Todd Humes / Alan Naragon
715 Fleming Street

Key West, FL 33040
toddhumes@hotmail.com
(917) 602-7428

August 10, 2025

Historic Architectural Review Commission
City of Key West

1300 White Street

Key West, FL 33040

Re: Opposition to Proposed New Construction at 704 Russell Lane

Dear Members of the Historic Architectural Review Commission,

As the homeowners of 715 Fleming Street, we are writing to respectfully oppose the current proposed structure for the new
construction at 704 Russell Lane. We are deeply concerned about the project's lack of compatibility with the historic context
of our neighborhood as well as the surrounding homes and make the following observations:

(1) The proposed structure’s footprint, mass and height are not consistent with the surrounding homes - The
proposed building appears to be a 2 %2 story 5 bedroom home with nearly 2000 square feet standing 29 feet tall. Thisis
significantly larger than the relevant comparable homes bordering the proposed structure. We disagree with the
applicant and his architect’s asserted comparable homes as those structures do not primarily sit adjacent to or share a




border with the proposed structure. Please see the attached map and profiles of the most relevant comparable
houses, all of which sit directly adjacent to the proposed structure. In each instance, the current residences are single
story, or in one single case, a one and a half story home and all are of modest massing and footprint. The houses
directly bordering the proposed structure range from 1,200 square feet to approximately 1,500 square feet and are 2 or
3 bedrooms in size (one appears to have 4). All sit significantly shorter in height than the proposed 2 2 story structure.
In fact most are a single story. Please refer to the attached comparables with metrics and visuals for comparison.

(2) Given the size, mass and height of the proposed structure it will certainly be visible from mutiple angles from

historic Fleming street, including from the public library which generate significant traffic - The proposed
structure’s size and height will certainly make it visible from multiple angles of historic Fleming street. The included
pictures show the two homes which are on Fleming Street (709, 711 and 715 Fleming), border the proposed structure,
and are significantly shorter then the proposed structure. The structure will certainly be visible over the shorter houses
on Fleming. In addition, the proposed structure will sit 5’6” off the back property line of those houses making it close to
Fleming street given the modest depths of the properties of 709, 711 and 715 Fleming and making its visibility
heightened and obvious. The structure as proposed will no doubt significantly alter the street fagade of historic
Fleming Street.

(3) Living in Old Town Key West is a privilege that requires compromise to protect and maintain the visual and
aesthetic appeal - As homeowners in historic KW we are all required to compromise our perceived needs and higher

wants in order to benefit the common good of the community. We do this to ensure that individual selfish needs do not
infringe on the aesthetic appeal we have worked so hard to preserve as a community. It is the purpose of this
Commission. Our home on 715 Fleming is modest in size and does not fully suit our needs. Adding a second story to
our home would be hugely appealing. If applicantis allowed to build a structure significantly larger in mass, footprint
and height by simply pointing to less relevant comparable homes outside the directly adjacent homes to his property,
what is stopping us from using our directly adjacent neighbor’s (719 Fleming) traditional 2 2 story balcony home to
justify adding a second story to our home? We could easily do so and keep with the historic aesthetics of the homes
applicant purports to use as comparables. We hope that the commission and applicant will graciously compromise
with a proposal in keeping with the generalized size, mass, height and aesthetics of that of his neighbors.



We invite all commission members to visit our homes to inspect the impact the proposed structure would have on the
directly adjacent neighborhood. We would greatly appreciate the opportunity to host you to help you make a more

informed decision.

FORTHE FOREGOING REASONS WE RESPECTFULLY REQUEST THAT THE COMMISSION REJECT THE CURRENT
PROPOSED STRUCTURE IN FAVOR OF A DESIGN THAT IS CONSISTENT IN SIZE, MASS, HEIGHT AND ASTHETICS TO
HIS IMMEDIATE NEIGHBORS.

