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Historic Architectural Review Commission 
Staff Report for Item 7 

 
To:  Acting Chairman Greg Oropeza and Historic Architectural 

Review Commission Members 
   
From:    Enid Torregrosa Silva, MSHP 
    Historic Preservation Planner  

 
Meeting Date:  March 26, 2024 
 
Applicant: David Salay, Bender & Associates 
 
Application Number: H2024-0014 
 
Address:   500 Whitehead Street 

_________________________________________________ 
 

Description of Work: 
Harden historic building and 1994 addition at rear building for 200 mph winds. Remove 
historic top of courthouse tower for repairs and install back to its original location after 
repairs are completed. 

Site Facts: 
The building under review has been historically known as the Monroe County Courthouse. 
The principal building, which faces Whitehead Street was built in 1891 and was listed as a 
contributing resource to the historic district in the first survey where the district was 
included in the National Register of Historic Places. The building had serious exterior 
damages during the 1909 hurricane. Additions were made to the rear of the building in 
early 1940. By 1962 a vault and a two-story addition are depicted as replacement of the 
one-story 1940’s structure. The current two-story rear addition was built in 1994. The 
addition has a hipped roof, with a lower pitch than the historic courthouse roof. Due to the 
low pitch and the height of the building the roof cannot be seen from the pedestrian level.  
Both buildings are used for county court’s supporting offices, property appraiser’s office, 
county finance and county commissioners’ offices. 
 



2 | P a g e -  1 1 2 5  D u v a l  S t r e e t  –  i t e m 1 1  
 
 
 

 
Postcard of the County Courthouse and County Jail. Monroe County Library. 

 
 

 
 

Current front elevation. 
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1962 Sanborn Map and Current Survey 

           
 

SOIS and Guidelines and Guidelines Cited on Review: 
 

• Secretary of the Interior’s Standards and Guidelines for Rehabilitation, specifically 
guidelines for Resilience to natural hazards and Standards 1, 2, 5, and 6 of pages 
16-23.  

• Roofing (page 26), specifically first paragraph and guidelines 1, 2 and 3. 
• Windows (pages 29a-l), specifically the intent paragraph, page 29-d, guidelines 6 

and 8. 
 
Staff Analysis: 
 
Monroe County has been awarded a grant to retrofit some of their buildings to meet 200 
mph winds. A Certificate of Appropriateness under review is for the retrofit of windows, 
doors, roof, tower and structural components of the historic County Courthouse and its 
non-historic rear addition to sustain high winds.  
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For the historic Courthouse - The applicant has proposed a design program that will not 
adversely affect the exterior elements. The plan proposes the removal of the clock tower 
and cupola to repair and restore it and after this will be reinstalled to its original location. 
Repairs will include wooden and metal elements replacement- as needed, paint of metal 
and wood elements and new metal shingles, among others. 
 
Proposed retrofitting that will have an efect on the exterior of the building will include the 
removal of existing dark metal screns to expose the historic wood windows, which will be 
repaired. Impact units will be installed behind the existing windows. All windows at the 
tower will be repaired and will receive impact units in the interior.  For all exteror doors 
the plan includes the installation of abatement fabric in the interior of the fenestration. All 
existing shingles on the roof will be removed as a second layer of sheething will be required 
to stregthen the roof system. New shingles will be installed as the finish material. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Detail of windows coverings and tower deterioration and missing parts. 
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Proposed south and east elevations. 
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For the 1994 rear addition- The plans include the replacement of all windows existing 
windows with new metal impact single hung units with transoms to fit all existing 
fenestrations. Doors will be replaced with aluminum units. The plans also include the 
replacement of existing shingle system as the finished roof material with standing seam.  

