
M
arch

15,
2
0
2
3

H
istoric

P
reserv

atio
n

B
oard

A
g
en

d
a

Item
V

I(2)

C
ity-Proposed

D
esignation

for
517

A
ragon

A
venue

O
w

ner’s
P

resen
tatio

n
in

O
p
p
o

sitio
n

o
f

D
esig

n
atio

n
U

n
d
er

L
H

D
2
2
-0

1
3
/

FiLe
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W

E
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S
S

E
R

O
T

A
P

R
E

S
E

N
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E
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B
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H
E

L
F

M
A

N
C

O
L

E
+

B
IE

R
M

A
N
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S

E
C

A
R

D
O

N
A

,
A

lA
,

N
C

A
R

B
P

R
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C
IP

A
L

P
R

E
S

E
N

T
E

D
B

Y
E

D
W

A
R

D
M

A
R

T
O

S
,

E
S

Q
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H
ow

W
eG

o
t

H
ere

A
fter

living
in

C
oral

G
ables

for
several

years,
n
ew

ly
w

ed
s

an
d

lifelong
M

iam
ians,

S
h

aan
an

d
Pooja,

decided
to

settle
in

th
e

C
ity

B
eautiful.

In
N

ovem
ber

2022,
th

ey
bought

th
e

property
at

517
A

ragon
A

venue.

T
hey

applied
for

a
dem

olition
perm

it
w

ith
th

e
hope

of
building

th
eir

dream
C

oral
G

ables
hom

e
an

d
m

ak
in

g
th

eir
hom

estead.

2



P
resentation

O
verview

1.
L

egal
C

riteria
as

S
et

F
o

rth
in

th
e

C
ity

C
ode

a.
F

ocus
on

C
riteria

Id
en

tified
by

S
taff

b.
A

pplying
T

h
o
se

to
th

e
C

oncept
of

a
“M

in
im

alist
T

rad
itio

n
al”

D
esign

2.
R

elev
an

t
F

acts
a.

S
taff

R
eport

D
ata

b.
E

xpert
T

estim
o

n
y

3.
A

n
aly

sis
a.

S
am

e
F

acts
B

ut
D

ifferent
C

o
n

clu
sio

n
s

4.
O

w
ner’s

R
em

ark
s

5.
R

eserv
ed

T
im

e
A

fter
P

ublic
C

o
m

m
en

t

____________________

3



W
h

at
D

oes
th

e
C

o
d

e
S

ay?
(Sec1

8-103)
D

istricts,
sites,

buildings,
stru

ctu
res

an
d

objects
of

national,
state

an
d

local
im

p
o
rtan

ce
are

of
historic

significance
if

th
ey

p
o

ssess
in

teg
rity

of
location,

design,
setting,

m
aterials,

w
o
rk

m
an

sh
ip

,
or

association.

In
order

to
qualify

for
d

esig
n
atio

n
as

a
local

historic
lan

d
m

ark
or

local
h
isto

ric
lan

d
m

ark
district,

in
d
iv

id
u
al

properties
m

u
st

h
av

e
sig

n
ifican

t
character,

in
terest

or
value

as
p
art

of
th

e
historical,

cultural,
archaeological,

aesthetic,
or

arch
itectu

ral
heritage

of
the

C
ity,

state
or

nation.

F
or

a
m

u]tip]e
p

ro
p

erty
nom

ination,
eligibility

w
ill

be
based

on
the

estab
lish

m
en

t
of

historic
contexts,

of
th

em
es

w
h
ich

describe
the

h
isto

rical
relatio

n
sh

ip
of

th
e

properties.