Respectfully submitted,

Todd Humes & Alan Naragon
715 Fleming Street
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COMPARABLE #1 -715 FLEMING STREET. SINGLE STORY, 2 BED RESIDENCE, 1209 SQUARE FEET.
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COMPARABLE #2 -709/711 FLEMING STREET. SINGLE STORY, 3 BED RESIDENCE, 1468 SQUARE FEET.



COMPARABLE #3 - 714 ELIZABETH STREET. SINGLE STORY 3 BED RESIDENCE, 1464 SQUARE FEET



COMPARABLE #4 - 717 FLEMING STREET. SINGLE AND A HALF STORY 4 BED RESIDENCE, 1567 SQUARE FEET.



Letter of Opposition to Proposed New Construction at 704 Russell Lane
Dear Members of the Historical Architectural Review Commission,

As the homeowner of 709 and 711 Fleming Street, I am opposed to the proposed structure at 704
Russell Lane. The design is not consistent with the adjacent single- and one-and-a-half-story
homes and is incompatible with the historic character of the neighborhood.

At the June 24th HARC Public Hearing, Commissioner Osborn emphasized the importance of
considering the surrounding context:

"We have consistently said - you have to look at the area, you can't kind of cherry pick the
properties you want to refer it to. So the design, my interpretation of the guidelines, is we need
to also somehow face and deal with the story and half and the prominent visual exposure to
Fleming. " (3:22:54)

My concern is that the proposed structure disregards the size, mass, height, and aesthetics of
neighboring properties—especially significant given its location directly across from a historic
landmark, our library. The decision here sets precedent not only for this block, but for future
builds in Old Town.

I first visited Key West in 2001, eventually renting these homes for 12 years before purchasing
them in 2022. I see ownership of Dos Casas as a responsibility to uphold the stewardship of Old
Town. Living here is a privilege, and preserving its character is our shared duty.

I entrust the Historical Architectural Review Commission to protect Fleming Street by ensuring
new development respects the historic scale and integrity of its surroundings. The 700 block of
Fleming is more than just our family’s home—it is part of what makes Old Town so special. We

look forward to welcoming new neighbors whose homes also reflect that legacy.

Respectfully Submitted,
Christopher Bonaminio

709 & 711 Fleming Street



FROM THE DESK OF

Arlene Brush

August 26, 2025

Historic Architectural Review Commission

Dear HARC Members:

Having carefully reviewed the material on the proposed house at 704 Russell Lane, I am
very concerned about the impact such a large structure would have on both the quiet
lane which runs past my apartment and on the neighborhood around it.

All the dormers and gables in the world do not change the fact that this a 5 bedroom, 2
story building (or is it really 2.5?) looming over 1 story cottages and snuggling right up
to the property lines.

The way such a large structure would look bearing down on the cottages that front on
Fleming Street is particularly alarming. The mass, height and scale of this structure is

not in keeping with the surrounding buildings.

This is a lovely, esthetically harmonious neighborhood. I fear putting such a large
structure here would strike a very sour note.

Please, Commissioners, REJECT this proposal .
Thank you for your time and attention to this matter.
Sincerely,

Arlene Brush

417 Elizabeth Street, Apt 1
Key West



9/22/25, 12:38 PM [EXTERNAL] Opposition to 704 Russell Lane proposal - Matthew Crawford - Outlook
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[EXTERNAL] Opposition to 704 Russell Lane proposal

From Laurie Wilson <laurie.s.wilson@gmail.com>
Date Mon 9/22/2025 12:32 PM

To Daniela Salume <daniela.salume@cityofkeywest-fl.gov>; Matthew Crawford
<matthew.crawford @cityofkeywest-fl.gov>

CAUTION: This email originated from outside of the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

Dear Members of the Historical Architectural Review Commission,

As the homeowner of 703 Fleming, | consider myself a steward charged with the care of my house and
the historical neighborhood in which it was built. 703 Fleming has been in my family for 20 years, and
in that time, we have overseen various improvements, always respecting our neighbors and the
historical nature of the property.

