
 
 
 

Historic Architectural Review Commission 
 Staff Report for Item 9 

 

To:  Chairman Haven Burkee and Historic Architectural Review Commission 

Members 

From:    Enid Torregrosa-Silva, MSHP 

   Historic Preservation Planner  

 

Meeting Date:  November 29, 2022 

Applicant:   William P. Horn, Architect 

Application Number:  H2022-0045 

Address:   724 Truman Avenue 

Description of Work: 
Major Development Plan – Demolition of third floor walls. Partial demolition of east wall to 

accommodate elevator. Demolition of non-historic stairs and landing. 

Site Facts: 
The building under review is a three-story masonry structure build in the 1950’s. The cmu structure 

is located on the west side of the plot and approximately 204 feet setback from the front property 

line. The structure was design as an auditorium with school classrooms as part of the Saint Mary 

Star of the Sea complex. Documents state that the Convent of Mary Immaculate, later known as 

Mary Immaculate High School operated from 1886 to 1986. The building has not been modified 

significantly since it was built, at the upper floor some modifications to the west and rear sides 

were done as well as construction of exterior staircase. Currently the structure is used as a gym. 

On September 13, 2022, Tree Commission approved the conceptual landscape plans and on 

October 25, 2022, the Planning Board approved the Major Development Plan. Major Development 

Plans shall be approved by City Commission. 
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Survey and 1962 Sanborn Map over imposed. 

 

Ordinances Cited on Review: 

• Section 102-217 (2), demolition for non-contributing or non-historic structures of the 

Land Development Regulations for the stairs and landing. 

• Section 102-217 (3), demolition for contributing and historic structures 

          of the Land Development Regulations for partial demolition of east wall and exterior 

walls at third floor level.  

 

Staff Analysis: 

The Certificate of Appropriateness proposes the demolition of a non-historic staircase and landing 

located on the west and south sides of the building. The stairs under review were built in 2016.The 

application also includes the demolition of exterior walls on the east and south elevations at the 

third-floor level.  Plans to replace the exterior walls to be demolished are part of this review.  
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Walls to be demolished marked in red and staircase with landing marked in blue. 

 

Since the metal staircase and landing in question are not historic, this review shall be based on 

section 102-217 (b) of the Land Development Regulations, 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 stairs will not jeopardize the historic 

character of the site.  

 

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

relationship between buildings or structures and open space;  

 

 The stair and landing proposed to be demolished were built in 2016, therefore are 

not historic. 

 

(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.  
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 The non-historic staircase is not a significant element in the site and does not 

contribute to the historic character of the property. 

 

(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 staircase will not qualify to be contributing to the 

building in the near future. 

 

It is staff’s opinion that the request for this demolition of the third-floor walls should be reviewed 

based by the demolition criteria of Chapter 102 Section 218 (a) 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: 

   

(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). 

 

It is staff’s opinion that the historic walls under review are structurally sound. 

 

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 walls under review have no distinctive characteristics of a 

type or method of construction and are not a significant element of the building. 

 

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 

building relevant 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; 
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The portions of the building under review are of no significant value to the 

development, heritage, or cultural record of the city.  

 

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

 

The building is not associated to any significant event. 

 

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

of the city; 

 

The portions of the building under review does not exemplify 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 portions of the building under review cannot be considered a fine example 

of a distinctive architectural style. 

 

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;  

 

This is not the case. 

 

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 walls under review do not exemplify a remaining architectural type in its 

neighborhood and does not possess any significant visual features. 

 

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

 

The walls under review do not yield important information in history. 

 

In conclusion, it is staff’s opinion that the request for demolition of the staircase and third floor 

walls can be considered by the Commission as they meet the criteria for demolition stated under 

the Land Development Regulations. If approved, this will be only one reading for the demolition 

of the staircase, and a second reading will be required for the demolition of the exterior walls at 

the third-floor level and partial demolition of the east wall to accommodate the new elevator. 
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1948 Sanborn Map 



 

1962 Sanborn Map 
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Mary Immaculate High School Class of 1959 and 1960. Monroe County Library. 



 

Aerial photograph circa 1960. Monroe County Library. 



