
 
 

 
 

 
Historic Architectural Review Commission 

Staff Report for Item 4 

 

 

To:  Chairman Bryan Green and Historic Architectural Review 
Commission Members 

   

From:    Enid Torregrosa, MSHP 
    Historic Preservation Planner 

 

Meeting Date:  June 27, 2017 
 
Applicant: David Knoll, Architect 
 
Application Number: H16-03-0033 
 
Address:   #724 Caroline Street 
 

_________________________________________________ 
 

Description of Work: 

 

Demolition of rear wall end one-story rear addition. Demolition of cistern, greenhouse, and 
overhead roof structure at the rear yard. 
 

Site Facts: 

 
The building under review, build ca. 1890, is a contributing resource to the historic district. 
The building is located second towards the west, on the southwest corner of Caroline and 
Margaret Streets. The building is one of the oldest structures still stand within the urban 
block. The two-story frame vernacular historic house has been abandoned and neglected. 
The house has kept its original form, with the exception of the portion of the house, which 
was originally one-story that was changed before 1926 to a two-story rear addition with a 
two-story east side porch. It is clear in the circa 1965 that the two-story rear porch has 
become a one-story enclosed structure. The house includes two recognized units.  

 

Ordinance Cited on 

Review: 
 

 Section 102-217 (2), demolition for non-contributing or non-historic structures 
of the Land Development Regulations for the rear one-story addition, overhead 
roof, concrete cistern, and greenhouse. 

  
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Staff Analysis 

 
 

The plan includes the demolition of several non-historic elements found in the rear of the 
site. At the time of this report the greenhouse, which was a non-historic structure made 
with wood lattice, has been already removed. 
 
It is important to mention that staff has studied available information regarding the above 
ground cistern - “concrete shed” on the survey, that is proposed to be demolished. The the 
Sanborn maps from 1899 through 1948, depict a cistern on the rear yard of the property. 
The 1948 color-coded Sanborn map depicts the cistern in blue color, which means that the 
structure is in concrete or masonry. The 1962 Sanborn map does not portrait any accessory 
structure on the site. The separation between the cistern and the historic rear footprint of 
the house in the Sanborn maps versus the location of the “concrete shed” in the survey are 
very similar. In addition, the construction materials are definitely more than 50 years old. 
It is evident that the height of the structure was altered through time and that the old mango 
tree roots have done some damage to the structure. For those reasons, staff will consider 
and review the request for this structure to be demolished as a historic resource. 
 
 

 
 

Color-coded 1948 Sanborn map. 
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1948 Sanborn map over imposed to submitted survey. 
 
 
It is staff’s opinion that the request for the proposed demolition of the above-ground cistern 
should be reviewed based by the demolition criteria of Chapter 102 Section 218 of the 
LDR’s. The criteria state the following;  
 
 (a)   The historic architectural review commission shall issue a  

 certificate of appropriateness for an application for demolition: 
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(1) If the subject of the application is a contributing or historic building 

or structure, then it should not be demolished unless its condition is 

irrevocably compromised by extreme deterioration or it does not meet 

any of the criteria of section 102-125(1) through (9). 

 

The structure in question is not irrevocable compromised by extreme 
deterioration. There are some cracks due to the mango tree root system. 
The cistern has a wooden gable roof with metal v-crimp. 

 
The following is the criteria of section 102-125:   
 

1 Embodies no distinctive characteristics of a type, period, or method of 

construction of aesthetic or historic significance in the city and is not a 

significant and distinguishable building entity whose components may lack 

individual distinction;  

 

Staff opines that the structure has no distinctive characteristics of a type or 
method of construction. The structure was built for a utilitarian purpose and 
does not possess any architectural features. The structure has been altered 
through time. 

 

2 Is not specifically associated with events that have made a significant 

contribution to local, state, or national history; 

 

It is staff understanding that no significant events have ever happened in the 
site that has contributed to local, state, or national history. 
 

3 Has no significant character, interest, or value as part of the development, 

heritage, or cultural characteristics of the city, state or nation, and is not 

associated with the life of a person significant in the past; 

 

The structure in question has no significant value as part of a development, 
heritage, or cultural record of the city. 
 

4 Is not the site of a historic event with a significant effect upon society; 

 

The site is not associated to any significant event. 
 

5 Does not exemplify the cultural, political, economic, social, or historic 

heritage of the city; 

 

The structure in question is not an example of any social, cultural, or historic 
heritage of the city. 

 

6 Does not portray the environment in an era of history characterized by a 

distinctive architectural style; 

 

The structure in question is not an example of a distinctive architectural style. 
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7 If a part of or related to a square, park, or other distinctive area, nevertheless 

should not be developed or preserved according to a plan based on the area's 

historic, cultural, natural, or architectural motif;  

 

The structure in question is not part of a park, square or distinctive area in the 
city. 
 

