OF 3

1. Entrances, Porches, Doors, and
Exteriors Staircases
m. Ramps
n. Foundations and Lattice Infill
o. Exterior Colors
p. Paint Preparation Techniques

q. Additions and Alterations on Contributing,

Non-Contributing and Non-Historic Buildings

and Structures
r. New Construction in the Historic District
s. Demolitions and Relocations
t. Site Excavation
u. Decks, Patios, Hot Tubs and Pools
v. Outbuildings: Carports, Gazebos, Garages,
Sheds, Shelters and Accessory Structures
w. Fences and Walls
x. Air Conditioning Units, Antennas,
Trash Facilities and Satellite Dishes
y. Parking Areas, Landscaping and Open

Space Environment

32
34
34
35
36

37a through 37k
38a through 38q
39
39
39

40
41

42

43



TABLE OF CONTENTS

PAGE 3 OF 3

z. Commercial Storefronts and Signage 46

aa. ATMs, Displays, Carts, Information Booths

Kiosks and Vending Machines 47

bb. Business Advertisement- Signage 49 through 50w
cc. Murals in the Historic District 51
VII. Historic Architecture Design Principles 52
VIII. Architectural Styles of Key West 60
IX. Architectural Glossary 69

X. Map of the Key West Historic District 79






FREFACE

Land Development Regulaiions
SECTION i-2.7: Historic Architectural
Review Commission (HARC)

Establishment of the Histaric Architectural Review Commission

(HARC). The City Commission hereby finds that the preservation of the
character and appearance of the historic zoning districts of the City, as well as,
buildings, structures, and properties listed in the focal and national registers of
historic places, and buildings, structures, archaeological sitas, or districts
classified as “contributing” or “contributing but aftered” on the City Historic
Preservation Survey is a public purpose benefiting the educational, cultural, and
economic welfare of the citizens of Key Wast, and further finds that this public
purpose can be best achieved through a City agency having the authorily and
responsibilily to review and regulate certain changes in said areas. The City
Commission hereby creafes the Historic Architectural Review Commission
(HARC), which shall use the power and authority conferred upon it by the Cade
of Ordinances to further said public purpose.

This project has been financed in part with historic preservation grant assistance
provided by the National Park Service, U.S. Department of the Interior,
administered through the Bureau of Historic Presarvation, Division of Historical
Resources, Florida Department of State, assisted by the Historic Preservation
Advisory Council. However, the contents and opinions do not necessarily reflect
the views and opinione of the Department of the Interior or the Florida
Department of State, nor does the mention of trade names or commercial
products constitute endorsement or recommendation by the Department of the
Interior or the Florida Department of State.

This program receives Federai financial assistance for identification and
protection of historic properties. Under Title Vi of the Civil Rights Act of 1964,
Section 504 of the Rehabilitation Act of 1973, and the Age Discrimination Act of
1975, as amended, the U.S. Department of the Interior prohibits discrimination on
the basis of race, color, national origin, disabiiity, or age in its federally assisted
programs. If you believe you have been discriminated against in any program,
activity or facility as described above, or if you desire further information, please
write to. Office for Equal Opportunity, National Park Service, Post Office Box
37127, Washington, D.C. 20013-7127
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- Construction of swimming pools and/or decks

- Placement of temporary facilities such as vendor stands

- Miscellaneous structures (i.e. towers, etc.)

- Improvements of a right-of-way, public and private

- Exposed utilities

- Historic interior public spaces

- Interiors of all property individually listed on the Nationai Register

The design guidelines pertain to buildings of all occupancy and construction types,
which are categorized as located within the historic planning zones of the city. They
apply to permanent and temporary exterior construction affecting structures
listed on the local, state and national registers of historic architecture. They also
apply to infill construction, development or alterations to noncontributing
structures, which may negatively impact architectural historic zones. The
exact boundaries of historical zoning districts are found on the official Key West

zoning map.,

The guidelines are based upon the foundation of the Secretary of the interior's
Standards for Rehabilitation and Guidelines for Rehabilitating Historic
Buildings. These national standards were implemented to prevent the loss of our
historical architectural heritage and are the basis for establishing design guidelines
for historic districts. The Key West Land Development Regulationa also contain
many provisions pertaining te historic structures and districts. Whether a structure is
considered contributing or noncontributing is an important factor in the decision
that HARC makes regarding the impact upon the building and its streetscape.

Contributing and Noncontributing Structures

Contributing buildings are more significant historically and architecturally and should
be rehabilitated more carefully than nonconiributing structures. However,
noncontributing buildings cannot be changed in ways which would detract from the
integrity of the overall neighborhood, district or streetscape, and must be considered
in conjunction with thelr location and relationship to nearby buildings. The City
Building Department maintains a copy of the site inventory of Key West's Historic
properties. The buildings were surveyed in 1876 and then again in 1998 to evaiuate
and determine the contributing or noncontributing status of each buiiding.
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What are Historic Resources?

Historic resources as defined in Chapter 267 of the Florida Statues are;

any prehistoric district, site, building, object, or other real or personal property
of historical, architectural, or archaeological value. These properties or
resources may include, but are not limited to, monuments, memorials, Indian
habitation, ceremonial sites, abandoned settlements, sunken or abandoned
ships, engineering works, freasure trove, arlifacts, or other objects with
intrinsic historical or archaeological value, or any part thereof, relating to the
history, government, and culture of the state. (s.267.021(3), F.S. 1986).

Historic rosourcos aro the non ronowablo visible romains of tho past. Once they arc
lost, they can never be replaced. The preservation and maintenance of historic
resources results in a community's sense of stewardship for present and future
generations. The analysis and interpretation of historic resources are not
undertaken just fo understand the past, but to give a community a sense of its

uhigue place in history.

The National Register of Historic Places and the Florida Site File Inventory

Historic resources are defined in a national context by the National Register of
Historic Places, which is maintained by the National Park Service, under the
Department of the Interior. The criteria used by the National Register to determine
historical significance can also be uscd as a guidoline for local determination and
listing. The criteria for listing on the National Register are:

1. A property is associated with events which have made a significant contribution to
the broad patterns of history; or

2. A property is associated with the lives of persons significant in the past; or

3. A property ia significant if it embodies the distinctive characteristics of a type,
pericd, or method of construction, for example, it represents the work of a master, or
if it possesses high artistic vaiue, or if it represents a significant and distinguishable
entity whose componoents may lack individual distinction, auch as a district: or

4. A property that yields, or may be likely to yield, information important in

prehistory and history.

The Florida Department of State, Division of Historical Resources utilizes the
nationat criteria and/or resource age of fifty (50) years or older.

All historic buildings, structures, archaeological sites, districts, and neighborhoods
are classified and designated on the City of Key West, Florida Historic Sites
Surveys, which was approved by the City Commission. Such buildings, structures,
districts, and neighborhoods are divided into two classes:

5/14/02 3
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11, History of Design Guidelines in
Key West

Key West citizens have been aware of their unique architectural heritage for
decades. “During the Depression, funds from the Federal Emergency Relief
Administration were used to restore and emphasize Key West's indigenous
architecture, historical background and intangible charm”.@©

In 19589, the destruction of the Caroline Lowe House by fire and the decay of the
Geigor House (restored as the Audubon House) generated the intorest which led to
the formation of the Oid Island Restoration Foundation, which currently operates the

Hospitality House and the QOldest House.

In 1963, the Florida Legislature granted the authority to the City of Key West to
create an architectural review board.@ The board was not established at that time,

howevaer.

In 1965 (and amended in 1969), the Florida Legislature passed a law to allow the
Key Wost City Commission to ostablish the Cid lsland Restoration Commission.
The OIRC was charged with the responsibility for “the preservation of historic
buildings...in the Old Section of Key West’® To achieve this goal, the City
Commission was allowed to provide the OIRC powers, which included architectural
review over any new construction or alteration to structures within the Old Section.
The legal boundaries of this area may generally be described as follows: from the
harbor on the west side of the island, to White Street, fo Angela Street, and to
Whitehead Street, and excluding Duval Street from Eaton to Angela streets. The
City Commission accepted the powers granted by state law and created the OIRC.

The destruction in 1968 of one of Key West's most architecturally significant
buildings, the Convent of Mary Immaculate, helped to focus the community’s
attention on the noed for strong local precervation laws.

In 1972, the Historic Key West Preservation Board was established by the State
Legisiature. Among its powers, the Board was authorized to “draft a historical plan
of development for the City of Key West and surrounding area, and...to recommend
to the governing body of the City of Key West the creation of an historical district or
districts...” The same act authorized the City Commission to: 1) estabiish historic
districts; 2) name an architectural review board; and 3) define the procedure for the
review of building pians for any building to be erected, renovated or razed which is
located or to bo locatod within the dosignated historic districts.@ The City did not
utilize this authorization as architectural review was being provided by the OIRC.

