
 

 

 
 
 

Historic Architectural Review Commission 

 Staff Report for Item 16 
 

To:  Chairman Haven Burkee and Historic Architectural Review  

Commission Members 

 

From:    Daniela Salume, MFA 

   Historic Preservation Manager 

 

Meeting Date:  May 27, 2025 

 

Applicant:   Bob Hulec 

 

Application Number:  C2025-0042 

 

Address:   903 Frances Street 
 

 

 

Description of Work: 

 
New cottage, cabana with open sides and louvered wall, decks, pool, and site 

improvements. 

 

Site Facts: 

 
The building under review is a historic and contributing structure to the historic district, 

built in 1913. The site is bounded by Olivia Street, Frances Street, and Havana Avenue. It 

includes the main one-story wood-frame structure with a loft, a rear balcony, two cisterns, 

and wood decking. The cisterns and wood decking are included in a separate permit 

application for demolition. 

Currently the house sits on piers and is located within an X flood zone. 
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    Photo of property under review. Monroe County Library. 

Photo of property under review (currently under renovations). 
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1962 Sanborn Map and current survey. 
 

Guidelines Cited on Review: 

 
• Guidelines for Building Exteriors (page 24), specifically guideline 2. 

• Guidelines for Roofing (page 26), specifically guidelines 2 and 3. 

• Guidelines for Entrances, Porches, Doors, and Exterior Staircases (pages 32-33), 

specifically guideline 9. 

• Guidelines for Foundations & Lattice Infill (page 34), specifically guidelines 1, 2, 

and 3. 

• Guidelines for Additions (page 37a-37k), specifically guidelines 1, 3, 5 (first 

sentence), 6, 7, 11, 12, 13, 14, 19, 22, 23, 24, 26 (first sentence), 28, 30, 32, and 33. 

• Guidelines for New Construction (pages 38a-38q), specifically guidelines 1, 2, 5, 

6, 7 (first and last sentence), 8, 9, 11, 12, 13 (first sentence), 14, 17, 18, 22, 23, 24, 

and 25. 

• Guidelines for Pools (page 39a), specifically first paragraph, guidelines 3 and 4. 

• Guidelines for Accessory Structures (pages 40-41), specifically guidelines 1, 2, 3, 

4, 5, 9, 10 (first sentence), and 11. 
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Staff Analysis: 
  

A Certificate of Appropriateness is currently under review for the construction of a new 

cottage, a cabana with open sides, wood decking, a pool, and site improvements. The new 

cottage will front Olivia Street and measure 20' by 14' (280 sq. ft.) with a height of 14'4" 

from grade. Proposed materials include a 5V-crimp metal roof, impact-rated windows 

and doors, and Hardie board siding. The cabana will be open on three sides and will 

feature a wood louvered wall facing Frances Street for privacy, along with wood posts 

and a matching 5V-crimp metal roof. The wood decking will be approximately 20 inches 

above finished grade (AFG), and a pool will be centrally located between the new 

structures and the existing structure. The pool will have limited visibility, primarily from 

Havana Avenue, as the lot is bounded by three streets. No changes are proposed to the 

principal historic structure, which has renovations under a separate permit. Diagonal 

wood lattice will be installed between the foundation piers.  

Existing Site Plan/Demo Plan. 



5 | P a g e -  9 0 3  F r a n c e s  S t r e e t  –  i t e m  1 6  

 

 

 

 

 

Proposed Site Plan. 

 

 Proposed Front elevation with existing historic structure. 
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Proposed Rear Elevation with existing historic house. 

 

 

 

Existing Side (north) Elevation with existing historic house. 