T
he

eligibility
of

an
y

p
o
ten

tial
local

historic
lan

d
m

ark
or

local
h
isto

ric
lan

d
m

ark
district

sh
all

be
b
ased

on
m

eetin
g

one
(1)

or
m

ore
of

th
e

follow
ing

criteria:

4



L
egaL

C
riteria:

H
istoric

P
reservation

S
taff

R
ecom

m
ends

D
esignation

for
T

hree
R

easons

1.
E

xem
plifies

th
e

historical,
cultural,

political,
econom

ic,
or

social
tren

d
s

of
th

e
co

m
m

u
n
ity

(C
ode

S
ection

8-103(A
)(4))

2.
P

o
rtray

s
th

e
en

v
iro

n
m

en
t

in
an

era
of

h
isto

ry
ch

aracterized
by

one
(1)

or
m

ore
d
istin

ctiv
e

arch
itectu

ral
sty

les
(C

ode
S

ection
8-103(B

)(1))

3.
E

m
bodies

th
o

se
d
istin

g
u

ish
in

g
ch

aracteristic
of

an
arch

itectu
ral

style,
or

period,
or

m
eth

o
d

of
co

n
stru

ctio
n

(C
ode

S
ection

8-103(B
)(2))

S
ee

S
taff

R
eport

pp.
2,19
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“M
inim

aL
T

raditionaL
”

D
esign

•
A

resp
o

n
se

to
econom

ic
h
ard

sh
ip

an
d

n
ew

FH
A

loan
req

u
irem

en
ts

•
C

ost
effective

ap
p
ro

ach
to

popular, b
etter-d

efin
ed

arch
itectu

ral
sty

les

•
N

o
h

ard
-an

d
-fast

set
of

guidelines.
•

S
taff’s

report
ack

n
o
w

led
g
es

th
at

su
ch

h
o
m

es
cam

e
M

odernist
an

d
M

ed
iterran

ean
R

evival
S

tyles
(especially

in
C

oral
G

ables)
b
u
t

also
in

C
olonial

R
evival,

A
rts

an
d

C
rafts,

an
d

T
udor

styles.
T

he
“M

inim
al

T
rad

itio
n

al
style

w
as

flexible.”
S

ee
S

taff
R

eport
pg

6.

7



“M
inim

aL
T

raditionaL
”

D
esign

(C
ont’d)

T
he

C
ounty’s

H
istoric

P
reserv

atio
n

D
esign

G
uidelines

(adopted
02-01-

22,
S

ee
C

ounty
C

o
m

m
issio

n
R

eso
lu

tio
n

R
-115-22)

p
ro

v
id

es
a

sim
ilar

description.
E

x
cerp

ts
b

elo
w

from
C

ounty
G

uidelines
P

age
96.

M
inim

al
traditional

is
a

catch-all
term

for
early

to
m

id-2O
th

century
structures

builtw
ith

econom
y

but
based

on
traditional

m
assing.T

hese
m

ay
include

influences
from

A
m

erican
vernaculars,

like
A

m
erican

C
olonial,

S
panish

or
M

editerranean
R

evival,
the

B
ungalow

,
R

anch
and

P
ostw

ar
M

odern,
but

they
com

prise
only

nom
inal

stylistic
features

and
a

general
avoidance

of
ornam

ent.
D

ecoration
m

ay
include

roof
vents,

scuppers,
attached

planters,
bay

w
indow

s,
screened

porches,
areas

of
exposed

brick
or

oolitic
stone,

and
decorative

front
door.

In
S

outh
Florida,

M
inim

alT
raditional

dw
ellings

w
ere

popular
from

the
1930s-1950s

as
popular

enthusiasm
w

aned
for

styles
like

M
editerranean

R
evival,

A
rt

D
eco

and
Stream

line.
P

ragm
atic

and
m

odest,
M

inim
al T

raditional
approaches

w
ere

used
in

m
any

new
subdivisions

ofthe
region’s

burgeoning
suburbs.

M
inim

alT
raditional

com
prises

elem
ents

of
other

styles
thatare

used
in

m
inim

al
w

ays
to

upliftan
otherw

ise
straightforw

ard
boxy

architecture. T
hey

conform
to

period
building

type,
construction

type,
and

tastes,
but

are
uncom

m
itted

in
term

s
of

style; they
are

often
eclectic

and
m

ay
seem

like
J

a
restrained

m
ashup

of
other

styles. C
onstructed

using
a

m
asonry

shell,
their

interior
partitions,

floors
and

roofs
are

generally
builtof

w
ood

fram
ing.