5/14/02 5
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in 1878, the Governor and Cabinet deeighated certain portions of Monroe County,
Florida, as an area of Critical State Concern. Subsection 5 of section A of Rule 22F-
8.03 stipulated that one of the prime objectives of the designation was the
“protaction of the historical heritage of the Florida Keys and the Key West Historicai
District”.  Subsection {a) of subsection 5 indicated that “a management and
enforcement plan and ordinance shouid be adopied by the City of Key West,
providing that designs and uses of development and reconstruction within Key West
Historical Preservation District shall be compatible with the existing unique
architectural styles and shall protect the historical value of the district”. Essentially,
dosignation of Key West as an area of Critical State of Concern meant that the local
culfural resources had statewide significance.®

Sovoral survey projecte woare undertaken to document the historical, architectural
and cultural resources in Key West. In 1967, the Historic American Buildings Survey
{HABS) surveyed eighteen significant Key West buildings, providing architectural
drawings and photographs. in 1974, the Milo Smith and Associates firm was hired
by the Historic Key West Preservation Board fo evaluate Key West's historic
structures. The Smith team surveyed 1,270 structures, noting thirty-nine primary
buildings (3% ), and 368 (28%) secondary structures.

In 1976, the Florida Division of Historical Resources (then the Florida Division of
Archivos, History and Records Management) contracted with the Historic Key West
Preservation Board to complete a comprehensive inventory of historic,
archaeological and architectural sites. The 1976 Survey resulted in the compietion
of over 3,000 Florida Master Site Files. The individual sites met local and statc
criteria, and generally met National Register criteria, as follows: 1} the site must be
50 years old. (in Key West, all buildings surveyed appeared on the 1912 Sanbomn
Map); andfor 2} The site musi be associated with historical events which made a
contribution to Florida’s or Key West's history; and/or 3) The site must be associated
with the lives of persons significant in Florida’s or Key West's past; and/or 4) The
building must embody distinctive characteristics of a type, period or method of
construction without major exterior alterations.

The rosulte of the 1876 curvey wers compiled in tho Cultural Resource Survey
Report published by the Florida Division of Historical Resources. The
documentation resulted in the 1983 listing on the National Register of Historic Places
of a new Key West Expanded Historic District. The new boundaries extend the
original district to include the area between Whitehead Street and Emma Street and
eastward from Angela Strest to Waddell Street, and extending to Reynolds Street.

In 1984, the Key West Naval Station was listed as a separate National Register
District with 23 historic buildings.

The Old Island Restoration Commission continied to serve as the Cily's
architectural review commission. Hs name was changed in 1986 to the Historic
Architectural Review Commission (HARC).

514/02 6
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LI, Historic Architectural Review
Commission (HARC)

Raules of Procedure

PURPOSE/SCOFPE

1) To estabiish procedures for

the Historic Architectural Review
Commission (HARC) to process
applications for certificates of
appropriateness for (1) any
changas in the extemnal
appearance of existing structures,
(2} design of new structures; and
(3) for demaiition of existing
structures within the Key Woest
Historic Preservation zones and
tha Nafional Ragister Historic
District or designated as individual
properties.

2) To establish procedures for

the HARC to conduct hearings or
workshops related t{o historic
praservation, and review
nominations for designation of
properties to the local/national
regigters. Inventnry matarisls are
to be compatible with the Florida
Master Site File.

General Rules

The Key West Historic
Architectural Review Commission
shall be governed by the terms of
the City of Key West Land
Developrnent Regulations, Chaptar
I, Resolution 87-10. Adrticle I,
Section 1-2.F and Chapter il
Article X, Section 3-10 3.

5/14/02

POLICY/PROCEDURE
Jurisdiction

The Historic Architectural Review
Commission shall have the power
fo carry out the duties and
responsibility conferred upon it by
the City of Key West Land
Development Regulations, and
shall perform said duties in order fo
augment and preserve the
character and distinctive
appearance of the historic districts
of the City. The HARC serves as
an advisory Commission to the
City of Key West commissioners
sitting as the Board of Adjustment.

Members, Officers and Duties

1) From among its members,

the HARC shall annually elect a
Chairperson, Vice Chairperson and
other such officers as it deems
necessary.

2) A vacancy ococurring in any
office shall be filled within 60 days
by a majority vote of the remaining
board members.

3) The City shall provide
adequate staff to allow the
Commission to perform its duties.
The City Manager shall provide
sufficiant funds within the general
funa that will provide secretarial
support, = a professional pre-
servation plannar, and one full-tima
nspector, and shall cause the
minutes of all meetings fo be
recorded, franscribed in summary




form and submitted fo the HARC
for its approval,

4) The Chairperson, or in his
absence, the Vice Chairperson,
shall preside at all meetings and
hearings of the Historic
Architectural Review Commission
and decide all points of order and
procedure.

Voting

1) Mo Historic Architectural
Review Commission member shall
take part in the hearing,
consideration or determination of
any case in which hefshe is
personally or financially interested.
To avoid a conflict of interest or the
perception of such a conflict, the
nature of the Commissioner's
relationship should be stated for
the record.

2) No Commission member

shall vote on any matter deciding
an application or a request fo
reconsider unless he/she shall
have attended the Commission's
previous deliberations on such
application, or shafl otherwise have
the approval of the Chairman fo
vote on such matter. The
Chairman’s approval shall be
contingent upon the assurance by
the member that he or she is
familiar with the application
application and has reviewed the
minutes of any meetings at which
the application was discussed.

Meetinas

1} The Commission shall

convene on a regularly scheduled
basis at least once each month,
and notice of such meeting shall
be published in a newspaper of
general circulation in the City at

5/14/02

ieast five (5) days in advance
thereof. At any special or regular
meefing the HARC may set a
future meeting date. The State
Historic Preservation Officer shall
be notified of all mestings at least
thirty (30) days prior to the
meeting.

2} Special meetings may be

called by the chairman or by
written notice signed by three (3)
voting members. No official action
shall be taken during any special
meeting unless three (3) members
concur.

3) All meetings of the Com-
mission shall be open to the pubiic.
A public record of the
Commigsion's minutes and
resolutions shall be maintained
and made available for inspection
by the public. Minutes of each
meeting shall be submitted to the
State Historic Preservation Officer
within thirty (30) days with a record
of attendance of Commissioners
and public attendance figures.

Attendance/

Historic Architectural Review
Commigsion

1} Historic Architectural Review
Commission members are
expected o attend the foliowing
meetings: (A) Regular Historic
Architectural Review Com-mission
meetings, which are de-fined as
those meetings
regutarly scheduled to canry out the
duties of the Historic Architectural
Review Commission. (B) Special
Historic  Architectural  Review
Commission meetings which are
defined as those meetings called
by the Chair of the Historic
Architectural Review Commigsion
upon at least five (5) calendar days
nofice to each member, or
scheduled by a majority of the




Historic  Architcctural  Review
Commission at a regular meeting.
2} If a member of the Historic
Architectural Review Commission
fails to attend two (2) of three (3}
consecutive regular meetings,
without cause and without prior
approval of the chairperson, the
board shall declare the member's
office vacant. The Mayor, with
consent of City Commission, shall
fill the vacancy by appointment.
The State Historic Preservation
Officer shall be notified of any
change m the Commission
membership within thirty days of
action.

Annual Reccommendations fo
City Commission

From time fo time, and by October
of each year, the HARC shal
review its procedures and, where
revision is needed, recommend to
the City Commission rovised
regulations for the conduct of its
business which shall govern the
HARC upon  approval or
amendment - by the City
Commission, or upon the
expiration of forty-five (46) days
without final Cily Commission
action thereon. Said rules at all
times are subject fo amendment by
the City Commission (Section
16.03).

Legislative Procedure

1} Three members of the Historic
Architectural Review Commission
shall constitute a quorum (Section
16.03).

2) In order to carry, a rmotion to
recommend approval or a motion
for denial of a petition for
designation of a structure or district
as historically significant shall
require a simple majority vote of
those members who are present

5/14/02

and voting. Likewise, a motion to
recommend approval or a motion
for denial of a petition for
designation of a site as
archaeologicaily significant shall
require a simple majority vote of
those members who are present
and voting.

3) A motion to recommend the
suspension of an action, issuance
or denial of a Certificate of
Appropriateness shall require a
simple majority vote of those Board
members who are present and
voting in order to be carried.

4} If an application is approved,
the presiding member of the HARC
shall sign and date the application.
if disapproved, the applicant may
modify and  resubmit the
application or may appeal the
HARC decigion. If an application is
deferred or disapproved and the
applicant would like to pursue the
project, they must ask staff to add
them to the agenda. Any required
documentation must be submitted
at least one week before the
meeting.

5) Recommendations to the City
Commission or {0 government
officials for special study items or
enforcement measures shall also
require a simple majority vote of
those Historic Architectural Review
Commission members who are
present and voting.

6) Application for the Cerfificate

of Appropriateness shall be filed
with the HARC, which shall within
thirty (30) days vote at its meeting
to approve or disapprove work
based on the Design Guideline for
Key West and the Secratary of the
Interiors Standards for
Rehabilitation. The above thirty
(30) day time period shall not
include the foilowing: Periods of
plan redrafting or compilation of

10
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additional information requsasted
by the applicant or by HARC;
application deferrai(s) where the
applicant is not present at one (1)
or more HARC meetings or where
said meeting(s} is/are cancelled
(Section 16.04).

7} To the extent possible, HARC
will observe the precedents of a
previous HARC approval on the
subject property or a related
parcel.

HARC Report and Agenda

1) Copies of the HARC agenda
shall be made available fo the
public at the Building Department
prior o each scheduled meeting.
2) Mo now items may be placed
on the HARC agenda after the
time the agenda has been finalized
unless approved by the Chair of
the HARC.

