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Historic Architectural Review Commission 
Staff Report for Item 11 

 
To:  Chairman Haven Burkee and Historic Architectural Review 

Commission Members 
   
From:    Matthew Crawford 
    Historic Preservation Assistant 

 
Meeting Date:  September 23, 2025 
 
Applicant: Bender and Associates Architects 
 
Application Number: C2025-0079 
 
Address:   1400 Duval Street 

_________________________________________________ 
 

Description of Work 
Demolition of non-historic existing structure on west elevation. 
 
 
Site Facts 
The property under review contains historic Queen Anne Revival buildings as primary 
structures.  The principal buildings are listed as a contributing resource within the historic 
district, built circa 1886 and 1906.  The structure under review is a non-historic one-story 
structure located at the front of the property, adjacent to the pocket park located on the 
Southern end on Duval Street. 
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Historic Photo circa 1940. 

 

Photo of Existing Structure (North Elevation). 
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Existing Accessory Structure (East Elevation) 

 

 
Existing Accessory Structure (South Elevation) 
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Proposed Area for New Bathroom. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed Area for New Bathroom. 
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Ordinance Cited on Review: 
• Section 102-217 (4), demolition for contributing and historic structures of the 
Land Development Regulations. 
• Section 102-218 - Criteria for Demolition of the Land Development Regulations. 
 
Staff Analysis 
 
The Certificate of Appropriateness under review proposes the demolition of a non-historic 
storage/mechanical equipment structure. This is a small structure with no character 
defining features or significance to the overall site.  
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1962 Sanborn Map & Existing Site Plan. 

 
 
             
 

 
 

Existing West Elevation 
 
 

 
Proposed West Elevation 
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Existing South Elevation 
 

 

Proposed South Elevation 
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Existing East Elevation 

 
 

 
Proposed East Elevation 

 
 

 
 
 

 
 
 
 
 
 
 
 
 
 

Proposed 
Bar Restroom South Elevation 
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Proposed Bar Restroom East Elevation 
 

 
 
 

 
 
 
 
 
 
 
 
 

Proposed Partial South Elevation 
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Existing Site Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed Site Plan 
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It is staff’s opinion that the request for this demolition shall be based on the demolition 
criteria of Chapter 102 Section 218 (a) of the LDR’s. The criteria for demolition of historic 
structures 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). 
 
The main structure on the site is historic and contributing; however, 
the accessory structure proposed to be demolished is a non-historic 
structure on the property. 

 
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 accessory structure  does not embody distinctive 
characteristics of a type, period, or method of construction. 

 
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 
on the site 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. 
 
It is staff’s understanding that the elements under review have no 
significant character and are not associated with the life of a significant 
person in the past. 
 

4 Is not the site of a historic event with a significant effect upon society. 
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It is staff’s understanding that the site is not associated with any 
significant event. 

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

heritage of the city. 
 
It is staff’s understanding that the elements under review do not 
exemplify the cultural, political, economic, social or historic heritage of 
the city, though the structure does contribute to the overall historic 
fabric of the district. 

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

a distinctive architectural style. 
 
Staff believes that the existing accessory structure does not portray an 
era of history characterized by 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 elements under review do not have a unique location or physical 
characteristics which represent an established and familiar visual feature 
of its neighborhood or of the city.  

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

history. 
 
Staff believes that based on current documentation, the structure has not 
yielded, and is unlikely to yield, any historically significant information. 

 
It is the staff’s opinion that the request for demolition may be considered as the accessory 
structure under review meets the criteria for demolition. Although the main house on the 
property is historic and contributing, the accessory structure proposed to be demolished is 
non-historic and its historical significance is limited.  
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HARC MAJOR PROJECTS CERTIFICATE OF APPROPRIATENESS 
$420 NON-REFUNDABLE BASE APPLICATION FEE - OTHER FEES MAY BE APPLICABLE Rev 12/14/2020 ET 

A PRE-APPLICATION MEETING WITH HARC STAFF IS REQUIRED PRIOR TO SUBMITTAL 

ADDRESS OF PROPOSED PROJECT: 

NAME ON DEED: PHONE NUMBER 

OWNER’S MAILING ADDRESS: EMAIL 

APPLICANT NAME: PHONE NUMBER 

APPLICANT’S ADDRESS: EMAIL 

DETAILED PROJECT DESCRIPTION INCLUDING MATERIALS, HEIGHT, DIMENSIONS, SQUARE FOOTAGE, LOCATION, ETC. 

GENERAL: 

MAIN BUILDING: 

DEMOLITION (PLEASE FILL OUT AND ATTACH DEMOLITION APPENDIX): 

City of Key West 
HARC COA # REVISION # INITIAL & DATE 

1300 White Street 
Key West, Florida 33040 

FLOOD ZONE ZONING DISTRICT BLDG PERMIT # 

1400 Duval St.
1400 Duval St. LLC

Bender & Associates Architects.
410 Angela St.