8
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P
resen

ts
a

S
erious

C
hallenge

•
H

ow
do

you
p
in

d
o

w
n

an
arch

itectu
ral

style
that’s

a
“catch

all?”

•
H

ow
can

one
b

u
ild

in
g

serve
as

a
sh

in
in

g
ex

am
p
le

o
th

ers
w

h
en

if
there’s

no
one

co
n
sisten

t
th

em
e?

•
B

U
T

th
is

ch
allen

g
e

it’s
n
o
t

in
su

rm
o
u
n
tab

le

•
S

taff
an

d
th

is
B

oard
su

rm
o

u
n

ted
it

at
least

th
ree

tim
es

before—
L

et’s
go

b
ack

to
th

o
se

exam
ples.

of
allii-
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5
0
1

A
rag

o
n

A
v

en
u

e
-

E
x
cerp

t
fro

m
S

taff
R

ep
o

rt
for

L
H

D
2016-18

(P
ag

e
12)

A
dditions

IA
lterations

C
om

parison
of

perm
it

draw
ings

and
historic

photographs
w

ith
the

extant
hom

e
dem

onstrates
the

high
degree

of
integrity

this
hom

e
as

retained
over

the
years.

N
o

structural
additions

have
been

m
ade

to
the

residence
and

alterations
have

been
m

inim
al

as
w

ell.
T

he
alterations

prim
arily

include
the

enclosure
of

the
carport

and
rear

screened
porch,

the
w

rought
iron

installation
in

1988,
the

rem
oval

of
the

w
ood

m
em

bers
at

the
front

entry
porch,

and
the

construction
of

the
shed

roofed
enclosure

to
the

rear.
O

ther
m

inor
alterations

include
reroofing,

painting,
sew

er
connection,

and
installation

ofm
etal

aw
nings.

13
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737
M

inorca
A

v
en

u
e

-
E

xcerpts
from

S
taff

R
eport

for
L

H
D

2
0
2
1
-1

2
(P

ag
e

15)

A
d

d
itio

n
s

/A
lteratio

n
s

F
rom

a
com

parison
o

f
historic

photographs
and

the
architectural

plans
w

ith
the

extant
hom

e,
as

w
ell

as
an

exam
ination

o
f

building
perm

its
and

records
it

is
determ

ined
that

the
property

at
737

M
inorca

A
venue

has
retained

its
historic

integrity
for

over
eight

decades.
T

he
follow

ing
discusses

notable
alterations

or
w

ork
undertaken

on
the

property.

1
5



737
M

inorca
A

venue
-

E
xcerpts

from
S

taff
R

eport
for

LH
D

2
0
2
1
-1

2
(P

age
15)

R
ecord

books
docum

ent
the

originalperm
it

for
the

hom
e

w
as

filed
in

M
arch

1937
(P

erm
it

#5377)
by

architect.
W

illiam
M

erriam
for

C
aptain

C
hristopher

S
tory.

T
his

perm
it

has
not

been
located

to
date.

A
s

discussed
above,

S
tory

also
contem

poraneously
built

the
adjacent

hom
e

at
731

M
inorca

A
venue. B

oth
hom

es
had

the
sam

e
floorplans

but w
ith

differentexterior
styling.

(F
igures

6)
P

erm
it

#53
83

for
731

M
inorca

A
venue

has
been

located
and

it
appears

that
M

erriam
used

the
draw

ings

In
January

1939
C

aptain
S

tory
added

a
m

aid’s
room

w
est

o
f

the
original

garage
(P

erm
it

#5812).
T

he
addition

is
denoted

in
blue

in.F
igures

12.
T

he
c.l9

4
0

photo
in

F
igures

8
show

s
itju

st
after

com
pletion.

In
1957

a
detached

garage
w

as
built

im
m

ediately
w

est
o

fthe
hom

e
by

architect
T

yrus
T

ripp
(P

erm
it

#14914)
(F

igures
11

&
12)

T
hese

perm
its

have
not

been
located

to
date.