3) For proposed designation
roviows, tho notice of the public
hearing shall be published in a
newspaper of general circulation at
lsast ten (10) calendar days but
not mors than twenty (20) calendar
days prior to the public hearing.

4} National Rogister nominations
shali be considered at public
meetings conducted by the HARC.
Motices of theso mootings shail
appear in advertisements of the
HARC agenda; these
advertisements shall appear in a
newspaper of regular circulation at
least five (5) days prior to the
HARC meeting. Any additional
notices shall be made as required
by the US. Department of the
Interior. Where appropriate,
meetings wil be heid at the
neighborhcod level. The State
Historle Preservation Officer shall
be notified immediately of all new
historic designations or alterations
of existing designations.

5/14/02

&) An annual report covering the
period from the previous October 1
through September 30 shall be
prepared by the Preservation
Planner and submitted to the City
Commission and the State Historic
Preservation Officer by November
1 of each year,

Order of Busineses at the HARC
Agenda
1) Callto order
2} Approvai of Minutcs
3} New applications for
Certificate of Appropriateness
4) Deferrad Applications
5) Discussion ltems/Other Business
6) Adjournment

Procedural Rules

1} The rules contained in the
current cdition of Robert's
Rules of Order shall be
observed during meetings in
all cascs where they are
applicable.  Otherwise, the
special rules adopted by the
HARC prevait.
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DU’S AND DONT’S FOR HARC MEMBERS

Read the City’s HARC guidelines and other historic preservation regulations
and refer to them often.

Be friendly with all applicants and leave them with a good impression of the
local government process.

Use the design guidelines when making a decision on the appropriateness of a
building alteration.

Review each application as a separate case and apply the regulations criteria
each time,

Remember due process.

DO NOT

5/14/02

Apply your idea of what is “pretty” or “in good taste” to decide if a proposed
alteration is appropriate.

Require the design of all new buildings, alterations or additions to follow a
particular theme or architectural style.

Embarrass the applicant by criticizing his/her application openly in the
meeting or in the media.

Tum down an application without giving the applicant specific guidance as to
how the application could be improved to meet the criteria of the ordinance.

Be hesitant to ask the applicant for more information if the application is
incomplete or if there is not enough information to make a decision.
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IV. Guidelines for Rehabilitation
Of Historic Buildings

The Key West Architectural Guidelines are firmly based on the Secretary of the
Inferior's Standards for Rehabilitation. The Guidelines for Rehabilitation were
developed to intarpret and explain the Standards. They were also written to assist
cultural resource managers and owners of significant structures to manage them
with sensitivity and to preserve their architectural integrity and historical significance.

The Federal guidelines for rehabilitating historic buildings were first developed in
1977 to assist propetty owners, developers, and government managers apply the
Secretary of the Interior’s “Standards for Rehabilitation” during the project planning
stage by providing general design and technical recommendations. Together with
the “Standards for Rehabilitation” they provide a model process for owners and
developers.

The guidelines are intended to assist in applying the Standards to projects generally;
they are not intended to give case-specific advice or address exceptions or rare
instances. They cannot tell which features of a specific historic building are
important in defining its historic character and should be preserved or which features
could be altered, if nacessary. Case-by-case decisions are best accomplished by
seeking assistance from qualified historic preservation professionals in the planning
stages of a project. Such professionals include architects, architectural historians,
historians, archaeologists and others experienced in the preservation, rehabilitation
and restoration of historic properties.

The guidslines pertain to historic buildings of all sizes, materials, occupancy, and
construction types, and apply to interior and exterior work as well as new exterior
additions. The guidelines seek to assure the preservation of a building’s important
or “character-defining” architectural materiale and features and also make an
efficient contemporary use possible. The rehabilitation process begins with
protection and maintenance; the work should be designed to achieve preservation
goals When some deterioration is present, repairing a building's historic materials
and features is recommended. However, when the deterioration Is so extensive that
repair is not possible, the replacement of historic materials and features with new
materials is then considered. The complex design issues of alterations and
additions require particular sensitivity to preserve a building’s historical character.

5/14/02 13
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V. U.8. Secretary of the Interior’s
Standards for Rehabilitation

The following Standards are to be applied to specific rehabilitation projects in
a reasonable manner, taking into consideration economic and technical
feasibility within any historic preservation district or other designated historic
site or rasource. “The Design Guidelines in Koy Woet ‘s Historic District” ars
hased upon The U.S. Secretary of the Interior's Standards for Rehabilitation
and Guidelines for the Rehabilitation of Historic Buildings, as are the city
ordinances and Land Devclopment Regulations which authorize the
guidelines and the Historic Architectural Review Commitiee (HARC). An
applicant for development or a building permit shall comply with the Key West
Design Guidelines (including the U.S. Secretary of the Interior's standards)
pursuant to procedures set forth in Sections 1-2.7 and 3-19.3 of the Land
Development Regulations,

1. A property shall be used for its historic purpose or be placed in a
new use that requires minimal change to the defining
charactoristics of the building, and its site and environment.

2. The historic character of a property shall be retained and
preserved. The removal of historic materials or alteration of
featuree and spaces that characterize a property shall be
avoided.

3. Each property shall be recognized as a physical record of its
time, place, and use. Changes that create a failse sense of
historic development, such as adding conjectural features or
architectural elements from other buildings, shall not be
undertaken.

4. Nost properties change over time; those changes that have
acauired historic significance in their own right shall be retained
and prescrved.

5. Distinctive features, firishes, and construction techniques or
examples of craftsmanship that characterize a historic property
shall be preserved.

8. Deteriorated historic features shall be repaired rather than be
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature shail match
the old in design, color, texture and other visual qualities and,
where possible, materials. Reolacement of missing features shall
be substantiated by documencary, physical or pictorial evidence.

7. Chemical or physical treatments, such as sandblasting, that
cause damage to historic materials shall not be used. The surface
cleaning of structures, if appropriate, shall be undertaken using
the gentlest means possible.

16

ZENCA S e e e e

Holk copl









2. The historic character of a property shall be retained and preserved.
The removal of historic materials or alteration of features and spaces

that characterize a property shali be avoided.

Character defining elements such as porches, columns, finials, hood moldings, and
the forecourt relationship of a building fo the strest arg all important character
defining elements. Enciosing porches or constructing new eiements between an
historic building and the street should be avoided. Removal of elements including
column capitals, hood moldings, finials, cupoclas, entablaturee, etc; ehould be
avoided, If severe deterioration requires their removal, they should be replaced at
the same time. Leaving deteriorated elements intact without repair is preferabie to
their romoval without immeadiate replacemaent.

3. Each property shall be recognized as a physical record of its time,
place, and use. Changes that create a false sense of historic
development, such as adding conjectural features or architectural
elements from other buildings, shail not be undertaken.

Each property contributes its own unique characteristics to the district. Modifications
such as converting a mid 20" century stucco fagade to replicate a wood Victorian
mansion should be aveided.

4. Most properties change over time; those changes that have acquired
historic significance in their own right shall be retained and proserved.

Historic properties are a record of the development history of a community and the
standards recognize that changes have, and will continue to take piace. President
Harry S. Truman converted a Victorian mansion to his Key West retreat, * the Little
White House”. Returning it to its pre-Truman era appearance wouid be inappropriate
as his modifications "have acquired significance in their own right”.

These standards recognize that some exterior and interior aiterations to the historic
buildings are occasionally ncoded to asaurc continued use, but it is important that
such alterations do not radicaily change, obscure, damaged, or destroy character —
defining materials, features, or finishes.

The construction of an exterior addition to an historic building may seem to be
essential for the new use, but such new additions should be avoided, if possible, and
considered only after it is determined that those needs cannot be met by altering
interior space. The building’s features should not be radically changed, obscured,
damaged. or destroyed. HARC shall allow additions, preferably at the rear of the
structure.

Additions shouid be designed so that they do not compete with the historic
characteristics of a building, site or ita environment. With tight building sites in Key
West, construction of an addition in the rear of the property i not aiways possible,
but respecting the scale, detailing and special relationships of the historic elements
will result in a successful project. Hopefully, our contemporary additions will “acquire
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BUILDING
EXTERIORS - MASONRY

Although the most common building material in Key West is wood, numerous historic
masomry structures of stone, brick, concrete or stucco are located in the historic
zoning districts, especially in the commercial sectors.

Masonry features such as brick cornices, stone window architraves, masonry
pediments and terra colta brackets contribute to the historic significance of Key West

masonry structures.

Masonry surfaces such as textured stucco and patterned brick are distinguished
architecturally and historically by different bonding styles, jointing techniques,
surface treatments, brick lypes and colors. Although masonry is extremely durable,
it can be permanently damaged by poor or improper maintanance, apphcation of
non-permeable coatings, and harsh or abrasive cleaning techniques.

1. Masonry features must be repaired using accepted and recognized preservation
techniques that avoid harm to original historic fabric. Masonry surfaces will not be
cleaned using abrasive sand or water-blasting techniques or other abrasive
techniques which accelerate the aging and deterioration of the historic buiiding.

2. Masonry surfaces may be cleaned using non-destructive chemical cleaning
compounds approved by state and federal preservation architectural preservation
staff.

3. Non-permeable coatings shall not be used on historic masonry structures.

4. Replacement materials such as brick, stone, omamental concrete blocks, and
stucco must be simitar in color, dimension, density, texture and pattern to original
historic masonry fabric.