 

 

 

 
 

Proposed Side (south) Elevation with existing historic house. 
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Consistency with Cited Guidelines: 

 
The proposed new cottage, cabana, pool, and site improvements are partially consistent 

with HARC guidelines. The proposed materials such as 5V-crimp metal roofing, Hardie 

board siding, and impact-rated windows and doors are appropriate for non-contributing 

structures. However, the cottage does not include a front porch, despite fronting Olivia 

Street in an area where porches are a consistent feature of the historic context. Guideline 9 

under New Construction states that acceptable development must maintain an active 

frontage and through space planning encourage the visual link between public and private 

realms. It further states that where front porches are part of the established context the new 

design must incorporate such architectural feature. Additionally, Guideline 17 states that 

residential proposals shall include a front porch of broadly the same width as those on 

adjacent properties and prohibits solid facades with no porches or facades creating a false 

sense of an enclosed porch.  

 

In addition, the accessory cottage uses the same cornice height as the adjacent historic 

structure, which is discouraged by Guideline 24 under New Construction, stating that the 

use of the same wall plane or cornice height on a proposed addition to a contributing or 

historic building is not recommended. This undermines the hierarchy between the primary 

structure and the accessory building. 

 

Furthermore, while the pool is centrally located, it will be partially visible from Havana 

Avenue, screened by an existing 6-foot fence and some existing landscaping. Guideline 3 

of Pools states that pools and related equipment in HARC-approved locations must be 

screened from sight from the right-of-way by use of HARC-approved fence screening.  

 

Staff recommends that the applicant revise the design to include a full-width front porch 

on the cottage to meet Guidelines 9 and 17, adjust the cornice height of the cottage to reflect 

Guideline 24, and incorporate additional landscape or architectural screening for the pool 

to reduce its visibility from the public right-of-way, as required under Guideline 3. 
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1962 Sanborn Map 

 

 

 

 

 

 

 

 

 

 

 

 



 

1948 Sanborn Map 

 

 

 

 

 

 

 

 

 

 

 

 



 

1926 Sanborn Map 

 

 

 

 

 

 

 

 

 

 

 

 



 

1912 Sanborn Map 
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903 Frances – Photos 

 

1. Site View – from Across Frances St. 



 

 

2. Existing Structure View – from Frances St. 



 

3. Site View – from Olivia St. 



 

4. Relevant Neighboring Structures 
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1. 1106 Olivia 

 
2. 1108 Olivia 

 
6. 1109 Olivia 
 

 

 
3. 1103 Olivia - Accessory 

 
4. 1105 Olivia  

 
5. 1107 Olivia 
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SCOPE OF WORK:
(2) NEW ACCESSORY STRUCTURES:
· (1) ACCESSORY COTTAGE
· (1) POOL CABANA

PROJECT LOCATION:
903 FRANCES ST.
KEY WEST, FL  33040

LEGAL DESCRIPTION:
KW PT LOT 17 SQR 3 OF TR 6 A5 - 378 G8 - 491
J1 - 44 OR275 - 36

SEC/TWP/RANGE:
05/68/25

FLOOD CRITERIA:
FLOOD ZONE - X--9999
BASED UPON N.G.V.D. 1929

SHEET LIST:
CS-1 COVER SHEET & SITE PLAN
A-1 CURRENT SURVEY
A-2 DEMO PLAN
A-3 CURRENT ELEVATION
A-4 ELEVATIONS - PROPOSED STRUCTURES
A-5 PROPOSED SITE ELEVATIONS
A-6 PROPOSED FLOOR PLAN

GENERAL NOTES:
CONTRACTOR TO NOTIFY ENGINEER OF ANY
FIELD CHANGES OR UNFORSEEN CONDITIONS.
ALL WORK TO BE PERFORMED IN ACCORDANCE
WITH APPLICABLE CODES. POOL

EQU.
PAD

14
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PROPOSED COTTAGE

PRINCIPAL STRUCTURE
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1
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., May 27, 2025, at City 

Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for: 

 

NEW COTTAGE, CABANA WITH OPEN SIDES AND 

LOUVERED WALL, DECKS, POOL, AND SITE 

IMPROVEMENTS. 
 

