
 

 

 
 
 

Historic Architectural Review Commission 

 Staff Report for Item 6 
 

To:  Chairman Haven Burkee and Historic Architectural Review  

Commission Members 

 

From:    Daniela Salume, MFA 

   Historic Preservation Manager 

 

Meeting Date:  November 18, 2025 

 

Applicant:   T.S. Neal Architect, Seth Neal 

 

Application Number:  C2025-0091 

 

Address:   906 Williams Alley 
 

 

 

Description of Work: 

 
New one-story wood frame residence on vacant lot and new pool at rear. Addition of solar 

panels on roof.  

 

Site Facts: 

 
The site is currently vacant located in Williams Alley.  

Currently the site is located within an AE-7 flood zone. 
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Photo taken by the Property Appraiser's office 12/20/23. 

 

 

 
Photo taken by the Property Appraiser's office 10/03/25. 
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Current photo of property under review.

 
Current photo of property under review. 
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Current survey. 
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Guidelines Cited on Review: 
 

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

• Guidelines for Roofing (pages 26-26a), specifically guidelines 2 and 3. 

• Guidelines for Dormers (page 27), specifically guidelines 2 (first sentence), 3, 4, 

and 5. 

• Guidelines for Solar Collectors (page 28), specifically guidelines 1, 2, 3, 4, 6, 7, 8, 

and 9. 

• Guidelines for entrances, porches, and doors (pages 32-33), specifically guidelines 

8, 9, and 12. 

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

2. 

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

6, 7, 8, 9, 11, 12, 13 (first sentence), 14, 17, 18, 21, 22, 23, 24, and 25. 

• Guidelines for Decks, Patios, Hot Tubs, Spas, Pools, and Related Equipment (page 

39a), specifically guidelines 1, 2, 3, and 4. 

• Guidelines for Fences & Walls (pages 41-42), specifically guidelines 1, 2, 3, 4, 5, 

6, 8, 9, and 10.  

• Guidelines for Parking areas, landscaping and open space (page 43), specifically 

guidelines 2, 3, 4, 5, 6, and 7. 

 

 

Staff Analysis: 
 

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

one-story wood-frame residence on a vacant lot. The proposed plans include a rear pool 

and pool deck with composite decking, with all pool equipment located behind the pool 

feature wall at the rear of the property. The site plan also includes a driveway for one 

vehicle, a 4-foot wood picket fence along the front property line, and 6-foot wood picket 

fencing along the sides. 

 

The residence will have a 5V-crimp hip roof with a shed dormer and an array of 18 roof-

mounted solar panels that will have limited visibility from the street due to the alley 

location. Exterior materials will include composite lap siding with a 5-inch exposure, 

composite trim, and 2-over-2 aluminum impact-rated windows. Half-round gutters with 

round downspouts are proposed. 

 

The front porch will feature a gable roof, wood railings, decorative wood brackets, and a 

lift to provide ADA accessibility. The rear elevation will include aluminum bifold impact 

doors opening to the pool area. Vertical lattice panels will be installed between piers, which 

will be finished with smooth stucco. The surrounding area is a mix of one- and two-story 

structures, with the majority being two-story. The total height of the structure will be 

approximately 22’6” from the crown of road. 
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The large tree overhanging the property seen in the photos, located on the adjacent lot, has 

received approval from the neighboring property owner to be trimmed enough to allow for 

construction of the proposed structure.  
 

 

Proposed Floor/Site Plan. 
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Proposed Roof Plan. 

 

 

Proposed South Elevation. 
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Proposed North Elevation. 

 

 

Proposed Front Elevation. 
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Proposed Rear Elevation. 
 

 
 

Proposed Olivia Streetscape Elevation. 
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Consistency with Guidelines Cited Guidelines: 

 
The proposed new one-story residence maintains traditional proportions and materials 

appropriate for new construction, including lap siding, wood detailing, and a front porch 

that reinforces the pedestrian scale of the streetscape. The proposed hip roof helps reduce 

the overall scale of the structure and accommodates the required flood elevation with a 

height of approximately 22’6”. The height and overall massing are compatible with the 

surrounding mix of one and two-story buildings. The roof-mounted solar panels are 

appropriately located with minimal visibility from the public right-of-way. The proposed 

concrete driveway and parking area are located along an alley and appear to cover roughly 

fifty percent or less of the front yard, which is consistent with the HARC Landscaping 

Guidelines. While concrete is typically discouraged in favor of more permeable materials, 

its use in this case may be appropriate to accommodate ADA accessibility requirements. 

