
 

 

 
 
 

Historic Architectural Review Commission 

 Staff Report for Item 9 
 

To:  Chairman Haven Burkee and Historic Architectural Review  

Commission Members 

 

From:    Daniela Salume, MFA 

   Historic Preservation Manager 

 

Meeting Date:  June 24, 2025 

 

Applicant:   Hugh J. Morgan 

 

Application Number:  C2025-0049 

 

Address:   402 South Street 
 

 

 

Description of Work: 

 
Replacement of existing metal shingles with 5V-crimp metal roofing on historic structure. 

 

Site Facts: 

 
The building under review is a contributing structure within the historic district, 

constructed in 1947. This two-story waterfront property is located near the Southernmost 

Point. Photographs from around 1965 show the house with metal shingles, and although 

the current shingles differ in design, the material remains consistent. While the site may 

appear to contain two houses on a single parcel, the property occupies its own separate 

parcel from the adjacent 404 South Street. However, both parcels are under the same 

ownership. 

Currently the house sits on piers and is located within a VE-10 flood zone. 
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Photo of property under review 1978. Monroe County Library. 

Photo of property under review circa 1965 (rear). Monroe County Library. 
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Photo of property under review. Property Appraiser’s website 03/31/21. 

 
Photo of property under review. View from water. 
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Photo of property under review. Metal shingles in front elevation facing South Street. 

 

 

 



5 | P a g e -  4 0 2  S o u t h  S t r e e t  –  i t e m  9  

 

 

 

 
Photo of property under review. View of front elevation facing South Street. 
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Photo of property under review. View of front elevation showing 5 v-crimp on lower addition. 
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Guidelines Cited on Review: 

 
• Guidelines for Roofing (page 26), specifically first paragraph and guideline 1. 

 

 

Staff Analysis:  

 
The Certificate of Appropriateness proposes the removal of existing metal shingles and 

replace them with 5V-crimp metal roofing. Unlike 404 South Street, which faces South 

Street and is exposed to sun and water, the subject property's orientation is primarily 

north–south with less exposure. The 2009 approval for 5V-crimp was granted due to 

unique site conditions, which do not apply in this case. 

 

Supporting materials include:  

• Florida Master Site File for 402 South Street 

• Action Minutes for 402 South Street from June 25, 2024 

• Staff Report from June 25, 2024 

• Action Minutes for 402 South Street from July 23, 2024 

• Staff Report from July 23, 2024 

• Action Minutes for 402 South Street from August 27, 2024 
 

 

Consistency with Cited Guidelines: 

 
The proposed replacement of existing shingles with 5V-crimp metal roofing is not 

consistent with the cited guidelines. First paragraph of Roofing Guidelines states that roof 

replacements should be done on an in-kind basis, with the new roof matching the materials 

used previously, unless HARC believes the replacement material to be more suitable than 

the existing roofing material. Additionally, Guideline 1 of Roofing states that historical 

roofing materials such as metal shingles should be preserved when possible. If replacement 

is necessary, similar metal shingles must be used, not inappropriate roofing materials such 

as V-crimp metal. If a roof can be shown to have been made of another material such as 

wood shingles or slate, it may be replaced with that material. V-crimp roofs may be 

replaced with metal shingles. The guidelines prioritize in-kind replacement unless HARC 

determines that a substitute material is more appropriate, based on context and evidence. 

In this case, the proposed material change does not reflect the original roofing or meet the 

visual compatibility standards outlined in the guidelines. However, as noted in the previous 

staff report, staff recommends the use of metal shingles on the elevation facing South 

Street, an area not exposed to open water, to help preserve the historic streetscape and 

architectural character of the building and the use of 5 v-crimp on the side exposed to the 

water. 



 

 

A
P

P
L

IC
A

T
IO

N
 







 

 

S
A

N
B

O
R

N
 M

A
P

S
 



 

1962 Sanborn Map 

 

 

 

 

 

 

 

 

 



 

1948 Sanborn Map 
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., May 27, 2025, at City 

Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for: 

 

REPLACEMENT OF EXISTING METAL SHINGLES WITH 

5V-CRIMP METAL ROOFING ON HISTORIC STRUCTURE. 
 