#903 FRANCES STREET 

Applicant – Bob Hulec    Application #C2025-0042 

 
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 305-809-3975 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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The Monroe County Property Appraiser's office maintains data on property within the County solely for the purpose of
fulfilling its responsibility to secure a just valuation for ad valorem tax purposes of all property within the County. The
Monroe County Property Appraiser's office cannot guarantee its accuracy for any other purpose. Likewise, data
provided regarding one tax year may not be applicable in prior or subsequent years. By requesting such data, you
hereby understand and agree that the data is intended for ad valorem tax purposes only and should not be relied on for
any other purpose.

By continuing into this site you assert that you have read and agree to the above statement.

Parcel ID 00021710-000000
Account# 1022462
Property ID 1022462
Millage Group 10KW
Location
Address

903 FRANCES St, KEY
WEST

Legal
Description

KW PT LOT 17 SQR 3 OF
TR 6 A5-378 G8-491 J1-44
OR275-36 OR1014-962
OR1014-966 OR1014-960
OR1017-1230 OR1084-
585 OR1324-1718
OR1346-1481 OR1429-
2241 OR2792-1368
OR3306-1614
(Note: Not to be used on
legal documents.)

Neighborhood 6103
Property Class SINGLE FAMILY RESID

(0100)
Subdivision
Sec/Twp/Rng 05/68/25
Affordable
Housing

No

    2024 Certified Values 2023 Certified Values 2022 Certified Values 2021 Certified Values

+ Market Improvement Value $103,143 $93,315 $94,708 $80,850

+ Market Misc Value $8,601 $8,601 $8,601 $8,601

+ Market Land Value $1,113,840 $1,071,000 $685,440 $449,106

= Just Market Value $1,225,584 $1,172,916 $788,749 $538,557

= Total Assessed Value $716,819 $651,654 $592,413 $538,557

- School Exempt Value $0 $0 $0 $0

= School Taxable Value $1,225,584 $1,172,916 $788,749 $538,557

Year Land Value Building Value Yard Item Value Just (Market) Value Assessed Value Exempt Value Taxable Value Maximum Portability

2024 $1,113,840 $103,143 $8,601 $1,225,584 $716,819 $0 $1,225,584 $0

2023 $1,071,000 $93,315 $8,601 $1,172,916 $651,654 $0 $1,172,916 $0

2022 $685,440 $94,708 $8,601 $788,749 $592,413 $0 $788,749 $0

2021 $449,106 $80,850 $8,601 $538,557 $538,557 $0 $538,557 $0

2020 $408,408 $82,039 $8,601 $499,048 $499,048 $0 $499,048 $0

2019 $385,560 $72,527 $8,601 $466,688 $466,688 $0 $466,688 $0

2018 $354,144 $72,527 $8,975 $435,646 $435,646 $0 $435,646 $0

The Maximum Portability is an estimate only and should not be relied upon as the actual portability amount. Contact our office to verify the actual portability amount.

**PROPERTY RECORD CARD**

Disclaimer

Summary

Owner

DARBY KIMBERLEY R REVOCABLE TRUST 09/23/2024
4 Pinder Ln
Key West FL 33040

Valuation

Historical Assessments

Monroe County, FL

https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=615981442&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=615981442&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=615981442&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1573781124&KeyValue=00021710-000000
javascript:__doPostBack('ctlBodyPane$ctl03$ctl01$lstDeed$ctl00$sprDeedName$lnkUpmSearchLinkSuppressed$lnkSearch','')
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1925153015&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=384097159&KeyValue=00021710-000000