The proposed lift for ADA accessibility is consistent with the HARC Guidelines for 

Entrances, Porches & Doors, which call for new porch elements to be compatible in size, 

scale, and design. The lift is discreetly integrated into the porch and not visible from the 

street. Staff believes that the overall design will be cohesive with the surrounding context. 
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HARC MAJOR PROJECTS CERTIFICATE OF APPROPRIATENESS 
$463.05 NON-REFUNDABLE BASE APPLICATION FEE - OTHER FEES MAY BE APPLICABLE Rev 10/02/2022 ET 

A PRE-APPLICATION MEETING WITH HARC STAFF IS REQUIRED PRIOR TO SUBMITTAL 

ADDRESS OF PROPOSED PROJECT: 

NAME ON DEED: PHONE NUMBER 

OWNER’S MAILING ADDRESS: EMAIL 

APPLICANT NAME: PHONE NUMBER 

APPLICANT’S ADDRESS: EMAIL 

APPLICANT’S SIGNATURE: DATE  October 13, 2025

ANY PERSON THAT MAKES CHANGES TO AN APPROVED CERTIFICATE OFAPPROPRIATENESS MUST SUBMIT A NEW APPLICATION. 

FLORIDA STATUTE 837.06: WHOEVER KNOWINGLY MAKES A FALSE STATEMENT IN WRITING AND WITH THE INTENT TO MISLEAD A PUBLIC 

SERVANT IN THE PERFORMANCE OF HIS OR HER OFFICIAL DUTY SHALL BE GUILTY OF A MISDEMEANOR OF THE SECOND-DEGREE 

PUNISHABLE PER SECTION 775.082 OR 775.083. THE APPLICANT FURTHER HEREBY ACKNOWLEDGES THAT THE SCOPE OF WORK AS 

DESCRIBED IN THE APPLICATION SHALL BE THE SCOPE OF WORK THAT IS CONTEMPLATED BY THE APPLICANT AND THE CITY. THE 

APPLICANT FURTHER STIPULATES THAT SHOULD FURTHER ACTION BE TAKEN BY THE CITY FOR EXCEEDING THE SCOPE OF THE 

DESCRIPTION OF WORK, AS DESCRIBED HEREIN, AND IF THERE IS CONFLICTING INFORMATION BETWEEN THE DESCRIPTION OF WORK 

AND THE SUBMITTED PLANS, THE AFOREMENTIONED DESCRIPTION OF WORK SHALL BE CONTROLLING. 

PROJECT INCLUDES:    REPLACEMENT OF WINDOWS     RELOCATION OF A STRUCTURE     ELEVATION OF A STRUCTURE

PROJECT INVOLVES A CONTRIBUTING STRUCTURE:  YES  NO INVOLVES A HISTORIC STRUCTURE:  YES   NO x
PROJECT INVOLVES A STRUCTURE THAT IS INDIVIDUALLY LISTED ON THE NATIONAL REGISTER:  YES NO

DETAILED PROJECT DESCRIPTION INCLUDING MATERIALS, HEIGHT, DIMENSIONS, SQUARE FOOTAGE, LOCATION, ETC. 

GENERAL: 

MAIN BUILDING: 

DEMOLITION (PLEASE FILL OUT AND ATTACH DEMOLITION APPENDIX): 

City of Key West 
HARC COA # REVISION # INITIAL & DATE 

1300 White Street 

Key West, Florida 33040 
FLOOD ZONE

AE 7 

BLDG PERMIT # ZONING DISTRICT 

HMDR

906 Williams Alley   Key West Fl 33040

Clifford E. Rhoades Jr 808-276-0191

13 McCoy Circle
Key West Fl 33040

rhoadesc@bellatlantic.net  

T.S. Neal Architect- Seth Neal 305-340-8857

22974 Overseas Hwy
Cudjoe Key Fl 33042

sethneal@tsnarchitects.com 

New house will have composite lap siding & trim, 5 v metal roofing, stucco piers with lattice infill, and metal impact  doors & windows.

Provide one on site parking space and  pool at rear.

See Plans for additional information

New  one story wood framed residence on vacent lot and pool at rear yard.

no

x

x



Page 2 of 2 

APPLICATIONS MUST BE SUBMITTED IN PERSON WITH HARD COPIES BY 3PM ON THE SCHEDULED DEADLINE 

PLEASE SEND AN ELECTRONIC COPY OF ALL DOCUMENTS  CITY_HARC@CITYOFKEYWEST-FL.GOV 

OFFICIAL USE ONLY: HARC COMMISSION REVIEW EXPIRES ON: 

MEETING DATE: 

 APPROVED    NOT APPROVED    DEFERRED FOR FUTURE CONSIDERATION 

INITIAL: 

MEETING DATE: 

 APPROVED    NOT APPROVED   DEFERRED FOR FUTURE CONSIDERATION 

INITIAL: 

MEETING DATE: 

 APPROVED    NOT APPROVED    DEFERRED FOR FUTURE CONSIDERATION 

INITIAL: 

REASONS OR CONDITIONS: 

STAFF REVIEW COMMENTS: 

THIS APPLICATION MAY BE REVIEWED BY PLANNING DEPARTMENT STAFF. 