#402 SOUTH STREET 

Applicant – Hugh J. Morgan    Application #C2025-0049 

 
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 305-809-3975 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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The Monroe County Property Appraiser's office maintains data on property within the County solely for the purpose of
fulfilling its responsibility to secure a just valuation for ad valorem tax purposes of all property within the County. The
Monroe County Property Appraiser's office cannot guarantee its accuracy for any other purpose. Likewise, data
provided regarding one tax year may not be applicable in prior or subsequent years. By requesting such data, you
hereby understand and agree that the data is intended for ad valorem tax purposes only and should not be relied on for
any other purpose.

By continuing into this site you assert that you have read and agree to the above statement.

Parcel ID 00036400-000000
Account# 1037249
Property ID 1037249
Millage Group 10KW
Location Address 402 SOUTH St, KEY WEST
Legal Description KW FILER BOYD SUB N-476 PT LOTS 2-4 SQR 6 TR 16 G9-327 OR644-551/562

OR756-174-175 OR757-565-567C OR2926-1314
(Note: Not to be used on legal documents.)

Neighborhood 6108
Property Class SINGLE FAMILY RESID (0100)
Subdivision
Sec/Twp/Rng 06/68/25
Affordable
Housing

No

    2024 Certified Values 2023 Certified Values 2022 Certified Values 2021 Certified Values

+ Market Improvement Value $261,821 $245,185 $745,097 $664,302

+ Market Misc Value $34,708 $29,949 $58,048 $56,404

+ Market Land Value $5,168,931 $4,274,407 $3,746,396 $3,001,920

= Just Market Value $5,465,460 $4,549,541 $4,549,541 $3,722,626

= Total Assessed Value $3,171,200 $2,882,909 $2,620,826 $2,382,569

- School Exempt Value $0 $0 $0 $0

= School Taxable Value $5,465,460 $4,549,541 $4,549,541 $3,722,626

Year Land Value Building Value Yard Item Value Just (Market) Value Assessed Value Exempt Value Taxable Value Maximum Portability

2024 $5,168,931 $261,821 $34,708 $5,465,460 $3,171,200 $0 $5,465,460 $0

2023 $4,274,407 $245,185 $29,949 $4,549,541 $2,882,909 $0 $4,549,541 $0

2022 $3,746,396 $745,097 $58,048 $4,549,541 $2,620,826 $0 $4,549,541 $0

2021 $3,001,920 $664,302 $56,404 $3,722,626 $2,382,569 $0 $3,722,626 $0

2020 $3,001,920 $671,222 $57,715 $3,730,857 $2,165,972 $0 $3,730,857 $0

2019 $2,203,409 $239,981 $34,008 $2,477,398 $1,969,065 $0 $2,477,398 $0

2018 $2,140,992 $243,268 $32,968 $2,417,228 $1,790,059 $0 $2,417,228 $0

The Maximum Portability is an estimate only and should not be relied upon as the actual portability amount. Contact our office to verify the actual portability amount.

Land Use Number of Units Unit Type Frontage Depth

RES WATERFRONT (010W) 11,328.00 Square Foot 75 210.4

**PROPERTY RECORD CARD**

Disclaimer

Summary

Owner

MORGAN HUGH J
404 South St
Key West FL 33040

MORGAN YADIRA
404 South St
Key West FL 33040

Valuation

Historical Assessments

Land

Monroe County, FL

https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=22479466&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=22479466&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=22479466&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1331651039&KeyValue=00036400-000000
javascript:__doPostBack('ctlBodyPane$ctl03$ctl01$lstDeed$ctl00$sprDeedName$lnkUpmSearchLinkSuppressed$lnkSearch','')
javascript:__doPostBack('ctlBodyPane$ctl03$ctl01$lstDeed$ctl01$sprDeedName$lnkUpmSearchLinkSuppressed$lnkSearch','')
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=561123111&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1518922793&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1518922793&KeyValue=00036400-000000


Code Description Sketch Area Finished Area Perimeter

DGF DETCHED GARAGE 264 0 0

FHS FINISH HALF ST 864 0 0

FLA FLOOR LIV AREA 1,426 1,426 0

OPU OP PR UNFIN LL 12 0 0

OUU OP PR UNFIN UL 504 0 0

OPF OP PRCH FIN LL 303 0 0

TOTAL   3,373 1,426 0

Description Year Built Roll Year Size Quantity Units Grade

CH LINK FENCE 1964 1965 0 x 0 1 96 SF 1

CONC PATIO 2006 2007 0 x 0 1 768 SF 2

BRICK PATIO 2008 2009 12 x 65 1 780 SF 2

FENCES 1946 1947 6 x 56 1 336 SF 4

SEAWALL 1946 1947 0 x 0 1 480 SF 4

Sale Date Sale Price Instrument Instrument Number Deed Book Deed Page Sale Qualification Vacant or Improved Grantor Grantee

