
 
 
 

Historic Architectural Review Commission 
 Staff Report for Item 2 
 

To:  Acting Chairman Greg Oropeza and Historic Architectural Review  

Commission Members 

 

From:    Enid Torregrosa-Silva, MSHP 

   Historic Preservation Planner  

 

Meeting Date:  April 23, 2024 

Applicant:   Smith- Hawks, PL 

Application Number:  H2023-0050 

Address:   1208 Virginia Street 

Description of Work: 
After-the -fact.  Demolition of historic and contributing house.  

Site Facts:     
The site under review is a vacant lot. In August 2023, a contributing and historic house was 

demolished without a required Certificate of Appropriateness. Previously, on November 29, 2022, 

the Commission granted Certificate of Appropriateness H2022-0046 for: 

General: Site consists of a 1,329 SF structure on a 3,774 SF lot. The house includes a 231 SF 
addition in the rear that is non-contributing and beyond repair. Proposal includes demolition of 
that structure and replacement with a 285 SF gable structure. The proposed addition would match 
the gable orientation of the original structure with a lower ridge line. Materials include: wood 
clapboard to match original structure, approved windows, and metal shingle roofing.  

Main Building: The main building will be renovated, with no major changes to the structure. Roof 
replacement is required and windows will be updated with HARC approved replacements. 

Demolition: 21’ x 11’ rear addition and existing decks. 
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The Certificate of Appropriateness was submitted by engineer Bob Hulec and architect Erica 

Poole. 

On Friday April 7, 2023, the Chief Building Officer wrote the following email to a project 

representative: 
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Enid Torregrosa

From: Enid Torregrosa
Sent: Friday, April 7, 2023 12:04 PM
To: Raj Ramsingh; dblackkw@icloud.com; ring.jonathan@gmail.com; CHARLIE CRAWFORD
Cc: Katie P. Halloran; Nicholas Trovato; Ronald Ramsingh
Subject: RE: 1208 Virginia St

Thank you for the notification. 
 
Enjoy the weekend, Enid 
 

From: Raj Ramsingh <raj.ramsingh@cityofkeywest‐fl.gov>  
Sent: Friday, April 7, 2023 11:07 AM 
To: dblackkw@icloud.com; Enid Torregrosa <etorregrosa@cityofkeywest‐fl.gov>; ring.jonathan@gmail.com; CHARLIE 
CRAWFORD <charles@gulfsouthern.net> 
Cc: Katie P. Halloran <katie.halloran@cityofkeywest‐fl.gov>; Nicholas Trovato <nicholas.trovato@cityofkeywest‐fl.gov>; 
Ronald Ramsingh <rramsingh@cityofkeywest‐fl.gov> 
Subject: 1208 Virginia St 
 
Good Morning Dave, 
 
 
AŌer carefully inspecƟng the subject property at 1208 Virginia Street for demoliƟon under secƟon 102‐218 and chapter 
14 code of ordinances. It is my determinaƟon, by the powers conferred upon the Chief Building Official, that because 
this structure is a contribuƟng historic element in our historic district demoliƟon is not an opƟon at this Ɵme.  There is a 
responsibility to preserve the historic structures if at all possible and fortunately this house is able to be saved.  I do 
agree with the engineer’s report that house, in its current state, is deemed unsafe.  However this is largely due to the 
fact that the contractor executed a major demoliƟon of the interior support systems without properly securing the 
building envelope. Contractor should take measures immediately to support the building envelop and start the 
rehabilitaƟon project according to approved building plans. I am issuing an order to secure the site from any 
unauthorized access and that the power be removed from the building.  This email shall serve as said noƟce and give the 
contractor unƟl the 12h of April 2023 to make the site secure from any unauthorized persons.  
 
Sincerely, 
 
 
Raj Ramsingh  
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About the demolished house: 

The house that was on the site was a contributing resource to the historic district. The one and a 

half-story structure was built before 1912, as it is depicted in the 1912 Sanborn Map. Staff were 

unable to find the construction date as Sanborn maps from the 1800’s do not extend to the east 

side of White Street. The Property Appraiser’s records have the construction date of 1928.  

Originally the house used to have an “L” shape porch that was enclosed on its front elevation 

between 1962 and 1965. At some point in time the front elevation was altered with a new addition. 

The rear of the house was also altered with a one-story structure with a full width of the house. 

The rear addition was a sawtooth structure smaller in footprint than the one depicted in the 1968 

aerial photograph. Portions of the house used to have 5 v-crimp, although most of the roof is 

finished with metal shingles. 

The site is located on the x flooding zone. The front curb wall encroaches city’s right-of-way. If 

the owner does not obtain an easement from the city this should be removed.  

 

 

 

1968 aerial photograph. 
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1998 aerial photograph. 