ACCESSORY STRUCTURE(S): 

 

PAVERS: FENCES: 

  

DECKS: PAINTING: 

 

SITE (INCLUDING GRADING, FILL, TREES, ETC): POOLS (INCLUDING EQUIPMENT): 

 

ACCESSORY EQUIPMENT (GAS, A/C, VENTS, ETC): OTHER: 

 

FIRST READING FOR DEMO: SECOND READING FOR DEMO: 

HARC STAFF SIGNATURE AND DATE: HARC CHAIRPERSON SIGNATURE AND DATE: 

yes,wood on seperate permit

yes yes

pool

none

pool deck

yes

mailto:%20CITY_HARC@CITYOFKEYWEST-FL.GOV
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FLOOD ZONE: BFE = AE 7, DFE = 7'-0" + 1'-0" = 8.0' NGVD 1929

S I T E   D A T A
ITEM

DISTRICT

SITE AREA

IMPERVIOUS

BUILDING COV.

SETBACKS

EAST SIDE  
SETBACK 

FRONT SETBACK

WEST SIDE  
SETBACK 

REAR SETBACK

BUILDING HEIGHT

OPEN SPACE

LOT SIZE

ACCESSORY 
STRUCTURE
REAR YARD COV.

FRONT YARD 50% 
GREEN SPACE COV.

New 4'-0" Tall

Wood Fence

New 6'-0" Tall

Wood Fence

906 Williams Alley

FLOOD ZONE: BFE = AE 7, DFE = 7'-0" + 1'-0" = 8.0' NGVD 1929

S I T E   D A T A
ITEM EXISTING REQ. PER LDR

DISTRICT

SITE AREA

REMARK

IMPERVIOUS

BUILDING COV.

4,000 SQ. FT.

SETBACKS

EAST SIDE  
SETBACK 

10' FRONT SETBACK

5'

15'

HMDR

3,685.275 s.f. 

WEST SIDE  
SETBACK 

5'

2,211.16 (60% MAX)

1,474.1 (40% MAX)

REAR SETBACK

BUILDING HEIGHT 30'

HISTORIC MEDIUM
DENSITY RESIDENTIALHMDR HMDR

EXISTING

OPEN SPACE 1,289.8 (35% MIN)

EXISTING

LOT SIZE 41.5' X 89.34' 40' X 90' (MIN) EXISTING

 PROPOSED

ACCESSORY 
STRUCTURE
REAR YARD COV.

(30% MAX COV.)
618.75 SQ. FT. REAR

YARD AREA
= 185.6 Sq Ft

FRONT YARD 50% 
GREEN SPACE COV.

618.75 sf @ 50% MIN
= 309.37 sq ft min

0%

Parcel ID:00015430-000000

EXISTING

100%

0%

0%

100%

1,289.4 Sq Ft 
(35%)

1,464.4 Sq Ft
(39.7%)

176.5 Sq Ft
(28.5%)

404 Sq Ft 
(65.2%)

709 Sq Ft 
(19.2%)

10' 15'-1" 

19'-4" 

5'-1 1/2" 

5'-1 1/2" 

22'-6" 

N.A. 

N.A. 

N.A. 

N.A. 

N.A. 

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming
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DRAWING SCHEDULE:

SCOPE OF WORK: 

SITE LOCATION MAP DESIGN NOTES: GENERAL NOTES:

A New  Wood Framed Single Story Residence 
And Pool At The Rear Yard.