After carefully reviewing the material regarding the proposed structure at 704 Russell Lane, | must
respectfully voice my opposition. The design of the structure is incongruous with the adjacent
properties. Additionally, the roofline (depicted in their elevations as shorter than 701 & 703 Fleming,
but mentioned elsewhere as intended to be taller), would be visible from Fleming Street. At any height
over 1 story, it would tower over the homes directly in front of it on Fleming, dramatically changing
the streetscape and nature of the neighborhood.

In the application, 701 and 703 Fleming are referenced as standard heights on the block which is
inaccurate. The properties are not standard to the block but rather only to each other which leads back
to the properties' charming origin lore: a ship builder was constructing the houses for his two
daughters and he didn't want them to fight so he made the houses exactly the same.

The "sister house" story, together with the historic library and the visual scope of the block, is a staple
of the many architectural tours that come by daily. This historic streetscape means so much to so
many people. The proposed structure would have a significantly negative impact on what everyone

here has worked so hard to protect.

| respectfully call upon the Commission to reject the proposed structure.
Sincerely,

Laurie Wilson

about:blank



Daniela Salume

From: Tony Hitcher <aelitcheri@aol.com >

Sent: Thursday, September 4, 2025 11:32 AM

To: HARC EXT EMAIL

Co Andie

Subject: [EXTERMAL] Upcoming Review of 704 Russell Lane Application

CAUTION: This email originated from outside of the organization. Do not click links or open attachments
unlessyou recognize the sender and know the content is safe.
Because we will not be in the country and thus unable to attend the September 23rd meeting, and
because the agenda for that meeting is not yet available, we ask that you accept the comments below:

My name is Tony Elitcher, who along with my wife Andie Taras reside full time at 420 Elizabeth Street,
directly opposite the entrance to Russell Lane. The proposal for the construction of a house and guest
house at 704 Russell Lane is inappropriate for this location within the area of Key West that is the purview
of HARC. The outsize nature of the proposed construction, especially its southern elevation, would be
vigible from Fleming Street, towering over two small cottages that front on Fleming, akin to the surreal
effect ofthe giant cruise ships that loom over the Customs House, Mallory Square, and the Historic
Seaport area when docked at Pier B. The proposed second story with five dormers can not be said to
conform to the style of the neighborhood. Whateveris ultimately approved forthis project should be
dezigned =0 as to not be visible from Fleming Street, and should be limited to a conforming style.

Thank you for your consideration,

Tony Elitcher and Andie Taras
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[EXTERNAL] 704 Russell La.

From CALLEN LOCASCIO <callencalli@aol.com>
Date Mon 9/22/2025 1:48 PM
To  Matthew Crawford <matthew.crawford@cityofkeywest-fl.gov>

CAUTION: This email originated from outside of the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

Dear Mr. Crawford,

| am writing this email to you in opposition of the proposed building project at 704 Russell Lane.

It seems that Key West is changing so rapidly.

Instead of being a homey, friendly island filled with beautiful old architecture, it is becoming generic,
with an eye on maximizing profitability rather than preserving history.

It is a sad state of affairs. Between the gigantic cruise ships and old homes being turned into corporate
hotels, the flavor of the island has certainly changed.

It is my fervent hope that you will listen to the citizens concerns who are opposed to the size and
scope of this project. | also hope you and your constituents will give some serious thought to
preserving what little we have left that makes Key West a unique and beautiful place to live, rather
than letting it become “"Anywhere, U.S.A."

Our motto here is “One Human Family” NOT “One Corporate Island.”

Thank you for your time and attention.

Respectfully,

Callen Locascio

800 Fleming St.

about:blank



Daniela Salume

From: Michael M <michaelscottmueller@gmail.com=
Sent: Tuesday, September 23, 2025 3:57 AM

To: Daniela Salume

Subject: [EXTERMAL] 704 Russell Lane

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recoghize the sender and know the content is safe.