9/11/2018 $0 Quit Claim Deed 2186146 2926 1314 30 - Unqualified Improved

3/1/1978 $72,000 Conversion Code 757 565 Q - Qualified Improved

Number Date Issued Status Amount
Permit
Type Notes

24-2824 10/31/2024 Active $8,963 Residential Upgrade existing electrical service to Keys Energy

BLD2023-
0208

01/27/2023 Completed $1,500 Residential Repair uplifted first row shingles on gable end due to hurricane damage total at 40 each silver seal coating
roof to uniform and protect 1600 sq. ft. Silver seal 700 at 400, poller covers 20, berridge victorian shingles
200 labor 800.

07-4977 11/08/2007 Completed $1,500 Residential REPAIR/REPLACE SOLID DOORS, SCREEN DOORS, DOUBLE HUNG DOORS, SCREEN DOORS, PAINT
SAME COLOR

07-4978 11/08/2007 Completed $400 Residential PATCH ROOF WHERE NEDED, REPLACE 7 PANELS V-CRIMP IN THE UTILITY ROOM

06-5760 10/16/2006 Completed $5,760 Residential REPLACE DAMAGED DRIVEWAY WITH FINISHED CONCRETE

04-0780 03/16/2004 Completed $1,100 Residential REPAIR SEWER LINE

02-3439 12/26/2002 Completed $5,000 Residential REPLACE #00-3562

01-4057 04/14/2002 Completed $250 Residential INSTALL GATE

00-3562 10/26/2000 Completed $5,000 Residential PORCH REPAIRS

99-2997 08/24/1999 Completed $800 Residential CHANGE RISER

98-4035 01/06/1999 Completed $3,000 Residential REPAIRS TO PORCHES/DOORS

98-3580 11/12/1998 Completed $1,100 Residential PAINT ROOF

95-0053 12/01/1995 Completed $1 Residential PAINTING

B94-3634 11/01/1994 Completed $250 Residential MINOR REPAIRS & PAINT

View Taxes for this Parcel

Buildings

Building ID 2890
Style 2 STORY ELEV FOUNDATION
Building Type S.F.R. - R1 / R1
Building Name
Gross Sq Ft 3373
Finished Sq Ft 1426
Stories 1 Floor
Condition FAIR
Perimeter 166
Functional Obs 50
Economic Obs 0
Depreciation % 37
Interior Walls WALL BD/WD WAL

Exterior Walls ABOVE AVERAGE WOOD
Year Built 1947
EffectiveYearBuilt 1990
Foundation CONCR FTR
Roof Type IRR/CUSTOM
Roof Coverage METAL
Flooring Type SFT/HD WD
Heating Type NONE with 0% NONE
Bedrooms 2
Full Bathrooms 1
Half Bathrooms 0
Grade 650
Number of Fire Pl 0

Yard Items

Sales

Permits

View Tax Info

Sketches (click to enlarge)

https://monroe.county-taxes.com/public/search/property_tax?search_query=1037249
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1518922793&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1099766756&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1099766756&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1099766756&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1099766756&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1099766756&KeyValue=00036400-000000


Photos

https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=680610719&KeyValue=00036400-000000


2024 TRIM Notice (PDF)

Map

TRIM Notice

The Monroe County Property Appraiser's office maintains data on property within the County
solely for the purpose of fulfilling its responsibility to secure a just valuation for ad valorem tax
purposes of all property within the County. The Monroe County Property Appraiser's office
cannot guarantee its accuracy for any other purpose. Likewise, data provided regarding one tax
year may not be applicable in prior or subsequent years. By requesting such data, you hereby
understand and agree that the
|  User Privacy Policy |  GDPR Privacy Notice
Last Data Upload: 5/22/2025, 1:37:21 AM

Contact Us Developed by

https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=1&PageID=0&Q=680610719&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=1&PageID=0&Q=680610719&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=680610719&KeyValue=00036400-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=680610719&KeyValue=00036400-000000
https://www.schneidergis.com/privacypolicy
https://www.schneidergis.com/gdprprivacynotice
https://qpublic.schneidercorp.com/LastUpdated.aspx?BaseDoc=MonroeCountyFL&AppID=605
http://schneidergis.com/
http://schneidergis.com/
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