a new residence  for
C l i f f o r d    R h o a d e s

906 Williams Alley
KEY WEST, FL 33040

1. DO NOT SCALE ANY DRAWING. 
2. WRITTEN DIMENSIONS HAVE PRECEDENCE OVER SCALED DIMENSIONS.  LARGER SCALE 
DETAILS HAVE PRECEDENCE OVER SMALLER SCALE DETAILS. ANY DISCREPANCIES ARE TO 
REPORTED TO  ARCHITECT PRIOR TO CONSTRUCTION.
3. CONSULT THE ARCHITECT IN THE EVENT ANY ITEM OF WORK NECESSARY FOR THE 
PROPER COMPLETION OF THE PROJECT IS NOT SPECIFICALLY COVERED IN THE DRAWINGS.
4. ALL WORK SHALL BE OF SUPERIOR QUALITY PERFORMED IN A MANNER CONSISTENT 
WITH INDUSTRY STANDARDS, ALL BUILDING CODE REQUIREMENTS AND IN A PROFESSIONAL 
MANNER BY MECHANICS SKILLED AND LICENSED IN THEIR RESPECTIVE TRADES.
5. ALL MANUFACTURED ARTICLES, MATERIALS AND EQUIPMENT SHALL BE APPLIED, 
INSTALLED, ERECTED AND CONNECTED IN ACCORDANCE WITH MANUFACTURER'S 
DIRECTIONS AND RECOMMENDATIONS.
6. ANY DISCREPANCIES BETWEEN DRAWINGS, LOCAL CODES, BUILDING INSPECTOR 
REQUIREMENTS AND/OR EXISTING CONDITIONS SHALL BE REFERRED TO THE ARCHITECT FOR 
RESOLUTION.  ALL DIMENSIONS AND CONDITIONS OF EACH TRADE ARE TO BE VERIFIED 
PRIOR TO COMMENCEMENT OF CONSTRUCTION OR THE WORK OF EACH SPECIFIC TRADE.
7. ALL WORK SHALL CONFORM TO THE REQUIREMENTS OF MUNICIPAL, LOCAL, FEDERAL 
AND STATE LAWS, AS WELL AS ANY OTHER GOVERNING REQUIREMENTS, AND CONVENTIONAL 
GUIDELINES, WHETHER OR NOT SPECIFIED ON THE DRAWINGS.
8. ALL DAMAGED AND DEFECTIVE MATERIAL AND WORKMANSHIP IN CONNECTION WITH THE 
WORK SHALL BE REMOVED, REPLACED, AND RECTIFIED.
9. ALL LEGALLY REQUIRED APPROVALS AND PERMITS NECESSARY FOR THE EXECUTION 
AND COMPLETION OF THE WORK SHALL BE OBTAINED.
10. ALL TIE-INS AND UTILITY SERVICES ARE TO BE COORDINATED WITH THE RESPECTIVE 
UTILITY COMPANY.
11. ALL CONSTRUCTION DEBRIS SHALL BE REMOVED PRIOR TO THE COMPLETION OF THE 
PROJECT.
12. ALL EXISTING TREES, SHRUBS, VEGETATION, AND LANDSCAPE ELEMENTS OR FEATURES 
ADJACENT TO AND IN THE VICINITY OF THE BUILDING AND STAGING AREAS SHALL BE 
PROTECTED DURING THE ENTIRE PERIOD OF CONSTRUCTION.

13. ANY REVISIONS MUST BE APPROVED BY: ARCHITECT PRIOR TO TO CONSTRUCTION.

14. ALL DRAWINGS, SPECIFICATIONS AND RELATED DOCUMENTS ARE THE COPYRIGHT 
PROPERTY OF THE ARCHITECT AND ENGINEER. DRAWINGS, SPECIFICATIONS AND RELATED 
DOCUMENTS ARE FOR USE ON THIS PROJECT ONLY AND USE OR REPRODUCTION OF A PART 
OR WHOLE IS FORBIDDEN WITHOUT THE ARCHITECT'S AND ENGINEER'S WRITTEN 
PERMISSION THIS DRAWING IS NOT TO BE USED FOR CONSTRUCTION UNTIL SEALED AND 
SIGNED BY THE ARCHITECT/ENGINEER.

CERTIFICATE OF COMPLIANCE:

T1.1 TITLE, SITE DATA & PROJECT INFO
C1.1 SURVEY 
A1.1   SITE / FLOOR PLAN
A1.2 Roof Plan

A3.1 Elevations
A3.2 HARC Streetscapes & Context

906 Williams Alley

FLOOD ZONE: BFE = AE 7, DFE = 7'-0" + 1'-0" = 8.0' NGVD 1929

S I T E   D A T A
ITEM EXISTING REQ. PER LDR

DISTRICT

SITE AREA

REMARK

IMPERVIOUS

BUILDING COV.

4,000 SQ. FT.

SETBACKS

EAST SIDE  
SETBACK 

10' FRONT SETBACK

5'

15'

HMDR

3,685.275 s.f. 