 

 
Consistency with Guidelines Cited Guidelines: 
 
It is staff’s opinion that the proposed design conforms with cited Secretary of the Interior’s 
Standards and guidelines for Rehabilitation and HARC guidelines. Although standing 
seam is not an appropriate material for historic buildings in Old Town, staff finds three 
specific conditions for this application: 
 
 1.The installation will be done on a large-scale institutional building.  
 2. The building is not historic. 
 3. The hipped roof is imperceptible from pedestrian level, and therefore will not be 
 in conflict with the character and roof textures of the historic courthouse. 
 
The design accommodates the required retrofitting of the buildings, while maintaining the 
fabric and character defining features of the historic courthouse intact. Staff find the design 
to be sensitive to the historic courthouse and surrounding historic urban fabric.   
 

 
Monroe County Courthouse after 1919 hurricane. Monroe County Library. 
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1889 Sanborn Map depicting original County Courthouse 



 
1892 Sanborn Map 



 
1899 Sanborn Map 



 
1912 Sanborn Map 



 
1926 Sanborn Map 



 
1948 Sanborn Map 

 



 
1962 Sanborn Map 
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A damaged photograph showing part of the first Monroe County courthouse with the  
new 1891 Courthouse in the back. Monroe County Library. 



 

Circa 1900 postcard. Monroe County Library. 

 



 
County Courthouse in September 1906. Monroe County Library. 



 
Monroe County Courthouse after 1919 hurricane. Monroe County Library. 



 

1920’s aerial photograph. Monroe County Library. 



 
1920’s photograph. Monroe County Library. 



 
Rear of Monroe County Court House circa 1940. Monroe County Library. 



 

 
500 Whitehead Street circa 1965. Monroe County Library. 



 
500 Whitehead Street in 1976. Monroe County Library. 

 

 



 
Current Front Elevation 



MONROE COUNTY HISTORIC COURTHOUSE      EXISTING CONDITIONS 
 

Monroe County Historic Courthouse  – 500 Whitehead St. 

Existing Conditions Photos 

 

 

Front façade. Install new impact windows behind historic windows.  New impact windows not visible 

from street. Remove metal mesh screens from historic windows.  Install new shutters behind doors. 

Replace existing roof.  

 

 

 

 

 

 



MONROE COUNTY HISTORIC COURTHOUSE      EXISTING CONDITIONS 
 

 

Existing photo of north façade, historic Courthouse.  Install new impact windows behind historic 

windows.  New impact windows not visible from street. Remove metal mesh screens from historic 

windows.   Install new shutters behind doors. Replace existing roof. 

 

 

Existing photo of 1990s addition behind historic courthouse, south façade. Replace existing doors and 

windows and roof, match existing.  

 

 



MONROE COUNTY HISTORIC COURTHOUSE      EXISTING CONDITIONS 
 

 

Existing photo of historic courthouse tower. Install new impact windows behind historic windows.  New 

impact windows not visible from street.  Remove metal mesh screens from historic windows.  Repair 

metal at clock tower to waterproof building.  Replace existing roof. 

 

Existing photo of 1990s addition behind historic courthouse, west façade.  Replace existing doors and 

windows and roof, match existing. 

 



MONROE COUNTY HISTORIC COURTHOUSE      EXISTING CONDITIONS 
 

 

Existing photo of south façade, historic Courthouse.  Install new impact windows behind historic 

windows.  New impact windows not visible from street. Remove metal mesh screens from historic 

windows.   Install new shutters behind doors. Replace existing roof. 

At addition in rear, replace existing metal doors and windows and roof. Match existing. 

 

 

 

 

 

 



MONROE COUNTY HISTORIC COURTHOUSE      EXISTING CONDITIONS 
 

 

Circa 1900 historic photo of the building.  

 

1940’s photo of courthouse. The building was painted white in the 1940s. The paint was then 

sandblasted off in the 1950’s, severely damaging the bricks.  