5. If a portion of historic masonry is too deteriorated to repair effectively, it may be
reptaced on an in-kind basis using existing physical evidence to guide the work. The
replacement portion should resembie the original as closely as possible in all details
inctuding texture, color, placement, mortar, pattern, dimension and density,

6. Physical evidence guiding the repair or replacement work may inciude the actual
portions of surviving masonry fabric, historical photo-documentation, verifiable
historic descriptions or new designs based on the original which are compatible with
the size, scale, material and coior of the historic building.

7. Masonry joints must be re-poinfed using materials compatible in color,
consistency, permeability and texture, Mortar that is deteriorated shouid be removed
by hand-raking the joints carefully.

BUILDING INTERICRS

Alterations to the interior of historic public spaces such as banks and hotel lobbies,
audiforiums, theatres and public offices: the intarior of any property individuaily listed
on the National Register; or of the interior of a property that was the location of a
historical event, are subject fo HARC review, to promote reuse and prohibit the

irretrievable loss of the interior historic fabric,
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ROCOF
SECONDARY STRUCTURES:

Gutters

Gutters on historical buildings in Key West
were often recessed under the roofline.
Many of these historical gutters have
been neglected and have deteriorated.
The installation of modern metal gutter
systems is detrimental to the appearance
of historic architecture and should be
avoided unless jts design minimizes
inferference {o architecture and the
gutters will actually prevent waler

damage.

1. Gutters must be installed so as not to detract from the design and architecture of
the structure.

2. The installation of gutters must minimize damage to the historic fabric of the
structure and should not radically change, obscurs or destroy character-defining
features, materials. or finishes.

3. Gutters originally installed as an integral part of roofing system (i.e. enclosed box
drainage) should be maintained and retained whenever possible.

4. The half-round gutter style is most appropriate for buildings constructed prior to

1900.
5. Either the half-round or “ogee” styfe of gutter may be appropriate on structures

erected affer 1940.

Dormers
A dormer addition must be in scale and
harmony with the building’s design.

1. New dormers may be instailed to replace historical dormers when they can be
substantiated by documentation or as additions to noncontributing buildings.

2. Dormer design must be compatible with building style (similar in style to dormers
normally found on that type building in Key West), Roof pitch and materials of
domer construction should match that of the original structure closely.

3. Dormer size must be in proportion to the building and its roof. Oversized or
undersized dormers are inapgropﬁate.

4 Generally, dormers on 187 century buildings were designed with a gable roof.
Dormer additions to bungalow-styie structures generally had a shed roof.

5. The juncture of a dormer roof with the main roof should be below the ridgeline of

the main roof.
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Solar Collectors

HARC is supportive of the citizens of Key West awareness of sustainability and energy efficiency issues.
The retention and adaptive use of historic buildings preserves the materials, embodied energy, and
human capital already expended in their construction. The reuse of buildings is one of the greener practices in
the overall promotion of sustainability.

HARC believes that energy conservation in historic buildings can be  accomplished  responsibly
without compromising the qualities that define their historic character. In an effort to promote the reduction of
carbon footprint and energy conservation HARC suggests the following recommendations to our citizens: use
of energy rated appliances and mechanical equipment, reuse and use of existing cisterns, preservation and
reuse of as much historic materials as possible, planting trees and installation of insulation materials on
ceilings, roofs and walls.

1. HARC supports the introduction of new and emerging technology for renewable energy but will seek to
achieve this by ensuring equipment is instalied without permanent detriment to the historic fabric already
established in the district and the least visual impact to buildings and streetscapes HARC’s goal is high
performunce conservation with low public visibility. HARC recommends applicants exhaust all other ways
of reducing the carbon footprint before putting forward applications for the installation of solar devices.

2. Any proposal to install solar energy collectors shall be based on a hierarchy of preferred locations
starting with roofing not visible from public streets, then locations within rear gardens or on pergolas
and only if none of these are viable  because of orientation or overshadowing will HARC consider
schemes which involve collectors on roofing areas or other locations visible from public streets.

3. Any proposals that include collectors and/or related equipment and cabling visible from public streets
will be required to show (by way of calculation of energy outputs) that it is not possible to achieve
similar performance from equipment located away from public view.

4, Installations shall not exceed power generation greater than that reasonably needed for the property. All
applications must contain calculations of power outputs and on energy retained.

5. Character defining features of existing buildings (i.e. roofline, chimneys, and dormers) shall not be
damaged or obscured when introducing new roof or exterior wall-mounted energy conservation systems.

6. All energy collection equipment shall be screened or hidden to the greatest possible while still
achieving maximum function and effectiveness.

7. On pitched roofs, solar collector arrays shall run parallel to the original roofline and shall not rise above
the peak of the roof. On flat roofs, solar collector arrays shall be set back from the parapet edge or wall/
roof conjunction and may be set at a slight pitch if not highly visible from public streets.

8. All energy collection equipment shall be considered part of the overall design of the structure. Color,
shape and proportions of the solar collection array shall match the shape and proportions of the roof. Single
installations on single-plane roofs are preferable to disjointed arrays or arrays on multiple roof planes. If
more than one array is needed, it shall be limited to one panel section on each side of the structure if the
arrays cannot be placed on a rear location. Scattered or disjointed arrays are not appropriate.

9. All energy collection equipment shall not be mounted to project from walls or other parts of the
building.

Scuttles and Skylights

1. Plastic dome skylights are inappropriate in the historic district.
2. Original wood roof windows, scuttles and skylights should be retained and repaired wherever possible.

APPROVED BY ORDINANCE 12-07/ May 1, 2012 Page 28






WINDOWS

Historical structures in Key West
traditionally had wooden 6/6 doubie-
hung sash windows. However, 2/2
double-hung sash windows were also
common and some 20™ century
buildings used 1/1 or 3/1 double-hung
sash. Window dasign is an important
component of architectural design,
and particular care must be taken to
pravent not to change, damage or
destroy character-defining materials
or features in the process of
rehabilitation.  Stained glass was
rarely found in residential or
commercial buildings in Key West
with the exception of small transom
.7 windows of cranberry or ruby glass
. over the main doorway.
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1.0riginal windows should be repaired by patching, stripping, reinforcing or
rebuilding to prevent réplacement of historical windows whenever possible.

2. Historical window features including frames, sashes, thin muntins, glazing, sills,
jambs, and moldings should be preserved. /n-kind replacement of deteriorated
features is recommended whenever feasible. For example, most historic structures
in Key West had putty-glazed windows. Contemporary double hung replacement
windows with thick muntins are not appropriate. (Manufacturers specifications are
required with submittal).

3. Repiacement windows on confributing structures should be made to fit the original
window opening without the use of blocking or infill. Such replacement windows,
sills, muntins, sashes, strrounds and other window features should be of similar and
compatible configuration, material, size, design, and placement as those of original
windows.

4. Replacement windows on non-contributing buildings may be of a different style
that is compatible with the character of the building and its neighborhood.

5. The addition of new window openings on primary elevations of contributing
huildings 8 not appropriate unless documentation exists showing historic
appropriateness.

6. HARC may allow the addition of new window openings on secondary elevations
as ong as the historic visual integrity of the siructure or the surrounding district is not
adversely affected.

7. Window glazing shali be cfear and transparent untinted, nonreflecting glass.
Raptacement glazing on contributing structures should maich the original as closely
as possible.
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8. The use of laminated impact-resistant glass, wind resistant films, glass or
Plexiglas, which does not alter the appearance of windows on the exterior, is
allowed. Materials and detaiis should be selected so as to minimize visual impact on
the historic structure.

9. Stained glass may not be used on the primary or publicly visible elevations of a
building unless it can be documented as historically as original. The use of stained
glass on primary facades is usually inappropriate because it was not historically
used in Key West with the exception of church window instaliations.

10. Original windows, transoms or sidelights may not be moved, changed in size,
shape or design, boarded up or bricked over.

11. Wood or metal jalousies may be appropriate if proportioned properly with respect
to the fagade and if they are historically appropriate to the design of the building.
Aluminum windows are generally inappropriate on contributing structures.

SHUTTERS

Exterior features such as shutters and
blinds are an integral part of Key West
architecture and should be preserved
and/or replaced accurately io retain the
full beauty of the architecture. Wooden
shutters are significant features that
define the historic character of many Key
West buildings. Historically, shutters in
Key West were operable wood-louvered,
solid board, or steel. Both top-hinged
Bahama style shufters and side-hinged
shutters were common.

|

1.Historic shutters should be retained,
repaited and preserved whenever
possible.

2. If existing shutters are oo deteriorated
to repair, they should be replaced on an
in-kind basis with functional shutters of
similar design made of rot-resistant woods
such as cedar, cypress or pressure- !
treated pine in proportion to the design of §
the window openings. o
3. The design of replacement shutters &
should be based on physical evidence of Fg# ™R
original  shutters or  photographic 5.3 ¢
documentation of the specific building or
buildings of a similar style.

4. Replacement shuiters should be designed to fit the proportions of the window

openings.
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5. [n addition to traditional shutiers, removable hurricane and storm panels that are
stored when not in use are an allowed and preferred alternative for insuring the
safety of historic structures. Tracks for removable shutters should be painted to
match the existing surface paint colors.