Land Use Number of Units Unit Type Frontage Depth

RESIDENTIAL DRY (010D) 2,856.00 Square Foot 0 0

Code Description Sketch Area Finished Area Perimeter

FAT FINISHED ATTIC 484 0 0

FLA FLOOR LIV AREA 654 654 0

OPU OP PR UNFIN LL 104 0 0

OUU OP PR UNFIN UL 276 0 0

OPF OP PRCH FIN LL 166 0 0

PTO PATIO 180 0 0

TOTAL   1,864 654 0

Description Year Built Roll Year Size Quantity Units Grade

CH LINK FENCE 1964 1965 0 x 0 1 248 SF 1

CONC PATIO 1969 1970 13 x 18 1 234 SF 1

FENCES 1979 1980 5 x 21 1 105 SF 2

RES POOL 1989 1990 10 x 14 1 140 SF 5

Sale Date Sale Price Instrument Instrument Number Deed Book Deed Page Sale Qualification Vacant or Improved Grantor Grantee

1/3/2025 $950,000 Warranty Deed 2485463 3306 1614 01 - Qualified Improved

11/1/1996 $170,000 Warranty Deed 1429 2241 Q - Qualified Improved

9/1/1994 $2,000 Warranty Deed 1324 1718 C - Unqualified Vacant

3/1/1989 $95,000 Warranty Deed 1084 585 Q - Qualified Improved

5/1/1987 $75,000 Warranty Deed 1014 960 U - Unqualified Improved

Number Date Issued Status Amount
Permit
Type Notes

25-
0118

01/22/2025 Active $0 Residential 16x16 pairs on 30x30" speed footers

25-
0018

01/07/2025 Active $0 Residential Interior demolition of finishes by architect drawings removing of kitchen cabinets, drywall, tiles, bathroom
accessories, furniture, finish floors. electric and plumbing

05-
5006

11/07/2005 Completed $300   HURRICANE WILMA DAMAGE REPLACE THE RISER & WEATHERHEAD

96-
4511

11/01/1996 Completed $1,030   ROOFING

View Taxes for this Parcel

Land

Buildings

Building ID 1644
Style 2 STORY ELEV FOUNDATION
Building Type S.F.R. - R1 / R1
Building Name
Gross Sq Ft 1864
Finished Sq Ft 654
Stories 2 Floor
Condition POOR
Perimeter 108
Functional Obs 0
Economic Obs 0
Depreciation % 33
Interior Walls WALL BD/WD WAL

Exterior Walls ABOVE AVERAGE WOOD
Year Built 1913
EffectiveYearBuilt 1998
Foundation WD CONC PADS
Roof Type GABLE/HIP
Roof Coverage METAL
Flooring Type SFT/HD WD
Heating Type NONE with 0% NONE
Bedrooms 2
Full Bathrooms 1
Half Bathrooms 0
Grade 450
Number of Fire Pl 0

Yard Items

Sales

Permits

View Tax Info

Sketches (click to enlarge)

https://monroe.county-taxes.com/public/search/property_tax?search_query=1022462
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=384097159&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=735469050&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=735469050&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=2112424769&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=2112424769&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=2112424769&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=2112424769&KeyValue=00021710-000000


Photos

https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1693268732&KeyValue=00021710-000000


2024 TRIM Notice (PDF)

Map

TRIM Notice

The Monroe County Property Appraiser's office maintains data on property within the County
solely for the purpose of fulfilling its responsibility to secure a just valuation for ad valorem tax
purposes of all property within the County. The Monroe County Property Appraiser's office
cannot guarantee its accuracy for any other purpose. Likewise, data provided regarding one tax
year may not be applicable in prior or subsequent years. By requesting such data, you hereby
understand and agree that the
|  User Privacy Policy |  GDPR Privacy Notice
Last Data Upload: 5/22/2025, 1:37:21 AM

Contact Us Developed by

https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=1&PageID=0&Q=1693268732&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=1&PageID=0&Q=1693268732&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1693268732&KeyValue=00021710-000000
https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1693268732&KeyValue=00021710-000000
https://www.schneidergis.com/privacypolicy
https://www.schneidergis.com/gdprprivacynotice
https://qpublic.schneidercorp.com/LastUpdated.aspx?BaseDoc=MonroeCountyFL&AppID=605
http://schneidergis.com/
http://schneidergis.com/
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