 

 



MONROE COUNTY HISTORIC COURTHOUSE      EXISTING CONDITIONS 
 

  

Circa 1960 photo of the building. Paint has been removed.  
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(a) The following Standards for Rehabilitation are the criteria used to determine if a rehabilitation project qualifies as a certified rehabilitation. The intent of the Standards is to assist the long-term preservation of a property's significance through the preservation of historic materials and features. The Standards pertain to historic buildings of all materials, construction types, sizes, and occupancy and encompass the exterior and the interior of historic buildings. The Standards also encompass related landscape features and the building's site and environment, as well as attached, adjacent, or related new construction. To be certified, a rehabilitation project must be determined by the Secretary to be consistent with the historic character of the structure(s) and, where applicable, the district in which it is located.  (b) The following Standards are to be applied to specific rehabilitation projects in a reasonable manner, taking into consideration economic and technical feasibility. (The application of these Standards to rehabilitation projects is to be the same as under the previous version so that a project previously acceptable would continue to be acceptable under these Standards.)  (1) A property shall be used for its historic purpose or be placed in a new use that requires minimal change to the defining characteristics 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 features 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 false sense of historical development, such as adding conjectural features or architectural elements from other buildings, shall not be undertaken.  (4) Most properties change over time; those changes that have acquired historic significance in their own right shall be retained and preserved.  (5) Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize a historic property shall be preserved.  (6) Deteriorated historic features shall be repaired rather than replaced. Where the severity of deterioration requires replacement of a distinctive feature, the new feature shall match the old in design, color, texture, and other visual qualities and, where possible, materials. Replacement of missing features shall be substantiated by documentary, 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.  (8) Significant archeological resources affected by a project shall be protected and preserved. If such resources must be disturbed, mitigation measures shall be undertaken.  (9) New additions, exterior alterations, or related new construction shall not destroy historic materials that characterize the property. The new work shall be differentiated from the old and shall be compatible with the massing, size, scale, and architectural features to protect the historic integrity of the property and its environment.  (10) New additions and adjacent or related new construction shall be undertaken in such a manner that if removed in the future, the essential form and integrity of the historic property and its environment would be unimpaired.  (c) The quality of materials and craftsmanship used in a rehabilitation project must be commensurate with the quality of materials and craftsmanship of the historic building in question. Certain treatments, if improperly applied, or certain materials by their physical properties, may cause or accelerate physical deterioration of historic buildings. Inappropriate physical treatments include, but are not limited to: improper repointing techniques; improper exterior masonry cleaning methods; or improper introduction of insulation where damage to historic fabric would result. In almost all situations, use of these materials and treatments will result in denial of certification. Similarly, exterior additions that duplicate the form, material, and detailing of the structure to the extent that they compromise the historic character of the structure will result in denial of certification. For further information on appropriate and inappropriate rehabilitation treatments, owners are to consult the Guidelines for Rehabilitating Historic Buildings published by the NPS. ``Preservation Briefs'' and additional technical information to help property owners formulate plans for the rehabilitation, preservation, and continued use of historic properties consistent with the intent of the Secretary's Standards for Rehabilitation are available from the SHPOs and NPS regional offices. Owners are responsible for procuring this material as part of property planning for a certified rehabilitation. 
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R-Mer® Span

OVERVIEW & FEATURES

R-Mer Span is a structural standing seam roof system. R-Mer Span 
consists of a unique profile containing mesas throughout the panel to 
minimize “oil canning.” The 2 3/8” high vertical seam makes R-Mer Span 
aesthetically pleasing and also the ideal roof system to withstand the 
most severe weather conditions. The heavy-duty continuous clip allows 
for unlimited expansion and contraction. R-Mer Span can be used on 
slopes down to 1/4” per foot for both retrofit and/or new construction.