6. Roll-down and accordian hurricane shutters may be allowed on new commerciai
structures and may be appropriate on other types of buildings when reasonably
concealed. These shutters will be considered on a case-by-case basis. Aluminum
shutters may also be allowed on some non-confributing structures and in new

construction where appropriate.
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element in traditional storefronts, serving asa '/ iimTEess ,1._---.
fransition between the storefront and its upper > ., .= . i
stories. They added needed shade and color i
to a business district  Traditional striped [ = i
awnings were sometimes used historically in %"
Key West's residential neighborhoods as well 3+ |™i -
as on commercial streetscapes. Retenfion or | _ i
replacement of  historic  awnings is 5
recommended. Replacement awnings should &>
replicate the original design. :

Canvas awnings were an important design ' |*~ - e .

e
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1.The installation of awnings on residences should not obscure character-defining
features of a contributing structure. If dated historical photo documentation over fifty
years old can be produced that demonstrates awnings existed on the structure or a
similar building, awnings in a slyle similar o those depicted may be considered
appropriate and approved.

2. Canopies extending over walkways from the enfrances or fronts of buildings to the
public sidewalk wili be reviewed on a case-by-case basis.

3. A standard street awning should be mounted below the cornice so that the
valance is eight feet above the sidewalk elevation and projects out no more than
two-thirds of the width of the sidewalk.

4, Awning covers and canopies shall be made of canvas or other compatible
materiais; aluminum or other metal awning coverings and canopies are not
appropriate in historic disfricts.

5. The awning should reinforce the frame

of a storefront but not cover the space
between the second story windowsills and e
the storefront cornice. :

6. If a flat canopy exists, it can be dressed

with a one to two-foot awning vaiance.

4]
14 .
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7. Awnmings should be constructed in proportion to the eniryway and shouid be
compatible with the design of the structure and adjacent streetscape. Awning shape
shoukl ullow the shape of the window upening.

8. Signage for awnings, canopies and coverings will be evaluated in consideration of
the total number of signs used or requested by an establishment. f awning signage
is permitted, feffering which extends half of the height of the valance is aliowed. (Key
West Land Dev. Reguiations, Article XVI: Signage and advertising).

8. The overall design and architectural =& W
appearance of the building, including
proposed  and  existing awnings  and
signage, wil be considered in determining
the appropriateness and compatibility of e, 3
the specilic slallation request.  Any
proposed awning or signage should be 3
designed to fali within ten percent of the §° = ¥
average ratio existing on adjacent historic =
buildings. B

10. Free-standing, fabric-uovered slructures including carporls, open pavilions, tents
or storage shelters (visible from the public right-of-way) are typically not
recommended on publicly visible elevations. Character-defining elements such as
the furecourl relationship of a building to the street or the construction of new
elements between an historic building and the street should be avoided. Fabric
covered structures cannot be erected without a permit.

ENTRANCES,
PORCHES & DOORS

The alferation or removal of important character-defining features such as entrances,
doors, doorways, and porches can damage the architectural integrity and beauty of
an historical building and is nol recommended. Entrances and their decorative
elements should be retained, repaired and preserved because they define the
historic character of a building. Important features include railings, columns, pillars,
balustrades, pilasters, hardware, fanlights, transoms, sidelights, door openings and
surrounds and stairs.

1.The removal or enclosure of an historic entrance or open front porch or side porch
on publicly visible efevations of a contributing building is not appropriate; nor is the
use of iouvers, glazing, screening or a permanent enclosure of any kind permitted.
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2. The enclosure or alteration of porches on non-publicly visible ur nun-character-
defining elevations may be appropriate so long as the proposed enclosure would not
adversely affect the historic integrity of the structure or the surrounding district and
provided it does not radically change, cbscure, ur destroy character-defining spaces.
3. Entrances and porches with deteriorated portions must be repaired with materials
that replicate the criginal features as closely as possible using physical or historical
evidence as a guide. The construction of transoms or sidelights is allowed if they
were an original element of the entrance.
4. A completely deteriorated porch may be rebuilt on a board-for-board basis based
on physical or historic documents.
5. Materials used to repair entryway elements should match the original fabric as
closely as possible in quality and durability (i.e., through use of cedar, cypress,
redwood or pressure-treated wood) because exposed hunl elevalions decay easily.
6. Single-story porches may not be altered or raised to two stories, nor may open
roof decks be buiit on the roofs of one-story porches.
7. Porgh reconstruction on contributing buildings must duplicale the wriginat entryway
and porch and be compatible in design, size, scale, material and color with the
historical character of the building.
-8. New porches constructed on noncontributing buildings must be compatible in
scale and design with other original porch styles on its streetscape or on similar

nearby buildings.
8. Doors must be six or four-paneied woud dours for 19" century residental

buildings, uniess historical documentation indicates otherwise. Two-panel wood
doors are suitable for buildings with Greek Revival detailing. Some late 19™ century
and early 20" century buildings used horizontal paneled ur hall-glazed doors.

10. Larger commercial or residential structures may use paired entry doors if
appropriate. Wooden doors with clear or etched glass ovals, jaihouse, metal,
ironwork or Belal entry dours gie nol appropriate.

11. French doors may be appropriate for side and rear entrances but are generally
not acceptable as front entryways on residential structures.

12. Sliding glass doors are not appropriate for use on any publicly visible fagade of a
contributing historic structure.

13. Exterior staircases are allowed on front elevations only if they existed
historically Repair of exterior staircases must be on & board-fur-board basis

with all features replicated; concrete replacement stairs are not allowed.

14. Upgrade or rebuild historic stairways to meet current health and safety
regulations and impiove stal beight and width to meet code requirements but
praserve elements or original design including balusters, newel posts, and railings.
15. Retain and repair existing porch elements such as higtoric posts, columns,
balustrades and other feaiures when possible.

16. Replace deteriorated porch elements with new elements compalible in size,
scale, design, and material with originais.
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RAWMPS

Many commercial structures must comply with ADA requirements. Some historic
structures may be exempt if they are contributing buiidings within a National Register
of Historic Places District or if their integrity would be harmed by the construction of

handicap facilities.
1.Commercial and residential structures

may comply with ADA requirements by
constructing ramps on less publicly

NG o ﬂ;“ visible elevations using wrap-around
e ) C ramp designs to achieve the needed
SRR . grade changes.
(o e A : 2. Ramps should harmonize with the
DR R scale and architectural features of the
= xE‘ﬁ'ilg ; buikding.
$ tﬁ a2y, P 3. Ramp details should complement but
'11{]',‘“ B, not match exactly original balustrade
IIEL;-"-‘""‘ and railing details of staircases or

porches.
4, Ramps shouid he concealed with
landscaping whenever possible.

~ Craltery Key Wast illustration by Bob Smith

FOUNDATIONS & LATTICE iFILL

Traditional Key West houses were built off-grade on a foundation raised on piers,
which were usually constructed of limestone, brick or concrete. Wood lattice or
vartical strip infill was used fo screen the crawispace beneath the flooring.

1.Infilf between piers shall be of standard diagonai or box lattice or of vertical strip

design.

2. Typically onfy vrie lype uf infill per site is appropriate.

3. Solid infill is not historically appropriate for most historic structures.

4, Foundations shouid be repaired or replaced to match original foundation size and

L B8] "5 eBaE 3
. it E i

appearance.
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Fxterior Colors

TRADITIONAL COLORS OF KEV WELT

Doors: White, black, red, dark green, natural finished wood
Exterior Siding or Body: white, pastels, light gray, beige, buff
Exterior trim: white or oft-white

Porch ceilings: light aqua, fight blue, white

Porch decking and steps: gray, green, white

Lattice: dark green or white

Foundations: natural or gray

Wood fences & gates: white

iron fences & gates: dark green or white

Masonry walls & fences: white, beige, gray

Railings, balusters & porches: white

Roofing, metal: silver paint

Roofing, asphait: gray, white, black

Shutters: white, black, gray or dark green

When choosing colors, Iry to select a combination that will highlight the architectural
details of the building. Typically, one color for the body and one for the trim will bring
the architectural details info focus. Additional colors may be appropriate for subtle
highlighting (i.e. porch ceifings, porch floors, foundations, etc.}

HARC recommends saving paint chips of significant contribuling historical buildings
so that a paint analysis may be done to determine the appropriate historic colors.

While the majority of wood frame buildings in Key West were historically white or
unpainted, the use of muted colors may be approved. The above colors are
recommended by HARC as appropriate within the historic zones. Other coiors may
be used if supported by historical documentation. or by evidence of underlying paint.

Bahama Vitlage

In an effort fo visually preserve the cultural hertage of the Bahama Village area
(whose boundaries are set forth in the City’s Bahama Village Community
Redevelopment Plan), the contemporary addition of brighter Caribbean colors may
be acceptable within this sector of the Historic District.
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ADDITIONS AND ALTERATIONS ON CONTRIBUTING, NON-CONTRIBUTING, AND
NON-HISTORIC BUILDINGS AND STRUCTURES

INTRODUCTION:

These guidelines are intended to assist in the decision-making and evaluation of appropriate design
that includes the alteration and additions to a building or structure. An addition, for the purpose of
these guidelines, is an attached structure to a principal or secondary building on a site. That
attachment can be through a connecting element or by partially or fully embedding the new
structure to an existing building. An addition may require full or partial demolition of existing

architectural elements or may directly obscure existing fabric.