 
Mary Immaculate auditorium and school circa 1965. Monroe County Library. 
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., November 29, 2022, at 
City Hall, 1300 White Street, Key West, Florida. To view the live feed of the meeting, you can tune in to Comcast 

channel 77, AT&T Uverse channel 99. If you wish to participate virtually, please contact HARC staff at 305-809-3973. 

The purpose of the hearing will be to consider a request for: 

MAJOR DEVELOPMENT PLAN – RENOVATIONS OF EXISTING 
AUDITORIUM TO ADAPT TO A HIGH SCHOOL AND SITE IMPROVEMENTS. 
DEMOLITION OF THIRD FLOOR WALLS. PARTIAL DEMOLITION OF EAST 
WALL TO ACCOMMODATE ELEVATOR. DEMOLITION OF NON-HISTORIC 
STAIRS. 

#724 TRUMAN AVENUE 

Applicant –William P. Horn, Architect       Application #H2022-0045 
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/












 

 

P
R

O
P

E
R

T
Y

 A
P

P
R

A
IS

E
R

 IN
F

O
R

M
A

T
IO

N
 



�����������	
��� ����������������������������������� �����!!!"!!�!�!!!!!!

#�� $��� ������$�#���%����� ���&��  ���'�����'$ ()�  *+,-!	.�'���*+,��
-.�'/�0� �*+,
.�'/�*+,�-"	.1,��!2�	��"-.3��4'���,!!!"!!5 ����

67897:�;7<8=>?�@ABC:�67897:�;7<8=>�D97E:9=>�FEE9GHI:9JI�7KLM:�NGH8=GH8I�OG=G�78�E97E:9=>�PH=CH8�=C:�;7<8=>�I7Q:Q>�K79�=C:�E<9E7I:�7KK<QLQQH8R�H=I�9:IE78IHSHQH=>�=7�I:M<9:�G�T<I=�UGQ<G=H78�K79�GO�UGQ79:N�=GV�E<9E7I:I�7K�GQQ�E97E:9=>�PH=CH8�=C:�;7<8=>W�BC:67897:�;7<8=>�D97E:9=>�FEE9GHI:9JI�7KLM:�MG887=�R<G9G8=::�H=I�GMM<9GM>�K79�G8>�7=C:9�E<9E7I:W�AHX:PHI:?�OG=GE97UHO:O�9:RG9OH8R�78:�=GV�>:G9�NG>�87=�S:�GEEQHMGSQ:�H8�E9H79�79�I<SI:Y<:8=�>:G9IW�Z>�9:Y<:I=H8R�I<MC�OG=G?�>7<C:9:S>�<8O:9I=G8O�G8O�GR9::�=CG=�=C:�OG=G�HI�H8=:8O:O�K79�GO�UGQ79:N�=GV�E<9E7I:I�78Q>�G8O�IC7<QO�87=�S:�9:QH:O�78�K79G8>�7=C:9�E<9E7I:WZ>�M78=H8<H8R�H8=7�=CHI�IH=:�>7<�GII:9=�=CG=�>7<�CGU:�9:GO�G8O�GR9::�=7�=C:�GS7U:�I=G=:N:8=W[\]̂_̀�ab cccdccecfccccccĝ ĥijkl mcdcnno[]hp_]kq�ab mcdcnnors̀̀\t_�u]hip mcvwxĥ\kshj�gyy]_zz ne{�B|}6F~�FU:?�v���w��Bx_t\̀�b_ẑ]spkshj vw�DB��@�B|�me��|{��fmcc��~7=:��~7=�=7�S:�<I:O�78�Q:RGQ�O7M<N:8=IW��_st��h]�hhy demdc[]hp_]kq��̀\zz D|��FB���;���A��necc��i�ys�szshj�_̂���p��jt c�����eog��h]y\�̀_��hizsjt ~7
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µ̧k_]sh]�·\̀̀z ;WZW�W¹_\]�²is̀k m���µ��_̂ks�_¹_\]²is̀k m��{hijy\kshj�hh���qp_�hh���h�_]\t_̀hh]sjt��qp_�_\ksjt��qp_²_y]hh¬z cì̀�²\k�]hh¬z c�\̀��²\k�]hh¬z cu]\y_ {cc�i¬�_]�h��s]_�[̀ c²is̀ysjt�ab d���� µ̧k_]sh]�·\̀̀z ;WZW�W
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