WEST SIDE  
SETBACK 

5'

2,211.16 (60% MAX)

1,474.1 (40% MAX)

REAR SETBACK

BUILDING HEIGHT 30'

HISTORIC MEDIUM
DENSITY RESIDENTIALHMDR HMDR

EXISTING

OPEN SPACE 1,289.8 (35% MIN)

EXISTING

LOT SIZE 41.5' X 89.34' 40' X 90' (MIN) EXISTING

 PROPOSED

ACCESSORY 
STRUCTURE
REAR YARD COV.

(30% MAX COV.)
618.75 SQ. FT. REAR

YARD AREA
= 185.6 Sq Ft

FRONT YARD 50% 
GREEN SPACE COV.

618.75 sf @ 50% MIN
= 309.37 sq ft min

0%

Parcel ID:00015430-000000

EXISTING

100%

0%

0%

100%

1,289.4 Sq Ft 
(35%)

1,464.4 Sq Ft
(39.7%)

176.5 Sq Ft
(28.5%)

404 Sq Ft 
(65.2%)

709 Sq Ft 
(19.2%)

10' 15'-1" 

19'-4" 

5'-1 1/2" 

5'-1 1/2" 

22'-6" 

N.A. 

N.A. 

N.A. 

N.A. 

N.A. 

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming
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FLOOD ZONE: BFE = AE 7, DFE = 7'-0" + 1'-0" = 8.0' NGVD 1929

S I T E   D A T A
ITEM

DISTRICT

SITE AREA

IMPERVIOUS

BUILDING COV.

SETBACKS

EAST SIDE  
SETBACK 

FRONT SETBACK

WEST SIDE  
SETBACK 

REAR SETBACK

BUILDING HEIGHT

OPEN SPACE

LOT SIZE

ACCESSORY 
STRUCTURE
REAR YARD COV.

FRONT YARD 50% 
GREEN SPACE COV.

New 4'-0" Tall

Wood Fence

New 6'-0" Tall

Wood Fence

906 Williams Alley

FLOOD ZONE: BFE = AE 7, DFE = 7'-0" + 1'-0" = 8.0' NGVD 1929

S I T E   D A T A
ITEM EXISTING REQ. PER LDR

DISTRICT

SITE AREA

REMARK

IMPERVIOUS

BUILDING COV.

4,000 SQ. FT.

SETBACKS

EAST SIDE  
SETBACK 

10' FRONT SETBACK

5'

15'

HMDR

3,685.275 s.f. 

WEST SIDE  
SETBACK 

5'

2,211.16 (60% MAX)

1,474.1 (40% MAX)

REAR SETBACK

BUILDING HEIGHT 30'

HISTORIC MEDIUM
DENSITY RESIDENTIALHMDR HMDR

EXISTING

OPEN SPACE 1,289.8 (35% MIN)

EXISTING

LOT SIZE 41.5' X 89.34' 40' X 90' (MIN) EXISTING

 PROPOSED

ACCESSORY 
STRUCTURE
REAR YARD COV.

(30% MAX COV.)
618.75 SQ. FT. REAR

YARD AREA
= 185.6 Sq Ft

FRONT YARD 50% 
GREEN SPACE COV.

618.75 sf @ 50% MIN
= 309.37 sq ft min

0%

Parcel ID:00015430-000000

EXISTING

100%

0%

0%

100%

1,289.4 Sq Ft 
(35%)

1,464.4 Sq Ft
(39.7%)

176.5 Sq Ft
(28.5%)

404 Sq Ft 
(65.2%)

709 Sq Ft 
(19.2%)

10' 15'-1" 

19'-4" 

5'-1 1/2" 

5'-1 1/2" 

22'-6" 

N.A. 

N.A. 

N.A. 

N.A. 

N.A. 

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming

Conforming
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ROOFING NOTES:
ROOF TYPE 1:
Provide Metal Roofing System & All Required Components 
Similar Or Equal To Berridge Double Rib, 24-gauge Steel 
5V-crimp, See Noa For More Information. 

Install New Peel & Stick Membrane Underlayment.

Verify Compatibility Of Roofing And Underlayment With 
Manufacturer. 

Roofing Manufacturer Shall Confirm That Metal Roofing 
Meets All Governing Codes Regarding Uplift & Wind 
Criteria And Any Other Design Or Specific Criteria 
Affecting The Roofing. Provide Noa Or Florida Approval 
For Roofing Product And Installation. Manufacturers 
Installation Instructions & Recommendation Shall Be 
Strictly Adhered To. 

Roofing Manufacturer Shall Supply All Products & 
Components Including But Not Limited To Flashing, Trim, 
Mitered Corners, Fasteners, Sealant, Etc. Compatible With 
Roofing System For A Complete And Weathertight Roofing 
System Installed In A First-class Workman-like Manner. 
Provide Flashing And Trim As Per Manufacturers 
Recommendations And Smacna's Reference Manual Details.