Hi Daniela

| have concerns about the size of this structure and its impact on the neighboring properties.
The scale is too large for Old Town

Thank you

Michael Mueller

818 Carsten Lane
Sent from ny iPhone



Daniela Salume

From: Rob Slifer < robslifer@gmail.com>
Sent: Monday, Septem ber 22, 2025 &:25 PM
To: Daniela Salume

Cc Matthew Crawford

Subject: [EXTERMAL] 704 Russell Lane

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recoghize the sender and know the content is safe.

Good Evening.

| have previewed the proposed plans for this property and | am concerned about the scale of the proposed property,
gspecially for a guaint lane. The scale of this seems like it will be looming over the adjacent prope riies and adversely
impact the surrounding street scape.

Sent from my iPhone
Rob Slifer
917-626-1964.
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[EXTERNAL] 704 Russell Lane

From Julie Goodridge <julieinthepool@gmail.com>
Date Tue 9/23/20259:31 AM
To  Matthew Crawford <matthew.crawford@cityofkeywest-fl.gov>

CAUTION: This email originated from outside of the organization. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Mr. Crawford,

| am a neighbor of the proposed development at 704 Russell Lane. My address is 612 Elizabeth Street. |
believe that the plans and the height of the proposed structure do NOT reflect the HARC protocol and
feel that it is vital that HARC require compliance and reject a variance.

Julie N. W. Goodridge, CEO

https://linkprotect.cudasvc.com/url?

a=https%3a%2{f%2fwww.northstarasset.com&c=E,1, XHK4EztLfcEC8rVxFtLIBjUmcsu5z0CQsXj6vTIGHIpdg
DOoXDfC3WY8jBeggOtx AadXxQVwiqr9iTUP9aX40Z72IL-NUn5v8wJTkmP_y5-
PhLC5uHmMpC3PxN8,&typo=1

"Where creative shareholder engagement is a positive force for change." TM

about:blank


https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.northstarasset.com&c=E,1,XHK4EztLfcEC8rVxFtLlBjUmcsu5zOCQsXj6vTIGHIpdgD0oXDfC3WY8jBeggOtx_Aa4XxQVwiqr9iTUP9aX4OZ72lL-NUn5v8wJTkmP_y5-PhLC5uHmpC3PxN8,&typo=1
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.northstarasset.com&c=E,1,XHK4EztLfcEC8rVxFtLlBjUmcsu5zOCQsXj6vTIGHIpdgD0oXDfC3WY8jBeggOtx_Aa4XxQVwiqr9iTUP9aX4OZ72lL-NUn5v8wJTkmP_y5-PhLC5uHmpC3PxN8,&typo=1
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.northstarasset.com&c=E,1,XHK4EztLfcEC8rVxFtLlBjUmcsu5zOCQsXj6vTIGHIpdgD0oXDfC3WY8jBeggOtx_Aa4XxQVwiqr9iTUP9aX4OZ72lL-NUn5v8wJTkmP_y5-PhLC5uHmpC3PxN8,&typo=1
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.northstarasset.com&c=E,1,XHK4EztLfcEC8rVxFtLlBjUmcsu5zOCQsXj6vTIGHIpdgD0oXDfC3WY8jBeggOtx_Aa4XxQVwiqr9iTUP9aX4OZ72lL-NUn5v8wJTkmP_y5-PhLC5uHmpC3PxN8,&typo=1

From: Carcl Mansur <cmansurart@ outlook.com>

Sent: Tuesday, September 23, 2025 11:09 AM

To: Daniela Salume «<daniela.salume@cityofkeywest-fl.gov>
Subject: [EXTERNAL] 704 Russell lane

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the sender and know the content is safe.

September 23, 2025

Dear HARC Members:

My name is Carol C. Benesh. One of the three owners of 417 Elizabeth st. My house borders Russell lane. After looking at the planned structure proposed for 704 Russelllane, | realized what a negative impact the size ( height) would have on the
community. Quite frankly it's too tall/ big....