APPLICANT’S SIGNATURE:  DATE      08.14.2025

ANY PERSON THAT MAKES CHANGES TO AN APPROVED CERTIFICATE OFAPPROPRIATENESS MUST SUBMIT A NEW APPLICATION. 
FLORIDA STATUTE 837.06: WHOEVER KNOWINGLY MAKES A FALSE STATEMENT IN WRITING AND WITH THE INTENT TO MISLEAD A PUBLIC 
SERVANT IN THE PERFORMANCE OF HIS OR HER OFFICIAL DUTY SHALL BE GUILTY OF A MISDEMEANOR OF THE SECOND-DEGREE 
PUNISHABLE PER SECTION 775.082 OR 775.083. THE APPLICANT FURTHER HEREBY ACKNOWLEDGES THAT THE SCOPE OF WORK AS 
DESCRIBED IN THE APPLICATION SHALL BE THE SCOPE OF WORK THAT IS CONTEMPLATED BY THE APPLICANT AND THE CITY. THE 
APPLICANT FURTHER STIPULATES THAT SHOULD FURTHER ACTION BE TAKEN BY THE CITY FOR EXCEEDING THE SCOPE OF THE 
DESCRIPTION OF WORK, AS DESCRIBED HEREIN, AND IF THERE IS CONFLICTING INFORMATION BETWEEN THE DESCRIPTION OF WORK 
AND THE SUBMITTED PLANS, THE AFOREMENTIONED DESCRIPTION OF WORK SHALL BE CONTROLLING. 

PROJECT INCLUDES:    REPLACEMENT OF WINDOWS ____    RELOCATION OF A STRUCTURE ____    ELEVATION OF A STRUCTURE ____ 
PROJECT INVOLVES A CONTRIBUTING STRUCTURE:  YES ___ NO __X__  INVOLVES A HISTORIC STRUCTURE:  YES ___ NO __X__ 
PROJECT INVOLVES A STRUCTURE THAT IS INDIVIDUALLY LISTED ON THE NATIONAL REGISTER:  YES ____ NO __X 

305-296-1347

hburkee@benderarchitects.com

New bathroom structures for pool and bar area.  

Demolition of Non-Historic existing structure (pool area) 

scott@southermost-house.com
407-775-0866

PO Box 1736, Key West, Fl 33040
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APPLICATIONS MUST BE SUBMITTED IN PERSON WITH HARD COPIES BY 3PM ON THE SCHEDULED DEADLINE 
PLEASE SEND AN ELECTRONIC COPY OF ALL DOCUMENTS  CITY_HARC@CITYOFKEYWEST-FL.GOV 

OFFICIAL USE ONLY: HARC COMMISSION REVIEW EXPIRES ON: 

MEETING DATE: 
___APPROVED   ___NOT APPROVED   ___DEFERRED FOR FUTURE CONSIDERATION 

INITIAL: 

MEETING DATE: 
___APPROVED   ___NOT APPROVED   ___DEFERRED FOR FUTURE CONSIDERATION 

INITIAL: 

MEETING DATE: 
___APPROVED   ___NOT APPROVED   ___DEFERRED FOR FUTURE CONSIDERATION 

INITIAL: 

REASONS OR CONDITIONS: 

STAFF REVIEW COMMENTS: 

THIS APPLICATION MAY BE REVIEWED BY PLANNING DEPARTMENT STAFF. 

ACCESSORY STRUCTURE(S): 

PAVERS: FENCES: 

DECKS: PAINTING: 

SITE (INCLUDING GRADING, FILL, TREES, ETC): POOLS (INCLUDING EQUIPMENT): 

ACCESSORY EQUIPMENT (GAS, A/C, VENTS, ETC): OTHER: 

FIRST READING FOR DEMO: SECOND READING FOR DEMO: 

HARC STAFF SIGNATURE AND DATE: HARC CHAIRPERSON SIGNATURE AND DATE: 

None N/A 

N/A All new paint to be white

N/A N/A

N/A
N/A

N/A

mailto:%20CITY_HARC@CITYOFKEYWEST-FL.GOV
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HARC CERTIFICATE OF APPROPRIATENESS: DEMOLITION APPENDIX 

ADDRESS OF PROPOSED PROJECT: 

PROPERTY OWNER’S NAME: 

APPLICANT NAME: 

I hereby certify I am the owner of record and that the work shall conform to all applicable laws of this jurisdiction. By receiving a Certificate of 
Appropriateness, I realize that this project will require a Building Permit approval PRIOR to proceeding with the work outlined above and that a 
final inspection is required under this application. I also understand that any changes to an approved Certificate of Appropriateness must be 
submitted for review. 