Provide 20 Year Minimum Finish Weathertightness & 
Corrosion Warranty. 

GUTTER NOTES:
Provide conc. splashblocks @ all downspout discharges, 
direct flow away from the house & to swales.

Downspouts to be installed in the least visible manner, 
confirm final layout with architect on site.

All Gutters & Downspouts to be Prefinished metal, color & 
Style as selected by owner.  
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., November 18, 2025, at 

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

 

NEW ONE-STORY WOOD FRAME RESIDENCE ON VACANT 

LOT AND NEW POOL AT REAR. ADDITION OF SOLAR 

PANELS ON ROOF.  
 

#906 WILLIAMS ALLEY 

Applicant – T.S. Neal Architect, Seth Neal    Application #C2025-0091 

 
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 00015430-000000
Account# 1015806
Property ID 1015806
Millage Group 11KW
Location
Address

906 WILLIAMS Alley, KEY
WEST

Legal
Description

KW SUB 8 OF LOT 11 OF
TR 3 (N-554) A5-565
OR3327-2032 OR3324-
0634 OR3343-1039
(Note: Not to be used on
legal documents.)

Neighborhood 6021
Property Class VACANT RES (0000)
Subdivision
Sec/Twp/Rng 06/68/25
Affordable
Housing

No

    2025 Certified Values 2024 Certified Values 2023 Certified Values 2022 Certified Values

+ Market Improvement Value $0 $0 $0 $0

+ Market Misc Value $0 $0 $0 $0

+ Market Land Value $316,523 $316,523 $316,523 $191,878

= Just Market Value $316,523 $316,523 $316,523 $191,878

= Total Assessed Value $316,523 $213,160 $193,782 $176,165

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

= School Taxable Value $316,523 $316,523 $316,523 $191,878

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

2024 $316,523 $0 $0 $316,523 $213,160 $0 $316,523 $0

2023 $316,523 $0 $0 $316,523 $193,782 $0 $316,523 $0

2022 $191,878 $0 $0 $191,878 $176,165 $0 $191,878 $0

2021 $160,150 $0 $0 $160,150 $160,150 $0 $160,150 $0

2020 $158,639 $0 $0 $158,639 $158,639 $0 $158,639 $0

2019 $161,661 $0 $0 $161,661 $161,661 $0 $161,661 $0

2018 $161,661 $0 $0 $161,661 $161,661 $0 $161,661 $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.

Land Use Number of Units Unit Type Frontage Depth

RESIDENTIAL DRY UNPERMITTED (01DM) 3,685.00 Square Foot 0 0

**PROPERTY RECORD CARD**

Disclaimer

Summary

Owner

RHOADES JR CLIFFORD E
13 McCoy Cir
Key West FL 33040

Valuation

Historical Assessments

Land

Monroe County, FL

11/12/25, 1:16 PM qPublic - Monroe County, FL - Report: 00015430-000000

https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=424068854&KeyValue=00015430-… 1/3
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https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=1653104821&KeyValue=00015430-000000
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=1653104821&KeyValue=00015430-000000
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Sale Date Sale Price Instrument Instrument Number Deed Book Deed Page Sale Qualification Vacant or Improved Grantor Grantee

9/3/2025 $450,000 Warranty Deed 2514120 3343 1039 01 - Qualified Vacant

5/22/2025 $0 Final Judgment 2502199 3327 2032 19 - Unqualified Improved

8/19/2024 $100 Quit Claim Deed 2499363 3324 0634 11 - Unqualified Improved

View Taxes for this Parcel

Sales

View Tax Info

Photos

Map

11/12/25, 1:16 PM qPublic - Monroe County, FL - Report: 00015430-000000

https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=424068854&KeyValue=00015430-… 2/3
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THE CITY OF KEY WEST 

Post Office Box 1409 Key West, FL 33041-1409 (305) 809-3700 
 
August 21, 2025       VIA ELECTRONIC MAIL 
 
Richard L. McChesney 
500 Flemming St 
Key West, Florida 33040 
 
RE: Beneficial Use Determination for 906 Williams Alley (RE#: 00015430-000000) 
 
Dear Mr. McChesney, 
 
This letter is in response to a request for one (1) beneficial use dwelling unit allocation received 
by the Planning Department on August 7, 2025, for the property located at 906 Williams Alley, 
identified by RE#:00015430-000000.  
 