‘6



737
M

inorca
A

venue
-

E
xcerpts

from
S

taff
R

eport
for

LH
D

2
0
2
1
-1

2
(P

age
15)

F
igures

12:
737

M
inorca

A
venue

c.1960
T

ax
C

ard
Ilefti

blue:
1939

M
aid’s

R
oom

A
ddition

orange:
O

riginal
G

arage

P
ro

p
erly

S
urvey,

2021
[right]

C
ourt esv

afForm
Tech

L
and

Surveying,
Inc.

17



1
7
0
0

C
ortez

S
treet

-
LH

D
2
0
0
7

-1
4

1700
C

o
rtez

S
treet,

1940
A

rch
itect:

H
.

G
eo

rg
e

F
in

k
D

esig
n

ated
:

2008

18



1
7
0
0

C
ortez

S
treet

-
LH

D
2
0
0

7
-1

4

A
D

D
IT

IO
N

S
/

A
L

T
E

R
A

T
IO

N
S

T
here

have
been

few
substantive

changes
to

the
structure

at
1700

C
ortez

Street
over

the
past

67
years

other
than

w
hat

w
ould

be
considered

routine
m

aintenance
(painting,

re-roofing,
roof

repairs,etc.).
A

t som
e

point,air-conditioning
w

allunits
and

m
etal aw

ning
w

indow
s

w
ere

added.

In
1951,

the
addition

o
f

a
second

garage
w

ith
a

study
and

bathroom
w

as
m

ade
to

the
structure,

abutting
the

w
estern

w
all

ofthe
existing

garage.

In
1990,a

requestfora
building

site
separation

w
as

review
ed

by
the

Planning
and

Z
oning

B
oard.

T
he

B
oard

passed
a

m
otion

stating
that

“A
pplication

N
o.

499-P
requesting

that
L

ots
9

and
10

shall
be

considered
tw

o
building

sites,
one

consisting
of

L
ot

9
and

one
consisting

of
L

ot
10

be
denied.”

T
he

m
atter

w
as

scheduled
for

consideration
during

the
regular

C
ity

C
om

m
ission

m
eting

of
July

17,
1990.

O
n

July
13,

1990,
a

letter
w

as
received

by
the

C
ity

M
anager’s

office
w

ithdraw
ing

the
requestfor

a
building

site
separation.

1
9



H
ow

d
o
es

th
e

S
ubject

P
roperly

C
om

pare?

1.
S

taff
R

eport
D

escribes
A

dditions
/

A
lteratio

n
s

O
ver

FO
U

R
pages.

See
S

taff
R

eport, P
ages

13, 14,15,an
d

16.

2.
S

ig
n
ifican

t
A

ddition
in

1961.
In

clu
d

in
g

an
ad

d
itio

n
al

garage,
en

clo
su

re
of

th
e

original
car

port,
ch

an
g
in

g
w

indow
s.

3.
M

etal
W

indow
G

rates
in

stalled
in

1978.

4.
S

ig
n

ifican
t

C
hanges

in
1994.

In
clu

d
in

g
th

e
w

in
d
o

w
an

d
door

changes,
to

th
e

n
o
rth

an
d

w
est

facades.

5.
2006

R
oof

R
eplacem

ent.
M

arked
ch

an
g
e

from
B

arrel
T

ile
to

S
-T

iles

2
0
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0
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A
s

O
ur

A
rchitect T

akes,
L

et’s
R

eview
C

ode
O

nce
M

ore
S

o
It’s

F
resh

O
n

Y
our

M
inds

1.
P

o
ssess

IN
T

E
G

R
IT

Y
-

It
h

asn
’t

lo
st

its
o

rig
in

al
style.

[T
his

building
h
as

h
ad

3
red

esig
n
s

in
3

eras--the
30s,

60s,
&

90s.
W

here
is

th
e

integrity?]

2.
B

e
S

IG
N

IF
IC

A
N

T
—

It
sig

n
ifican

tly
ad

d
to

all
th

e
o
th

er
g
reat

[A
fter

m
ultiple

renovations,
does

th
is

building
exem

plify
a

style
th

at
prioritized

sim
plicity7l

4.
PO

R
T

R
A

Y
an

era
of

h
isto

ry
—

It
b
rin

g
s

u
s

b
ack

to
th

at
p
articu

lar
era

[D
oes

th
is

building
fit

in
th

e
G

reat
D

epression?
T

he
60s?