My family has owned our house for 50 years and we have seen many changes to the neighborhood! Specifically the 400 block of Elizabeth st. All of which have been tastefully done and have stayed within the boundaries of what was originally there or
complimenting the surrounding homes. The proposed house will not do this. The property is too small to support such a structure and keep the integrity of our neighborhood community. All the surrounding homes ,on Fleming st. are small cottages.
This home will loom over the surrounding cottages in a most threatening and despicable way. Russell lane also, cannot withstand more traffic.

We all know change is inevitable. And a home there is as well. This proposed home is too big. | am asking you to please reject this proposed structure.

Thank you for your time,

Carol Benesh.
On behalf of, Carol Ann McKay
and Holly Herring.
Owners at 417 Elizabeth st.



Second Letter of Opposition to Proposed New Construction at 704 Russell Lane

Dear Members of the Historical Architectural Review Commission,
This is my second letter of opposition for the proposed project at 704 Russell Lane. As the homeowner of 709 and 711 Fleming
Street I was curious to understand the visible impacts of the proposed new construction.

This slideshow illustrates the incompatibility of the proposed new build regarding size, mass, height and aesthetics of the
adjoining existing 1.5 and one story historic properties.

The slideshow also directly supports the concerns of HARC staff “...contributing structures that define the rhythm and scale of
the streetscape, the added height may disrupt the established hierarchy...” Furthermore it clarifies the assumption that the

proposed structure "may be visible", "is partially visible" or "is only slightly visible" from Fleming, as suggested by the architect in
the three previous proposals.

Please take this into consideration for today's meeting to help protect historic Fleming Street & Key West.
Respectfully Submitted,

Christopher Bonaminio
709 & 711 Fleming Street



SLIDESHOW OF OPPOSITION FOR PROPOSED NEW CONSTRUCTION AT 704 RUSSELL LANE:

THE ACCOMPANYING PHOTOREALISTIC IMAGES WERE DEVELOPED BASED ON THE ARCHITECTURAL DRAWINGS SUBMITTED TO THE HARC
COMMISSION BY ARCHITECT BRENT BENDER ON AUG 26TH, 2025.

TO ENSURE DIMENSIONAL ACCURACY, THE PROPOSED PROJECT AND ITS SURROUNDING STRUCTURES WERE METICULOUSLY MODELED IN 3D USING
AUTOCAD, ADHERING STRICTLY TO THE SUBMITTED PLANS. FROM THESE MODELS, INITIAL RENDERINGS WERE GENERATED AND THEN ENHANCED
WITH GEMINI Al TO ACHIEVE A PHOTOREALISTIC QUALITY.

THESE RENDERINGS INTENTIONALLY DEPICT THE SCENE WITH MINIMAL LOW-LEVEL VEGETATION. THIS APPROACH WAS CHOSEN TO PROVIDE A
MORE ACCURATE LONG-TERM PERSPECTIVE, AS SUCH PLANTINGS ARE OFTEN SUSCEPTIBLE TO BLIGHT, DISEASE, AND OTHER ENVIRONMENTAL
FACTORS THAT CAN COMPROMISE THEIR PERMANENCE. WHILE THE ARCHITECT'S PLANS UTILIZE EXISTING VEGETATION, WE BELIEVE IT IS
IMPORTANT TO EVALUATE THE STRUCTURE'S VISUAL IMPACT WITHOUT RELYING ON LANDSCAPING THAT MAY NOT ENDURE.

THE PURPOSE OF THESE IMAGES IS TO ILLUSTRATE THE SCALE OF THE PROPOSED STRUCTURE AND ITS INCOMPATIBLE RELATIONSHIP WITH THE
EXISTING ADJACENT HISTORIC HOMES. THE PERSPECTIVES WERE CHOSEN FROM VARIOUS KEY PUBLIC VANTAGE POINTS, INCLUDING THE STREET
LEVEL ON FLEMING AND THE TOP STEP OF THE HISTORIC LIBRARY. THE GOAL IS TO PROVIDE THE COMMISSION WITH A COMPREHENSIVE
UNDERSTANDING OF THE PROPOSED PROJECT'S PRESENCE WITHIN THE EXISTING HISTORIC NEIGHBORHOOD AND THE POTENTIAL IMPACTS ON
THE CONTRIBUTING STRUCTURES THAT CURRENTLY DEFINE THE RHYTHM AND SCALE OF THE STREETSCAPE.