 

 

 

Front of the house circa 1965. Monroe County Library. 
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Front of the house before it was demolished. 
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Current condition. 

 

Ordinances Cited on Review: 

• Section 102-217 (4), demolition for contributing and historic structures 

          of the Land Development Regulations.  

• Section 102-218 (a) 

 

Staff Analysis: 

The Certificate of Appropriateness is for an after the fact demolition of a historic and contributing 

building. In November 2022 the Commission approved the demolition of a rear non-historic 

addition and renovations to the existing historic house. During the meeting engineer Bob Hulec 

stated that the rear addition under review was unsound and unsalvageable but did not say the same 

about the historic portion of the house. The Chief Building Officer visited the house during interior 

demolitions and did not declare the house unsafe but stated that due to the removal of so many 

interior principal structural components the contractor created a difficult situation and requested 

immediate bracing of the exterior walls to salvage what was still standing. A red tag was issued to 

the project, but the contractor worked over the red tag and demolished the rest of the structure. On 

February 27, 2024, the Commission approve reconstruction plans of the previous existing building 

and postponed the after-the-fact demolition request. 

It is staff’s opinion that the request for the after the fact demolition shall be reviewed based on the 

demolition criteria of Chapter 102 Section 218 (a) of the LDR’s. The criteria state the following.  
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 (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). 
 
During the November 2022 meeting Bob Hulec did not disclose any concerns 

about the historic portion of the building been irrevocable compromised by 

extreme deterioration. Exterior walls were in sound conditions as for the CBO 

to request their bracing after the contractor removed interior structural 

components.  

 

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;  
 
The house was listed as a contributing resource. There is no evidence to 

evaluate any construction method used in the house as the house is gone. The 

house was originally built with an “L” shaped front porch and the side of the 

porch survived the alteration of its front portion which was obscured at some 

point in time.  

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

contribution to local, state, or national history; 
 
It is staff’s understanding that no significant events have ever happened in 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; 
 
Any significant character has been destroyed due to the after the fact 

demolition.  

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

 
It is staff’s understanding that the site is not associated with any event with 

significant effect upon society. 
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5 Does not exemplify the cultural, political, economic, social, or historic heritage 
of the city; 
 
The house was listed as a contributing resource. As the house was destroyed it 

cannot be evaluated as an example of 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 house cannot be evaluated as it has been destroyed due to the after the fact 

demolition.  

 
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 house was not part of a park, but historic contributing buildings shall be 

preserved as they contribute to the uniqueness of the historic district. 

 
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 house cannot be evaluated as it has been destroyed due to the after the fact 

demolition.  

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

 

The house cannot yield information important in history as it is already 

demolished without a certificate of appropriateness. 

 

In conclusion, at this point, due to the demolition of the house, staff opines that this contributing 

building at the time of destruction still processed its architectural and historic qualities to continue 

its designation prior to its unfortunate demolition and therefore cannot recommend approval of the 

after the fact request. The architect of record nor the engineer that presented the project in 

November 2022 did not disclose during the meeting at any time that the historic portion of the 

house was irrevocably compromised by extreme deterioration, by the contrary, the plans included 

renovations to the house.  

 If, on the contrary, the Commission finds the after-the-fact demolition to be consistent with the 

demolition criteria, this will be the first of two required readings for demolition. 
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29183 Camellia Lane 
                  Big Pine Key, FL 33043 

Phone: 847. 903.5854 
E-Mail: info@sandbardesignstudio.com 

 
 
 

 
1912 SANBORN MAP 



 

1912 Sanborn Map 



 

 

 

1926 Sanborn Map 



 

 

1948 Sanborn Map 



 

 

1962 Sanborn Map 
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1208 Virginia Street circa 1965. Monroe County Library. 
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1210 Virginia St.
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1112 Virginia St.



{00288157 - v1 }

1205 Virginia St.



 

Current Conditions. 



 
Current Conditions. 



 
Immediate adjacent one and a half-stories single family houses. 
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Boundary Survey Map of Lot 5, Square 1,
Tract 14, Island of Key West
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., February 27, 2024, at 
City Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for: 

 

NEW RECONSTRUCTION OF A SINGLE-FAMILY 
RESIDENCE. AFTER-THE-FACT DEMOLITION OF 
HISTORIC AND CONTRIBUTING HOUSE. 

#1208 VIRGINIA STREET 
 

Applicant – Smith- Hawks, PL    Application #H2023-0050 
 
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/


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., January 23, 2024, at City 
Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for: 

 

NEW SINGLE-FAMILY RESIDENCE. AFTER-THE-FACT 
DEMOLITION OF HISTORIC AND CONTRIBUTING 
HOUSE. 

#1208 VIRGINIA STREET 
 

Applicant – Smith- Hawks, PL    Application #H2023-0050 
 
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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