T
he

90s?}

5.
E

M
B

O
D

Y
d

istin
g

u
ish

in
g

ch
aracteristics

—
C

apture
w

h
at

m
ak

es
a

sty
le

3.
E

X
E

M
P

L
IF

Y
a

sty
le

—
It

is
a

p
rim

e
ex

am
p

le
of

a
tren

d

sp
ecial

[D
oes

a
building

w
ith

m
ultiple

“upgrades”
em

body
a

“m
inim

al”
style?]

2
2
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B
uiL

ding
T

hen
an

d
N

ow
:

S
outh

E
L

evation

T
he

enclosed
carportand

garage
extension

significantly
changes

the
frontage

and
w

idth
ofth

e
house.

O
rnam

ent
rem

oved
from

fire
chim

ney

O
riginal

E
levation

c
r
n
r
n

r
n

D
c
r
n
r
n

E
r
n

r
n

r
r
i
r
m

n
4

I
lE

llE
l

A
llw

indow
s

now
have

ornam
ental

security
iron

guardrails
added

on
top.

This
w

ould
notbe

allow
ed

if
asked

to
do

to
o

historically
This

w
ould

notbe
allow

ed
if

designated
property

today.
asked

to
do

to
o

historically
designated

property
today.

P
resent

E
levation

Porch
w

as
originally

exterior,
C

orner
w

indow
elem

ent
screened

in.It
b
e
fl

does
notappear

th
e

sam
e

enclosed
in

this
renovation,

as
edge

w
as

added
for

storm
shutters.

2
7



C

(0

CD

0

z
0

z
0
-

-)

III

L)

0

3.

0
to
tD
3

3-
0)
3

to
p.

—3.-tO ,

_•iD 0
o

0) 3
3 0.0.

3

U, (0
3 3

0.
0

0

0)

m

(D

0,
= .-q.
to —.

0)
3 Z
0.

N
OD



B
uiL

ding
T

hen
an

d
N

ow
:

W
est

E
L

evation
-

C
him

ney
is

single,
not

double
as

intended.

Entire
facade

w
indow

s
changed.French

doors
and

ornam
ental

stairadded.
G

arage
E

xtension
rem

oved
the

openness
ofsite

provided
by

the
large

setback
and

passthrough
nature.
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A
L

terations
A

naL
ysis:

G
arage

F
ront

G
arage

extension
rem

oves
original carport, changing
intention

and
facade

signifi
cantly.

—
G

arage
sits

proud
from

originalfacade
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N
ew

colum
n

and
w

alltied
into

origi
nalcolum

n
w

ith
rebarand

cannotbe
separated

w
ithout extensive

cutting,
reconstrucon,and

cost.

A
L

terations
A

naL
ysis:

Interior
G

arage

Side
entry

to
hom

e
visible,originally

acces
sible

from
exterior.

—
G

arage
protrudes

from
origi

nalfacade

O
riginalopening

seen
as

rectilinear,not
eyebrow

as
originalplans

intention.
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A
L

terations
A

naL
ysis:

E
ntry

A
rch

&
R

afters

—
Exposed

rafters
show

intention
of ornam

entation
on

hom
e,

notm
inim

altraditionalm
odem

touches.

F

Sem
i-Circu’arentry

difficultand
expensive,notcost-effective

as
per m

inim
altradionalhistoric

trend.
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A
L

terations
A

naL
ysis:

O
penings

on
ALL

S
ides

O
penings

on
rearwa[I

changed
extensveIy.. O

penings
cannotbe

reversed
w

ithoutextensive
concrete

w
ork

and
cost.

O
penings

on
East wallchanged

overrenovation&
O

pen
ings

cannotbe
reversed

w
ithout extensive

concrete
w

ork
and

cost.
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B
uiL

ding
R

eversibiL
ity

or
R

estoration

•
In

review
ing

for
reversibility

or
restoration

per
D

epartm
ent

of
th

e
Interior

S
tandards,

w
e

found
it

to
be

financial
infeasible.