STANDARD CLIP

SEAM DETAIL AND ASSEMBLY

Standard Clip

Factory Applied 
Sealant

l

Seam Cap

PANEL PROFILE

12,” 16,” or 18” (Nominal)



The Garland Company UK, LTD
Second Way Centre, Second Way
Avonmouth, Bristol UK BS11 8DF
Phone: 011 44 1174 401050 (Outside UK)
Toll Free: 0800 328 5560 (Only in UK)

Garland Canada Inc.
209 Carrier Drive
Toronto, Ontario 
Canada,  M9W 5Y8
FAX: 416-747-1980
Phone: 416-747-7995
Toll Free: 800-387-5991
(Only in Canada)

The Garland Company, Inc.
3800 East 91st Street
Cleveland, OH 44105
FAX: 216-641-0633
Phone: 216-641-7500
Toll Free: 800-321-9336

For more information, visit us at: www.garlandco.com

Tests verified by independent laboratories. Actual roof performance 
specifications will vary depending on test speed and temperature. 
Data reflects samples randomly collected. A ± 10% variation may 
be experienced. The above data supersedes all previously published 
information. Consult your local Garland Representative or Garland 
Corporate Office for more information.

R-Mer and the Garland Greenhouse are trademarks of The Garland 
Company, Inc. and Garland Canada Inc.
Kynar is a registered trademark of Elf Atochem North America Inc.
The CRRC mark is a registered trademark of the Cool Roof Rating Council. 
ENERGY STAR is a registered trademark of the U.S. Government.

© 2017 Garland Industries, Inc.

R-Mer  Span

RMER SPAN 0917

DESIGN CHARACTERISTICS

 • Heavy-duty, 16-gauge, one-piece clip design provides for  
 unlimited thermal movement

 • Symmetrically designed panel/cap configuration contains  
 four (4) layers of steel

 • Double bead of factory applied hot melt sealant (water      
 barrier) is completely isolated from clip

 • 2-3/8” High vertical seam
 •  Tightest curving capability in industry for structural panel 

(Steel - 20 ft. radius; Aluminum - 10 ft. radius)
 • Available for tapered panel applications
 • Profile contains unique mesas or striations to minimize  

 appearance of  “oil canning”
 • Spanning capability over open purlins on slopes down to 1/4:12
 • 3/8” high clearance between panel and substrate helps   

 ventilation and reduces possibility of condensation
 •  Ideal for retrofits over existing single plies, BUR’s,  

modified bitumens or other metal roofs
 • 20 and 30 year warranty available
 • Available in 12”, 16” or 18” wide panels
 • Available in 20, 22 or 24 gauge G-90 Galvanized steel;   

 .032, .040, or .050 aluminum, copper, stainless steel and zinc
 • Available in a wide choice of colors 

TEST CLASSIFICATIONS

 • FM Class 1-195 in accordance with 4471 test procedure  
 (12” widepanel; 22 gauge steel) 

 • UL 90 classification in accordance with UL 580 test procedure
 • Class A fire rating in accordance with UL 790
 • UL 263 fire assembly tested  
 • Roof system compliance with ASTM E 1592
 • Air infiltration test in accordance with ASTM E 283 and E 1680
 •  Water penetration test in accordance with ASTM E 331 and 

E 1646

COLORS

Please contact your local Garland Representative for the available 
colors including those that are ENERGY STAR® and CRRC® qualified*.

For specific application recommendations and coverage rates, please 
contact your local Garland Representative or Garland Technical  
Service Department.           
 

The Continuous Clip product used with R-Mer Span is protected by 
U.S. Patent # 6,354,045 and Canada Patent # 2,334,538

*based on qualified colors

0700-0028 Valid in U.S. only
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., March 26, 2024, at City 
Hall, 1300 White Street, Key West, Florida. In order 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 305-809-3975. 
The purpose of the hearing will be to consider a request for: 
HARDEN HISTORIC BUILDING AND 1994 ADDITION AT REAR BUILDING 
FOR 200 MPH WINDS. REMOVE HISTORIC TOP OF COURTHOUSE TOWER 
FOR REPAIRS AND INSTALL BACK TO ITS ORIGINAL LOCATION AFTER 
REPAIRS ARE COMPLETED. 

#500WHITEHEAD STREET  

Applicant – David Salay, Bender & Associates    Application #H2024-0014 
 
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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