Many of the contributing structures and buildings within the historic district have evolved through
time with additions and alterations that were considered necessary at their time of construction.
Over time, some of these additions have acquired historic significance in their own right and as
such, they must be retained and preserved. Any changes to significant existing additions should be
approached with the same care and sensibility as alterations and additions to the main building or

structure.

In many cases, an addition is not historically significant or it was so poorly constructed that it is
damaging the building where the addition is attached. Sometimes an addition detracts from the
architecture of the original building or overshadows a portion of, or the whole, building to which
is attached. In these cases, the removal, replacement, or alteration of the addition may be considered
if it is replaced with a new addition that is compatible and is subordinate to the principal building,
or not reconstructed so as to restore the historic building footprint.

The Secretary of the Interior’s Standards and Guidelines, as well as the National Park Services
Preservation Brief 14, are essential tools to assist in understanding when alterations or additions
are appropriate for a building and its site. In order to design an appropriate addition, it is paramount
that the following principles are achieved:

e Preserve significant historic materials, features and forms;

e Be compatible with the existing building or structure and surrounding context;

e Be differentiated from the historic building in a subtle manner that respects the

historic context.

Approved by City Commission- Ordinance 16-11/ June 21, 2016
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These guidelines will be used for the review of proposed additions made to any building or structure
within the historic district, including contributing, historic non-contributing and non-historic
structures. They are also intended for the review of proposed additions to contributing buildings
that are located outside the historic zoning districts. Where noted, certain design guidelines apply

primarily to alterations to contributing structures.

ANALYSIS OF EXISTING BUILDING AND STRUCTURES ON SITE:

Before starting the design process for an addition, it is important to study the current interior space
and any existing accessory structures on the site, determine if rearrangement of the interior is
possible or may be a better solution rather than altering the exterior of a building. The principle
here is to minimize irreversible exterior changes to the three dimensional footprint of an existing
building. If the solution for more space requires an addition, then, how minimal can that alteration
be in order to accommodate the needed space? In most cases, additions to historic and contributing
buildings involve the destruction of historic fabric, such as walls, roofs and structural components,
which are important to preservation efforts. Additions may also alter the mass and symmetry of a
building and they can negatively affect the scale and proportions of a structure, the relationship of
a building to its neighbors, and in consequence, additions can jeopardize a building’s historic

architectural character and value, as well as surrounding buildings.

When designing an addition it is important to respect and preserve all character defining and
distinctive elements of the existing building and site, and to consider:
1. Have any existing additions acquired historical value and significance?
2. How much historic fabric, including but not limited to walls, windows, doors,
roofs, structural components are required to be destroyed in order to accommodate
the addition?
3. How is the basic form and scale of a building intrinsic to itself and its adjacent
structures?
4. Which are the primary and secondary elevations?
5. What existing components of the building

contribute to its character?
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Additions should be complementary to the original building, and they shall also be clearly but
subtly differentiated from the original structure to avoid confusion about the historical record and
age of the building. Additions should reflect the on-going history of a building and shall be clearly
read as part of its development over time. It is always important to understand that a new use to a

historic building shall require minimal changes.

GENERAL GUIDELINES:
The following guidelines are based on the Secretary of the Interior’s Standards and Guidelines for
Rehabilitation for Historic Buildings, which are adopted by Ordinance in the Land Development
Regulations:

Guideline 1: Additions shall require no or minimal changes to the character defining

features of a building and its site.

Guideline 2: The removal of historic elements or material or the alteration of a feature

that characterizes a building or its site must be avoided.

Guideline 3: Additions that create a false sense of history by the introduction of

conjectural elements or other elements from another building are not appropriate.

Guideline 4: Additions to a historic building that have acquired historic significance
shall be retained and preserved. If an addition is deteriorated to a point that it cannot
be salvaged, it may be rebuilt and shall match the original addition in design, color,

textures, and visual quality.

Guideline 5: Additions to a building must be designed in a manner that if removed in
the future, the essential character defining features and the integrity of the form of
the building and its site will be unimpaired. Whenever possible it is preferable to
create a small connector or use an existing non-historic rear addition to attach a new
addition.

Specific Guidelines:

As described before, additions are considered alterations to an existing building and to the

site. Additions are also new construction and as such, compatibility of the new element
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with its context is paramount in the preservation of the property. A compatible addition is
a new structure that will fit harmoniously and be sensible to the building to which it will
be attached and to its immediate surrounding context. An appropriate addition is one that
requires minimal destruction of historic fabric, does not obscure character-defining features
of a building and its site, and possess an adequate size, scale and massing in relation to the

existing building.

The following principles and guidelines will assist through the planning and design process

when an addition is the only feasible alternative for the new use:

Location Proportion

Height Rhythm

Massing Building form

Materials/ Textures Scale

Alignment Setbacks

Colors Reversibility or Removability

Assertive design techniques may be incorporated into new additions in order to create an
appropriate structure, new additions must be secondary to the building, its site and the

neighborhood.

Location - The location of existing buildings on their site and on the urban grid makes the
building more or less exposed to the pedestrian experience. A new addition shall take into

consideration the existing building form, as well as primary versus secondary elevations.

Guideline 6: 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 viewed from either adjoining streets.

Guideline 7: Additions proposed on the front of a contributing or historic structure
are prohibited unless factual evidence for the building or structure in question proves

the contrary. The Commission will make a determination if the addition is
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appropriate to the structure, its site, and surrounding context based on submitted

evidence.

Proposed rooftop additions on a contributing or historic building or structure can be a
difficult and challenging task since they can destroy historic fabric as well as compromise
the integral form, massing, and scale of the building and its roofline. Dormer additions to
contributing or historic buildings can also negatively affect the form and character of a

building.

Guideline 8: Additions proposed over an existing contributing or historic building or
structure is prohibited, unless the proposed addition is attached over a non-historic

portion of the building and it is not visible from any street.

Guideline 9: New dormers proposed for contributing or historic buildings must not
be visible from any street or lane. Dormer proportion, scale, and mass shall be similar

to historic dormers found on similar buildings.

Guideline 10: Elevating a contributing or historic building or structure in order to

build a new addition under the existing structure is prohibited.

Height and Scale - A proposed addition can overwhelm and outsize the structure to which
it is to be attached. Designing an addition that is taller than the main building usually

diminishes the character of a historic building.

Guideline 11: Additions to contributing and historic buildings shall limit its size and
scale in relationship to the historic building. The addition shall be lower than the

original building height.

When designing an addition to a building that is larger and taller than the adjacent buildings
it is important that the addition be harmonious to its surrounding context. Adding a
structure that dominates and overwhelms adjacent buildings is inappropriate and contrary
to preservation standards. Breaking the scale and height will help make an addition more

compatible with surrounding structures.
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Guideline 12: Additions shall not dominate neighboring properties.

Building Form and Massing-When planning an addition, it is important to understand the
building form and massing. Building form is the overall shape of the structure, including
exterior walls and roofs as well as elements that protrude like dormers, porches, chimneys
and previous additions. Massing refers to the bulkiness of all components that conforms
the building form. Any new addition to a building shall complement its form and massing.
A new addition can lower its mass by creating different volumes and roof heights that

relates to the principal building on the site and its adjacent neighboring structures.

Guideline 13: New additions must have a similar building form found in the existing
structure. New addition massing shall be similar or smaller than the massing found

in the existing building and adjacent structures.

Guideline 14: New additions shall incorporate architectural forms found in the main
building and surrounding structures. For additions to contributing or historic
buildings, the use of building forms that are foreign to the existing building and

adjacent historic structures are prohibited.

Guideline 15: The addition of roof decks over pitched roofs or the removal or partial
removal of a roof in order to accommodate a roof deck is prohibited. The introduction
of parapet walls in order to make a roof accessible for human occupancy is prohibited.
The addition of a widow’s walk when pictorial documentation does not support that

it was original to a building is prohibited.

Guideline 16: The addition of a second floor front or side porch or the expansion of
an original front porch on a contributing structure visible from any street is
prohibited, unless it can be proved by pictorial evidence that the porch and its

proposed configuration was original to the building.
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Guideline 17: Roof forms of contributing buildings cannot be altered if that portion

of the roof is visible from any street.

Guideline 18: The design of an addition in order to attach two contributing buildings
is discouraged. If the addition is found appropriate, it shall be located on a less

conspicuous location, and shall not obscure any portion of the original historic fabric.

Guideline 19: The new addition must keep an appropriate massing and form and

must preserve and maintain the building-to-lot proportion found on adjacent lots.

Proportions and Rhythm- All proposed additions must respect the existing proportions
of the building to which it will be added. Proportion is the relationship of height and width
found in each elevation of a building. The term proportions can also be applied to each
individual architectural component found on a building’s elevation; windows, doors,
porches, solid walls, etc. Rhythm is the pattern that is created on a building’s elevation; for
example, the height, and width of windows and doors, and their relationship to solid
portions of the wall, the columns of a porch and the spacing between them. These are some

of the many relationships between architectural elements that create a rhythm on a building.

Guideline 20: Expanding the existing building form and massing on a contributing
building in order to add height to exterior walls and raising the roof is not an

appropriate design solution.