The subject parcel is located within the Historic Medium Density Residential (HMDR) zoning 
district, which permits a maximum density of 16 dwelling units per acre (du/acre) and requires a 
minimum lot size of 4,000 square feet. The area of the subject parcel is 3,685 square feet 
according to Monroe County Property Appraiser records. The lot size accommodates a 
maximum density of one (1) dwelling unit. While the square footage does not meet the minimum 
lot size, code section Sec. 122-31(a) and 122-1079 provide further explanation. 
 
Sec. 122-31. - Noncomplying lots or building sites of record. 

(a) In any district in which single-family dwellings are allowed, a single-family dwelling 
and customary accessory buildings may be erected on any legal nonconforming 
single lot that is in existence on January 1, 1994, and that is in different ownership 
from the adjoining property. This subsection shall apply even though such lot fails to 
meet the requirements for area, depth or width, provided that all other zoning 
requirements shall apply. 

Section 122-1079. - Lots of record less than minimum size. 
The provision shall not be construed to permit more than one dwelling unit on a lot with 
less area per family than required for the district in which the lot is located. 

 
According to property records, the subject property is a vacant lot. Through staff research and 
applicant submittals there was a single-family residential unit existed on the property from 1962-
1998. The property was in existence prior to 1994 and under different ownership. 
 
Pursuant to the below code section staff has determined that units not in physical existence at the 
time of April 2010 must obtain a unit through the Building Permit Allocation System, Beneficial 
Use, or Lawful Unit Determination. Beneficial Use is the most feasible route as the property is 



 
THE CITY OF KEY WEST 

Post Office Box 1409 Key West, FL 33041-1409 (305) 809-3700 
 
located within the Single Family (SF) zoning district and without a unit there is no viable or 
reasonable use of the land.  
 
Sec. 108-991. - Development not affected by article. 

Development consistent with the following shall not be affected by the terms of this 
article, but such development shall comply with all applicable sections of the city's land 
development regulations: 
(1) Any use, development, project, structure, building, fence, sign or activity which does 
not result in a net addition to the number of residential dwelling unit stock. 
(2) Redevelopment or rehabilitation which replaces but which does not increase the 
number of dwelling units above that existing on the site prior to redevelopment or 
rehabilitation. 
(3) Units determined to have been in existence at the time the April 1, 2010, census was 
prepared are presumed not to be affected by BPAS. The city planner shall review 
available documents to determine if a body of evidence exists to support the existence of 
units on or about April 1, 2010. Units existing in 2010 will be documented through a 
mandatory site visit by city staff and at least two of the following records: 

 
Pursuant with Section 108-999, neither provisions of the Comprehensive Plan nor the Land 
Development Regulations shall deprive a property owner of all reasonable economic use of a 
parcel of real property which is a lot or parcel of record as of the date of adoption of the 
Comprehensive Plan in August of 1993. The City defines all reasonable economic use as the 
minimum use of the property necessary to avoid taking within a reasonable period as established 
by land use case law.  
 
Pursuant to Section 108-999(b), the relief to which an owner shall be entitled may be provided 
through the use of one or a combination of the following: 
 

(1) Granting of a permit for development which shall be deducted from the pre-existing 
reserve units/beneficial use pool reserved to address outstanding beneficial use 
claims. All units that are recaptured by the city through a waiver and release of 
building permit allocation for residential units lawfully existing prior to May 2, 2013 
shall be recorded and dedicated for beneficial use only. Beneficial use allocations 
shall be valid until such time that the owner chooses to obtain building permits, so 
long that no changes are made to the configuration or size of the lot or parcel that 
affect the conditions in which the beneficial use allocation is granted as described in 
subsection (a) above. 

(2) Granting the use of transfer of development rights (TDRs) consistent with the 
comprehensive plan. 



THE CITY OF KEY WEST
Post Office Box 1409 Key West, FL 33041-1409 (305) 809-3700 

(3) Purchasing by the city of all or a portion of the lots or parcels upon which all 
beneficial use is prohibited. 

(4) Such other relief as the city may deem appropriate and adequate. 

The relief granted shall be the minimum necessary to avoid a taking of property under existing 
state and federal law.

The subject lot was a legal lot of record in August of 1993. In accordance with the City of Key 
West Land Development Regulations Section 108-999, the Planning Department has determined 
that 906 Williams Alley is eligible for a beneficial use allocation. 

The one (1) beneficial use allocation granted to 906 Williams Alley shall be deducted from the 
City’s pre-existing reserve units/beneficial use pool. Beneficial use allocations shall be valid 
until such time that the owner chooses to obtain building permits, so long as no changes are 
made to the configuration or size of the lot or parcel that affect the conditions in which the 
beneficial use allocation is granted.