8 Does not have a unique location or singular physical characteristic which 

represents an established and familiar visual feature of its neighborhood or of 

the city, and does not exemplify the best remaining architectural type in a 

neighborhood; and  

 

The structure in question does not exemplify a remaining architectural type in 
its neighborhood and does not possess any significant visual features. There 
are still existing not altered historic aboveground cisterns that still preserve 
their original form and configuration, which can be considered as best 
remaining examples. 

 

9 Has not yielded, and is not likely to yield, information important in history. 

 

The structure in question may yield some information in history, but is not the 
best example of its kind. 

 
 
The plan also includes the removal of a one-story structure attached to the rear of the house 
and an overhead accessory structure on the rear yard. Since the structures in question are 
non-historic, this review shall be based on section 102-218 (b), which requires the 
following criteria for demolitions: The historic architectural review commission shall not 
issue permits that would result in:  

 

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

overall historic character of a district or neighborhood so that the 

character is diminished;  

 
 It is staff’s opinion that the removal of the structures in question will not 

jeopardize the historic character of the neighborhood.  
 
(2) Removing historic buildings or structures and thus destroying the historic 

relationship between buildings or structures and open space;  

 
 The proposed structures to be demolished are not historic. 
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(3) Removing an historic building or structure in a complex; or removing a 

building facade; or removing a significant later addition that is important 

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

neighborhood.  

  
 The non-historic structures in question are not significant or important in 

defining the historic character of the site. 
 
(4) Removing buildings or structures that would otherwise qualify as 

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

 
 It is staff’s opinion that the structures in question that are proposed to be 

demolish will not qualify to be a contributing resource to the historic 
district in a near future. 

 
 
In conclusion, it is staff’s opinion that the Commission can consider the request for 
demolition proposed in the plans as they comply with the criteria for demolition stated 
under the Land Development Regulations. 
 
If the Commission approves the demolition of the above-grade cistern, a second reading 
will be required. If the Commission approves the request for demolition of the one-story 
structure attached to the rear of the house and an overhead accessory structure on the rear 
yard, this will be the only required reading. 
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CITY OF KEY WEST 
CERTIFICATE OF APPROPRIATENESS 

APENDIX FOR DEMOLITIONS 
APPLICATION NUMBER H-  -  -  -   

 
 

This document applies only to those properties located within the City of Key West Historic Zoning Districts, properties 
outside the historic zoning districts which are listed as contributing in the Historic Architectural Surve y and or properties 
listed in the National Register of Historic Places. 

 
Applications must meet or exceed the requirem ents outlined by the Secretary of the Interior’s Standards for Rehabilitation 
and Guidelines for Rehabi litation and the Key West’s Historic Architectural Guidelines. Once submitted, the application  
shall be reviewed by staff for completeness and scheduled for presentation to the Historic Architectural Review Commission 
for the next available meeting, unless the demolition request is for  a bona fide Code Compliance case, in which case staff 
may review and approve the demolition request. The applicant must be present at this meeting. Any person that makes  
changes to an approved Certificate of Appropriateness must submit a new application with such modifications. 

 

The filing of this application does not ensure approval as submitted. Applications that do not possess the required submittals 
or documentation will be considered incomplete and will not be reviewed for approval. 

 
CRITERIA FOR DEMOLITIONS 

Before any Certificate of Appropriateness m ay be issued  for a dem olition request, the Historic Architectural 
Review Commission must find that th e following requirements are met (please rev iew and comment on each 
criterion that applies); 

 
(1) If the subject of the applica tion is a contributing or historic building or structure, then it should not be 

demolished unless its condition is irrevocably compromised by extreme deterioration or it does not meet 
any of the following criteria: 

 
(a) The existing condition of the building or structure is irrevocably compromised by extreme 

deterioration. 
    

 

                                                        
 

 
 

 
 

 

OR THAT THE BUILDING OR  STRUCTURE; 
 

(a) Embodies no distinctive characteristics of a type, period, or method of construction of aesthetic 
or historic significance in the city and is not a significant and distinguishable building entity 
whose components may lack individual distinction. 
THE CISTERN MEETS THESE CRITERION 

 

                                                       
 

                                                       
 

 
 

 

(b) Is not specifically associated with events that have made a significant contribution to local, 
state, or national history. 
THE CISTERN MEETS THESE CRITERION 
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(c) Has no significant character, interest, or value as part of the development, heritage, or cultural 
characteristics of the city , state or nation, a nd is not associated  with the life of a person  
significant in the past. 