NOTES

PRESENTATION NOTE: FOR OPTIMAL VIEWING, IT IS ASSUMED THAT ALL SLIDES WILL BE PRESENTED IN "SLIDESHOW" MODE. THIS VIEW PROVIDES A CLEANER INTERFACE AND DISPLAYS ALL
CONTENT AS INTENDED.

SLIDE 4
SLIDE5
SLIDE 6

SLIDE7

SLIDE 8
SLIDE9

SLIDE10

GOOGLE STREET VIEW IMAGES PROVIDING ORIENTATION OF THE SITE AND ITS SURROUNDINGS.

IMAGE FROM MONROE COUNTY FLORIDA GIS. AERIAL PHOTO WAS TAKEN EARLIER IN 2025.
° PROPERTY LINES ARE OUTLINED IN YELLOW.
° THE PROPOSED STRUCTURE AND POOL ARE HIGHLIGHTED IN GREEN
° THE "PROTECTED TREE," AS NOTED BY THE ARCHITECT, IS LOCATED IN THE CORNER OF THE PROPERTY. THE PLAN PRESUMES CONSTRUCTION WILL PROCEED
WITHOUT IMPACTING THIS TREE

IMAGE FROM ARCHITECT BRENT BENDER WAS OVERLAID ONTO MONROE COUNTY, FLORIDA C.1.S.
° THIS PLAN MIRRORS THE GIS DATA, WITH PROPERTY LINES IN YELLOW AND THE PROPOSED STRUCTURE AND POOL IN GREEN.
° THE PLAN SIMILARLY NOTES THE "PROTECTED TREE" AND ASSUMES NO NEGATIVE IMPACT FROM THE CONSTRUCTION.

AN AUTOCAD RENDERING FROM THE PERSPECTIVE OF THE LIBRARY STEPS, ILLUSTRATING THE MASS AND SCALE OF THE PROPOSED STRUCTURE.

A PHOTOREALISTIC, AI-ENHANCED VERSION OF THE RENDERING FROM SLIDE 7 WITH ADJUSTED VIEW FROM MIDDLE OF FLEMING STREET.
NOTE: THIS RENDERING INTENTIONALLY DEPICTS THE SCENE WITH MINIMAL LOW-LEVEL VEGETATION. THIS APPROACH PROVIDES A CLEARER LONG-TERM PERSPECTIVE ON
THE STRUCTURE'S VISUAL IMPACT, AS LANDSCAPING IS OFTEN SUSCEPTIBLE TO BLIGHT, DISEASE, OR OTHER ENVIRONMENTAL FACTORS THAT CAN AFFECT ITS PERMANENCE.

AN AlI-ENHANCED RENDERING OF THE PROPOSED BUILDING, THIS IMAGE WAS CREATED FROM THE PERSPECTIVE OF A 5'7" PERSON STANDING ON THE SIDEWALK ACROSS
FROM THE LIBRARY'S REAR BACK CORNER ALONG FLEMING STREET.



9 Fleming St

709 Fleming St

@ Google Street View
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SATELLITE VIEW DETAILING PROPOSED HOUSE
IN RELATION TO EXISTING STRUCTURES.

PROPOSED STRUCTURE
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e PROPOSED HOUSE AND PROPERTY OUTLINE
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709 FLEMING STREET % 711 FLEMING STREET 715 FLEMING STREET l:l

VIEW FROM THE TOP STEP OF THE LIBRARY LOOKING ACROSS

THE STREET AT 709 THRU 715 HOUSES
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VIEW FROM FLEMING STREET LOOKING ACROSS
THE STREET AT 709 THRU 715 HOUSES
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