Guideline 21: Proposed additions that alter the existing proportions and rhythm of a
contributing building are prohibited. The installation of bay or picture windows or
the introduction of any architectural element that alters the rhythm and proportions

of a contributing building is prohibited.

Guideline 22: New additions must incorporate similar proportions, window and door
sizes, and rhythms found in the main building. The installation of windows or doors

that are visually incompatible with the existing building is discouraged.
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Alignment and Setbacks - These two principles are related to the location of an addition.
A failure to consider how the new structure will relate to the existing building form and
site and context patterns, can create an incompatible and inappropriate design. Alignment
is how the main components of the addition are positioned in relation to the existing
building. Setbacks are how much distance an addition will have to the original building
and its components and to surrounding structures. Alignment and setbacks are design
principles that can be used to differentiate new additions from the main structure. They are
also used to prevent that an addition be visible from streets or lanes, and to reduce its impact

on the historic resource and the surrounding context.

Guideline 23: Additions at side elevations to contributing buildings are rarely
appropriate since they alter the symmetry and balance of a historic building. If
proposed, they shall be set back as far as possible from the street and shall not obscure
original or historic walls, window fenestrations, or roofs, and should be no larger than

30% of the original floor area.

Guideline 24: The use of same wall plane or cornice height on a proposed addition to

a contributing or historic building is not recommended.

Guideline 25: Additions to non-historic and non- contributing buildings shall respect
existing patterns and setbacks found in adjacent buildings. New additions on non-
historic and non-contributing structures that overshadow or diminish the historic

character of contributing adjacent buildings is prohibited.

Materials, Textures and Colors - These three principles contribute to the building’s
character, appearance and visual perception. Typically, materials, textures, and colors for
a new proposed addition should match or complement those found in the existing building
as well as adjacent structures. New materials, textures, and colors do not necessarily need

to be the same as the existing, but shall be harmonious.

Guideline 26: New materials, textures, and colors for new proposed additions that

stand out from a contributing building or its neighbors are prohibited. If a new
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addition for a non-contributing structure proposes materials, textures and colors
different from the main building, all these elements need to be harmonious and

similar to the ones found within the adjacent urban context.

Guideline 27: Changing historically used materials and textures on contributing

buildings in order to match a proposed addition is prohibited.

Guideline 28: The use of materials in new additions that are incompatible with
materials found in the existing building, or that can create chemical reaction or decay

to the historic fabric is prohibited.

Reversibility or Removability - This principle is one of the most challenging design
elements on an addition; the removal and destruction of historic elements of a building,
including structural components that are not visually exposed to the exterior are
irreversible. Once a historic component is lost, it may be duplicated, but its value in terms
of uniqueness, craftsmanship, or age is gone forever. Reversibility or removability relates
to how to limit the impact of an addition on a historic building so that the original structure
is not compromised if a new addition is demolished or removed in the future. This action

will protect the integrity of the resource.

It is important to understand that many historic buildings had undergone through
rehabilitation or maintenance process, where original historic fabric may have been
replaced. Usually finishes like siding, or roofing may not be the original materials, but the
wall size, location and roofline, as well as their structural components, are still original to

the building.

Guideline 29: The destruction and demolition of original elements of the building in

order to accommodate an addition must be minimized.

Guideline 30: Ideally, new additions should be attached to non-historic existing

additions or to secondary extremely altered facades of a contributing building.
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Guideline 31: The use of a recessed, small scale hyphen on a secondary elevation of

building, to differentiate the original structure and the new addition is highly advised.

Guideline 32: The removal of non-historic additions that have altered character-
defining features or that have changed the original three-dimensional footprint of a

building is highly advised.

Guideline 33: Returning a building to its original state by the removal of alterations
that have obscured, enclosed, or disguised character-defining features is highly

advised.

EVALUATION BY GUIDELINES

The following questions are a tool to help understand if a proposed project for new
additions is likely to be consistent with the new additions and alterations guidelines. If all
answers are “yes”, the new proposed addition probably meets the preceding guidelines.

These questions are not intended to create a final determination of a project.

1. Is the proposed addition the only and last resource on the site to accommodate the

minimum space for the proposed use?

2. Does the proposed addition require minimal or no destruction and or obstruction of

character defining elements of the existing building?

3. Is the new addition differentiated from the existing building while not reading as part of

the original structure, but respects its context?

4. Is the proposed addition not visible from any streets or lane and located in a least

conspicuous side of an existing building?
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5. Is the proposed addition designed in a manner that if removed in the future, the essence

and character defining features of the original building are not destroyed?

6. Is the proposed addition compatible with the scale, massing, proportions, and height of

the original building and surrounding structures?

7. Does the introduction of the proposed addition still preserve the original building’s form

and proportions?

8. Is the new addition subordinate to the original building? Are the selected materials,

textures, and colors compatible with the original building and adjacent structures?

9. Does the new addition respect and preserve the original building form, including but not

limited to rooflines, walls and protruded architectural elements?

10. The new addition does not drastically change the original building and its site, and it

does not overpower the original building or any adjacent structures?
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HARC GUIDELINES FOR NEW CONSTRUCTION IN THE HISTORIC
DISTRICTS

IN THIS SECTION

Application

Introduction

Context

Compatibility

Street and block patterns

Building scale, form and massing
Building height, width and proportion
FEMA impact

Front porches on residential properties
Roof shape, widow’s walks and dormers

Materials: roofs, walls, windows, and doors.

APPLICATION

New construction is a sign of economic health and vitality and it can take many forms

including:

New primary buildings built on vacant sites or lots where an existing structure has
been approved for demolition;
Additions to existing buildings; and

New secondary structures, such as garages, sheds or other outbuildings.

These HARC Guidelines for New Construction will replace and supersede any and all

existing guidelines governing new primary and secondary structures including, without

limitation, the guidelines entitled “Additions & Alterations/New Construction on pages 36-

38a of the HARC guidelines enacted in May 14, 2002, and amended in March 12, 2010.
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These will apply to new buildings of all occupancy, use, and construction types located
within the historic planning zones of Key West. These guidelines are effective in

September 16, 2016.

Prior to embarking upon briefing for or the design of a new construction or addition project,
the HARC encourages property owners to develop an appreciation of the unique
architectural character of Key West and its neighborhoods and allow that understanding to
inform their design. The HARC does not require that historic properties be “copied” in new
construction, but operates to support new construction of high-quality design and to ensure

that such construction is sympathetic to its distinctive surroundings.
INTRODUCTION

This section addresses how to incorporate new construction without sacrificing the
qualities that make the historic areas of Key West unique and how new development can

harmonize with existing historic context without disrupting it.

The GNCAs are informed by: a) The U.S Secretary of Interior’s Standards for
Rehabilitation!(“Secretary’s Standards™); b) the National Park Service’s Preservation Brief

14?; ¢) the work of The Preservation Society of Greater Philadelphia®; d) the works of noted

1 Set forth with explanation and interpretation in 8V of these
Guidelines. Note the Secretary’s Standards do not expressly
address new construction; however, reference thereto can enhance
the ability to evaluate compatible new construction.

2 Preservation Brief 14: New Exterior Additions to Historic
Building: Preservation Concerns initially published in 1986 and
revised in 2010. Preservation Brief 14 does not address new
construction in historic districts; however, it offers insight into
how to evaluate infill projects from the standpoint of how they
impact the character of the historic districts in which they are
located. The historic properties must remain predominant and the
historic character of the district should be retained. Generally,
the same recommendations for compatible new additions apply equally
to new construction.

3 Sense of Place: Design Guidelines for New Construction in
Historic Districts published in 2007.
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preservation architects®; e) the guidelines governing other historic districts®; f) myriad
articles, essays and opinion pieces advocating various philosophies of new construction in
historic districts and, not least g) appreciation of and respect for the character, appearance,
cultural value and sense of place embodied in the built environment of Key West’s historic
districts. The result is a conservation ethic that prioritizes the fabric and character of

the whole over individual design preferences.

They seek to promote an approach toward new construction and additions that recognize
Key West’s ever evolving; historic districts have the ability to accommodate change
without losing their character. This is particularly important in the Old Town Historic
District that was included on The National Register of Historic Places in 1971. In 1983,

the district boundary was expanded.

The primary goal of the Secretary’s Standards is to preserve and protect the existing
historic context. Two of the Secretary’s Standards are particularly relevant to new

construction:

1. Preserve Historic Character: New construction should not destroy any remaining

historic materials, features, or special relationships that characterize a property or setting.

2. Differentiate Old from New: A visual distinction should be made between old and new
work. An informed observer should be able to distinguish between the new and the historic.
While the difference may not be readily ascertainable to the public at large, it should not
require a trained professional to recognize a contemporary interpretation of an historic

style.

4 Including, without limitation, The Future of the Past, A Conservation
Ethic for Architecture, Urbanism and Historic Preservation by Steven W.
Semes © 2009 and Preserving the World"s Great Cities: The Destruction and
Renewal of the Historic Metropolis by Anthony Max Tung © 2001

5 Notably, but not exclusively, New Orleans, LA and Salt Lake City, UT
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Even in an historic district, each building site has unique characteristics and vocabulary.
Compatible development can have a positive impact on a neighborhood because it can
bring into beneficial use redundant sites, provide new land uses and additional floor space
thereby helping to maintain and enhance the appeal of an area. Incompatible development,

by contrast, can compromise an historic district’s desirability and integrity.