D
oing

so
w

ould
cost

hundreds
of

thousands
of

dollars
and

w
ork

to
actually

rem
ove

value
from

th
e

property
as

it
w

ould
be

elim
inating

interior
space

and
rem

oving
a

2
car

garage.

•
W

e
also

looked
into

updating
th

e
hom

e
w

ith
m

odern
finishes,

redoing
th

e
electrical,

A
C,

and
plum

bing,
and

adding
the

appropriate
am

ount
of

bedroom
s

via
a

rear
extension

and
th

at
w

as
estim

ated
to

be
around

$1,000,000
and

not
be

able
to

hold
th

e
value

in
appraisal,

as
it w

ould
still

be
an

older,
sm

aller
hom

e.4
0
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ornm

ents

1.
D
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N
ot

L
egally

W
arran

ted

2.
R

eh
ab

ilitatio
n

,
R

esto
ratio

n
,

or
A

d
d
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n

Is
N

ot
V

iable,
W

hile
M
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tain

in
g

B
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In
teg

rity
.

3.
S

ig
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ifican
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th
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G
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of
U
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N

ot
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4.
S
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p
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O

w
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L
and

V
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Section
8-103.

C
riteria

for
designation

of
historic

landm
arks

o
r

historic
districts.

D
istricts,sites,

buildings, structures
and

objects
of

national,
state

and
local

im
portance

are
of

historic

significance
ifthey

possess
integrity

of
location,

design,
setting, m

aterials, w
orkm

anship,
or

association.
In

order
to

qualify
for

designation
as

a
local

historic
landm

ark
or

local
historic

landm
ark

district,
individual

properties
m

ust
have

significant character,
interest

or
value

as
partof

the
historical,

cultural,

archaeological,
aesthetic,

or
architectural

heritage
of

the
C

ity,state
o

r
nation.

For
a

m
ultiple

property

nom
ination,

eligibility
w

ill
be

based
on

th
e

establishm
ent

of
historic

contexts,
of

them
es

w
hich

describe

the
historical

relationship
of

th
e

properties. T
he

eligibility
ofany

potential
local

historic
landm

ark
or

local

historic
landm

ark
district shall

be
based

on
m

eeting
one

(1)
or

m
ore

of
th

e
follow

ing
criteria:

A
.

H
istorical,

cultural
significance:

1.
Is

associated
in

a
significant w

ay
w

ith
the

life
o

r
activities

of
a

m
ajor

historic
person

im
portant

in
th

e

p
ast

2.
Is

th
e

site
of

an
historic

event w
ith

significant effect
upon

th
e

com
m

unity,
city. state,

or
nation:

3.
Is

associated
in

a
significantw

ay
w

ith
a

m
ajor

historic
event w

h
eth

er
cultural,

econom
ic.

m
ilitary.

social,or
political:

4.
E

xem
plifies

th
e

historical,
cultural.

p
o
tical.

econom
ic, or

social
trends

of
th

e
com

rnunity
or

5.
Is

associated
in

a
significantw

ay
w

ith
a

past
or

continuing
institution, w

hich
has

contributed,

substantially
to

th
e

life
of

th
e

C
ity.

B.A
rchitectural

significance:

1.
P

ortrays
th

e
environm

entin
an

era
of

history
characterized

by
one

(1)
or

m
ore

distinctive

architectural
styles;

2.
E

m
bodies

those
distinguishing

characteristics
of

an
architectural

style,or
period,

or
m

ethod
of

construction;

3,
Is

an
outstanding

w
ork

of
a

prom
inent

designer
or

builder:
or

4.
C

ontains
elem

ents
of

design,
detail,

m
aterials

o
r

craftsm
anship

of
outstanding

quality
or w

hich

represent
a

significant
innovation

o
r

adaptation
to

th
e

S
outh

Florida
environm

ent.
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show

s
ihe

CM
U

supports
lacking

connections
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the
steelbeam

.
Further, the

steelbeam
lacks

proper
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su

p
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o
rtin

g
.
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