PROPERTY OWNER’S SIGNATURE  DATE AND PRINT NAME 

DETAILED PROJECT DESCRIPTION OF DEMOLITION 

CRITERIA FOR DEMOLITION OF CONTRIBUTING OR HISTORIC STRUCTURES: 

Before any Certificate of Appropriateness may be issued for a demolition request, the Historic Architectural Review Commission 
must find that the following requirements are met (please review and comment on each criterion that applies): 
(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 following criteria:
(a) The existing condition of the building or structure is irrevocably compromised by extreme deterioration.

(2) Or explain how the building or structure meets the criteria below:

(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.

City of Key West 
HARC COA # INITIAL & DATE 

1300 White Street 
Key West, Florida 33040 

ZONING DISTRICT BLDG PERMIT # 

1400 Duval St.

Bender & Associates Architects

Structure to be demolished is non-historic.

Demolition of Non-Historic existing structure (pool area) 

Structure to be demolished is non-historic.

1400 Duval St. LLC
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Nothing in this application is intended to alter the authority of the Building Official to condemn for demolition dangerous buildings, as 
provided in Section 102-218 of the Land Development Regulations and Chapter 14 of the Code of Ordinances. 

(b) Is not specifically associated with events that have made a significant contribution to local, state, or national history.

(c) 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.

(e) Does not exemplify the cultural, political, economic, social, or historic heritage of the city.

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

(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.

(h) 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.

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

Structure to be demolished is non-historic.

Structure to be demolished is non-historic.

Structure to be demolished is non-historic.

Structure to be demolished is non-historic.

Structure to be demolished is non-historic.

Structure to be demolished is non-historic.

Structure to be demolished is non-historic.
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Nothing in this application is intended to alter the authority of the Building Official to condemn for demolition dangerous buildings, as 
provided in Section 102-218 of the Land Development Regulations and Chapter 14 of the Code of Ordinances. 

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

CRITERIA FOR DEMOLITION OF NON-CONTRIBUTING OR NON-HISTORIC STRUCTURES: 

The following criteria will also be reviewed by the Historic Architectural Review Commission for proposed demolitions. The 
Commission shall not issue a Certificate of Appropriateness that would result in the following conditions (please review and 
comment on each criterion that applies): 
(1) Removing buildings or structure that are important in defining the overall historic character of a district or neighborhood so that the

character is diminished.

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

(3) Removing an historic building or structure in a complex; or removing a building façade; 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.

Structure to be demolished is non-historic.

The removal of the non-historic structure does not adversely affect the overall historic character of the district or neighborhood.

The removal of the non-historic structure does not destroy the historic relationship between buildings or structures and open space.

The removal of the non-historic structure does not adversely affect the overall historic character of the district or neighborhood.

N/A
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LEGAL DESCRIPTION: On the Island of Key West and known on Wm. A. Whitehead's map delineated in February, A.D., 1829, as part of Tract Sixteen (16) but better known as a part of Lots One (1) and Three (3) of Square Six (6), of said Tract Sixteen (16), according to a diagram recorded December 16th., A.D. 1886 in Deed Book "N", at Page 476 of the Public Records of Monroe County, Florida and described by metes and bounds as follows: Beginning at the intersection of the Southeasterly line of South Street with the Southwesterly line of Duval Street ( the azumith of said Southeasterly line of South Street is S 55° 39'36" W) along the said Southeasterly line of South Street a distance of 156.5 feet; thence S 34°20'24" E, a distance of 212 feet to a point on the shore line of the Straits of Florida; thence N 57°59'36" E along the shoreline of the Straits of Florida, a distance of 156.5 feet to a point on the Southwesterly line of Duval Street; thence N 34°20'24" W along the Southwesterly line of Duval Street a distance of 218.44 feet to the Point of Beginning. AND ALSO THE FOLLOWING: A parcel of submerged land in the Straits of Florida in Township 68 South, Range 25 East, located Southeasterly of and adjacent to the Island of Key West, Monroe County, Florida, more particularly described as follows: From the intersection of the Southeasterly line of South Street and the Southwesterly line of Duval Street in the City of Key West go Southwesterly along the Southwesterly line of Duval Street a distance of 218.44 feet, more or less, to a point in the Southeasterly shoreline of the Island of key West, which point is the Point of Beginning; thence continue Southeasterly along the Southwesterly line of Duval Street (extented) a distance of 260 feet to a point; thence at right angles and Southwesterly a distance of 156.5 feet to a point; thence at right angles and Northwesterly a distance of 276 feet, more or less, to a point in the Southeasterly shoreline of said Island of Key West; thence Northeasterly along the meanders of said Southwesterly shoreline a distance of 158 feet, more or less, back to the Point of Beginning.
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m. September 23, 2025, at City Hall, 
1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for: 
 

NEW BATHROOM STRUCTURES FOR POOL AND BAR AREA. 
DEMOLITION OF NON-HISTORIC EXISTING STRUCTURE ON 

WEST ELEVATION. 

#1400 DUVAL STREET 
Applicant – Bender and Associates Architects Application #C2025-0079 

 
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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