                         THE CISTERN MEETS THESE CRITERION 
 

 
 

 
 

 
 

 

(d) Is not the site of a historic event with a significant effect upon society. 
 

THE CISTERN MEETS THESE CRITERION 
 

 
 

 
 

 
 

(e) Does not exemplify the cultural, political, economic, social, or historic heritage of the city. 
 
                       THE CISTERN MEETS THESE CRITERION 

 

 
 

 
 

 
 

 

(f) Does not portray the environment in an era of history characterized by a distinctive architectural 
style. 

 
 THE CISTERN MEETS THESE CRITERION 

 

 
 

 
 

 
 

 

(g) If a part of or related to a  square, park, or other distinctive area, nevertheless should not  be 
developed or preserved according to a plan based on  the area's historic, cultural, natural, or 
architectural motif. 

 
THE CISTERN MEETS THESE CRITERION 

 

 
 

 
 

 
 

 

(h) Does not have a unique location or singular phy sical characteristic which represents an  
established and fam iliar visual feature of its  neighborhood or of the cit y, and does not 
exemplify the best remaining architectural type in a neighborhood. 

 
THE CISTERN MEETS THESE CRITERION 

 

 
 

 
 

 
 

 
 

 

(i) Has not yielded, and is not likely to yield, information important in history. 
 

THE CISTERN MEETS THESE CRITERION 
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CITY OF KEY WEST 
CERTIFICATE OF APPROPRIATENESS 

APENDIX FOR DEMOLITIONS 
APPLICATION NUMBER H-  -  -  -   

 
 

 
(2) For a contributing historic or noncontributing building or structure, a complete construction plan for the 
site is approved by the Historic Architectural Review Commission. 

 
(a) A complete construction plan for the site is included in this application 

 

      X Yes Number of pages and date on plans    5 PAGES DATED 3/24/17  
 

  No Reason   
 

The following criteria will also be reviewed by the Historic Architectural Review Commission for proposed demolitions. The 
Commission shall not issue a Certificat e of Appropriateness that would result in the following conditions  (please review 
and comment on each criterion that applies); 

 
(1) Removing buildings or structures that are important in defining the overall historic character of a district 
or neighborhood so that the character is diminished. 
DEMOLISHING THE NON- HISTORIC GREENHOUSE AND ROOF STRUCTURE WILL NOT  

 

DIMINISH THE HISTORIC CHARACTER OF THE DISTRICT OR NEIGHBORHOOD 
 

 
 

 
 

 

(2) Removing historic buildings or structures and thus destroying the historic relationship between buildings 
or structures and open space; and 

 
 

 
 

 
 

 
 

 

AND  
(3) Removing an historic building or structure in a complex; or removing a building facade; or removing a 
significant later addition that is important in defining the historic character of a site or the surrounding district 
or neighborhood. 

 
 

 
 

 
 

 
 

 

(4) Removing buildings or structures that would otherwise qualify as contributing. 
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1899 Sanborn Map 



 
1912 Sanborn Map 



 
1926 Sanborn Map 



 
1948 Sanborn Map 



 
1962 Sanborn Map 
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724 Caroline Street circa 1965. Monroe County Library. 



 

726 Caroline Street in 1966. House under review towards the right side. Monroe County Library. 
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The Historic Architectural Review Commission will hold a public meeting at 5:30 p.m., June 27, 2017 at City 
Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for: 
 
RENOVATIONS TO EXISTING HISTORIC HOUSE. TWO-STORY ADDITION 
AT REAR. SITE IMPROVEMENTS INCLUDING REPLACEMENT OF FRONT 
FENCE AND GATE TO MATCH EXISTING IN DESIGN AND MATERIALS. 
DEMOLITION OF REAR WALL AND ONE-STORY REAR ADDITION. 
DEMOLITION OF CISTERN, GREENHOUSE AND OVERHEAD ROOF 
STRUCTURE AT THE REAR YARD. 

724 CAROLINE STREET 
Applicant – David Knoll, Architect         Application #16-03-0033 

 
If you wish to see the application or have any questions, you may visit the Planning Department during regular 
office hours at 1300 White Street, call 305-809-3973 or visit our website at www.cityofkeywest-fl.gov. 
 

THIS NOTICE CAN NOT BE REMOVED FROM THE SITE UNTIL HARC FINAL DETERMINATION 
ADA ASSISTANCE: It is the policy of the City of Key West to comply with all requirements of the Americans with Disabilities Act (ADA). 
Please call the TTY number at 800-955-8771 or 800-955-8770 (Voice) or the ADA Coordinator at 305-809-3811 at least five business days in 
advance for sign language interpreters, assistive listening devices, or materials in accessible format. 

http://www.cityofkeywest-fl.gov/
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