It is not the intent of these guidelines to dictate specific architectural styles or design
“solutions” because what might be appropriate at one site may not be appropriate at
another. That said, there are nevertheless local styles of building that can be extrapolated
into new designs that sustain the historic patterns. Designs based on traditional architecture
found in the district or invention within the same or related style are approaches to design
which are most likely to result in development which will sit harmoniously beside
neighboring structures. The purely “modernist” styles (e.g. Bauhaus, Brutalism, European
Internationalism, Minimalism, etc.) were intended to oppose that which preceded them and
thus are unlikely to be compatible with an historic district firmly grounded in late 19" and
early 20" century aesthetics. Inspired by the search for unprecedented solutions and unique
gestures, modernist structures, marvelous as they may be, reject and therefore do not
complement or harmonize with antecedent traditions. Modernist elements may; however,
be incorporated if the overall structure remains in keeping with the surrounding built
environment. Areas in the historic district, where the urban block have lost their historic
fabric, may more readily absorb a greater degree of modernist design influence if

fundamental design principles are followed.

GUIDELINES

All new construction must comply with the City of Key West’s Land Development
Regulations and building codes. The design principles below are intended to help residents,
contractors, architects and others develop new construction projects that are compatible

with their historic surroundings.
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Guideline 1: Acceptable proposals will be compatible with the size, scale, color,
texture, material and character of the district, sub-area or block and designed
so that when completed the urban context in which it stands will not be jarred
by the look of the new building. New buildings shall not overshadow the

historic properties around it.

Guideline 2: Acceptable development may be designed in a variety of
architectural styles, so long as the design preserves or enhances and reflects

the sense of place and creates a continuity of character of the area.

Guideline 3: Proposals that are based on traditional architecture must avoid

creating a false sense of history.

Guideline 4: Many recent modular homes brought to the historic districts lack
a level of detailing (e.g. lack of window reveals) and do not have the
proportions of the vernacular style they seek to mimic. Proposals that do not
have appropriate proportions or architectural detailing of that style of

property are not allowed.

Proposals must respect the distinctive character of the immediate area by following the
existing scale, height, building and roof forms, rhythm, proportions and materials. New
development can achieve compatibility with nearby architecture through setback, roof
pitch, and shape, building materials, windows, and doors, ratio of solid vs. void, height,
width, and massing. It must be visually harmonious with adjacent buildings and public

spaces.

This chapter addresses one of the common challenges facing historic districts: how to
incorporate new construction without sacrificing the qualities that make older

buildings and neighborhoods so distinctive.
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CONTEXT

High ground was at a premium on a small island vulnerable to hurricanes, tropical storms
and their attendant storm surge. Consequently, Old Town evolved with primary streets on
a grid pattern with secondary streets, or lanes, leading to the interior of many blocks where
additional homes are sited. For the surrounding neighbors these interior homes create a

streetscape in addition to that of the main grid.

Key West has a variety of built forms, styles, and typologies® that vary from area to area.
For example, the size, street relationship, and buildings typology in the Caroline, Fleming,
and Southard Streets differ from those buildings found in the Meadows. The residential
properties in the Casa Marina area contain a greater number of more modern homes on
larger plots — and the commercial corridor along Duval, parts of Whitehead, Truman and

White have their own characteristics.

Old Town Key West derives its vibrant urban and architectural qualities through diversity.
There are well-defined residential areas, with small lanes, slow traffic streets, and small-
scale houses. In many of these residential areas, we still find a corner structure that is used
as a neighborhood store. On primary corridors, the streets are wider, houses are of a larger
scale, and commercial, institutional, and governmental buildings create a more contrasting

urban facade when it comes to mass, scale and building heights.

Today’s commercial corridors were designed as mixed-use corridors where residences,
commercial, institutional, and governmental buildings were built. Through time the
demand for commercial space, tourism growth, and the need for more dwelling units, single

family homes were readapted for commercial uses, or sub-divided as apartments or

% Reference in these guidelines to "typology” means how the function of the building is articulated through
fts exterior design - by its form and architectural expression. As an example a building designed and built as
a church and readapted as a house still looks like a church and will be considered a church for the purpose
of these guidelines.
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transient use. Still the character of those many historic readapted homes is residential in
nature. Residences that were built on historic mixed-use corridors are setback from the
front lot line and have front yards. Where dwelling units were located on corner lots, most

of the time, they also have a side street setback.

Many commercial buildings were built with zero setback, with retail use on the first floor
and residential on the upper. Exceptions to this urban characteristic are historic gas stations,
governmental buildings and a great majority of religious buildings. Commercial buildings
located on corners on historic residential context, known as corner store also were designed
with zero setbacks on the front and side property lines. During the middle of the 1940°s the
profuse use of automobiles created the need for parking areas on commercial buildings and
consequently front and side street yards became open. Since historically the urban fagade
was not disrupted with large open spaces for parking lots it is not appropriate to create new

parking areas on front or side street yards.

Historically, residential structures are one, one and a half, two and two and a half-story,
frame structures, either with front or side gables. Sizes and scale of houses varied,
depending on their location; houses on lanes were traditionally smaller in size and height
than houses fronting a street. Due to their small lot condition, houses built in lanes tend to
have minimum front yards. Houses facing mixed-use corridors have larger front setbacks
and their scale and size is larger than homes found in strictly residential areas. As an
example, in the residential area that is known today as Casa Marina there are larger plots
where the main house has larger front and side yards, and in many cases a carport was built

on the lot.

Originally, residential buildings had their front fagade oriented towards the main street with
the majority having full width front porches. Front porches are either one story or two

stories, depending on the configuration of the house.

The development of Key West as an urban center did not conform to any specific regulation

where institutional and governmental buildings were built on specific zones dedicated to
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such uses. Historic institutional buildings such as religious structures, hospitals, lodges,
and schools as well as governmental buildings, such as courts, city halls, customs, and post
office, among others, were built throughout the urban grid. Many of those buildings have
survived through time and have been readapted to new uses; others still have the same use.
Certainly, the scale, mass and height and sometimes materials, found in institutional and
governmental buildings differ greatly from buildings that were built as single-family
houses or commercial structures. These types of buildings are taller and truly create the
skyline of Old Town Key West and can be found next to a commercial or residential

structure.

The construction of the overseas railroad, the completion of the overseas highway and
aerial trips positioned Key West as a major tourist destination. Conversion of single houses
or apartment buildings into hotels was common in the first half of the 20™ Century. The
demand of transient lodging bloomed and with it, buildings dedicated to fulfill the needs
of tourists visiting a sub-tropical island. The 1940’s and 1950’s can be considered a boom
period of this typology in Key West. The majority of the hotels are concentrated towards
the south portion of the district. As an emerging typology, hotel designs did not follow the
traditional architectural vocabulary found in frame architecture; rather the modern

movement with an emphasis on the use of the car influenced them.

No one single urban block within the historic district is equal; that is why it is paramount
to understand the specific context and surrounding buildings when designing a new
structure. For the purpose of the guidelines all existing readapted buildings and structures
will be considered as they were intended originally, since their scale, mass, setbacks have
no relationship to their actual use. This means that churches, houses, carports, etc. that are
now or are to be occupied for a different use will still be considered as how they were

originally built.
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COMPATIBILITY

A new building must relate to the essential characteristics of the district and setting and
complement the character with creative yet compatible new design. Such characteristics
would include the way in which a building is located on its site, the manner in which it

relates to the street and its scale, height, massing, form and materials.

When these design variables are arranged in a new building to be similar to those

seen traditionally in the area, visual compatibility inevitably results.

These basic design relationships are more fundamental than the details of individual
architectural styles. It is possible, therefore, to be compatible with the historic context of
the district, while creating a design that is identifiable as being newer than the historic

buildings of the area.

Buildings that are compatible take cues from their immediate context. They attempt to
respect—rather than overwhelm or detract from their surroundings. That means, for
example, that a compatible new building is not significantly taller, or shorter, than the
buildings around it; and does not present a blank wall to any street. The new building site
orientation and location maintains a relationship to the urban block, similar to same
surrounding typology structures. Compatible buildings may continue a pattern of
alternating front doors and windows that reflect the historic rhythm, or they may follow
the cornice/eaves lines of adjacent buildings, or use a combination of elements. The design
principles and recommendations detailed in this section illustrate ways to achieve

compatibility without copying or mimicking existing historic buildings.

Because compatibility is about responding to context, it is crucial to begin with a thorough
understanding of the visual and physical characteristics that uniquely define a particular
setting. Character-defining contributing historic structures are especially important to study

when contemplating new construction include building height and width, building form
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and massing, setbacks, orientation, facade composition, architectural elements, roof

configuration, and materials, among others.

When formulating design proposals consider, for example, the buildings in the immediate
vicinity. Are they one story tall or two? Are they narrow with pitched roofs, or are they
wider in relationship to their height? Are they built on slabs, or raised off the ground? Are
they set back the same distance from the sidewalk? Are the entrances on the front facade
or are they around the side? Are the windows and doors’ head jambs aligned? Do they have
porches? Are there any driveways, carports, or garages? Are the majority of surrounding

buildings CBS stucco or wood frame?

STREET AND BLOCK PATTERNS

Most of the city’s historic districts were first developed prior to, or during the early years
of the automobile and generally buildings have a strong pedestrian orientation. This
pedestrian orie