The City Planner’s decision shall be rendered to the Department of Commerce for a 
determination of consistency with the principals for guiding development. Please do not hesitate 
to contact the Planning Department with further questions. 

Best Regards,

Benjamin Gagnon 
Planner II 

Attachments:
A. Application and Additional Submittals
B. Monroe County Property Appraiser Cards 
C. Boundary Survey 
D. Warranty Deed
E. Chapter 122 – Zoning, Division 3 – Residential Districts, Subdivision III – Single Family 

Residential (SF)
F. Section 108-999 – Procedures for ensuring beneficial use of private property

Best Regards,



































































Parcel ID 00015430-000000
Account# 1015806
Property ID 1015806
Millage Group 11KW
Location
Address

906 WILLIAMS Alley, KEY
WEST

Legal
Description

KW SUB 8 OF LOT 11 OF
TR 3 (N-554) A5-565
OR3327-2032 OR3324-
0634
(Note: Not to be used on
legal documents.)

Neighborhood 6021
Property Class VACANT RES (0000)
Subdivision
Sec/Twp/Rng 06/68/25
Affordable
Housing

No

    2025 Preliminary
Values 2024 Certified Values 2023 Certified Values 2022 Certified Values

+ Market Improvement Value $0 $0 $0 $0

+ Market Misc Value $0 $0 $0 $0

+ Market Land Value $316,523 $316,523 $316,523 $191,878

= Just Market Value $316,523 $316,523 $316,523 $191,878

= Total Assessed Value $316,523 $213,160 $193,782 $176,165

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

= School Taxable Value $316,523 $316,523 $316,523 $191,878

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

2024 $316,523 $0 $0 $316,523 $213,160 $0 $316,523 $0

2023 $316,523 $0 $0 $316,523 $193,782 $0 $316,523 $0

2022 $191,878 $0 $0 $191,878 $176,165 $0 $191,878 $0

2021 $160,150 $0 $0 $160,150 $160,150 $0 $160,150 $0

2020 $158,639 $0 $0 $158,639 $158,639 $0 $158,639 $0

2019 $161,661 $0 $0 $161,661 $161,661 $0 $161,661 $0

2018 $161,661 $0 $0 $161,661 $161,661 $0 $161,661 $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.

Land Use Number of Units Unit Type Frontage Depth

RESIDENTIAL DRY UNPERMITTED (01DM) 3,685.00 Square Foot 0 0

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

5/22/2025 $0 Final Judgment 2502199 3327 2032 19 - Unqualified Improved

8/19/2024 $100 Quit Claim Deed 2499363 3324 0634 11 - Unqualified Improved

**PROPERTY RECORD CARD**

Summary

Owner

906 WILLIAMS ALLEY LAND TRUST 08/09/2024
C/O ESTATECO LLC TRUSTEE
1330 Palmetto Ave, Ste B
Ste B
Winter Park FL 32789

Valuation

Historical Assessments

Land

Sales

Monroe County, FL
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Sec. 108-999. Procedures for ensuring beneficial use of private property. 

(a) It is the policy of the city that neither provisions of the comprehensive plan nor the land development 
regulations shall deprive a property owner of all reasonable economic use of a parcel of real property which 
is a lot or parcel of record as of the date of adoption of the comprehensive plan (August 10, 1993) or lots of 
record which have been reconfigured such that the number of minimum sized lots are not increased. An 
owner of real property may apply for relief from the literal application of applicable land use regulations or 
of this plan when such application would have the effect of denying all economically reasonable or viable use 
of that property unless such deprivation is known to be necessary to prevent a nuisance under state law or in 
the exercise of the city's police power to protect the health, safety, and welfare of its citizens. All reasonable 
economic use shall mean the minimum use of the property necessary to avoid a taking within a reasonable 
period of time as established by land use case law.  

(b) The relief to which an owner shall be entitled may be provided through the use of one or a combination of 
the following:  

(1) Granting of a permit for development which shall be deducted from the pre-existing reserve 
units/beneficial use pool reserved to address outstanding beneficial use claims. All units that are 
recaptured by the city through a waiver and release of building permit allocation for residential units 
lawfully existing prior to May 2, 2013 shall be recorded and dedicated for beneficial use only. Beneficial 
use allocations shall be valid until such time that the owner chooses to obtain building permits, so long 
that no changes are made to the configuration or size of the lot or parcel that affect the conditions in 
which the beneficial use allocation is granted as described in subsection (a) above.  

(2) Granting the use of transfer of development rights (TDRs) consistent with the comprehensive plan.  

(3) Purchasing by the city of all or a portion of the lots or parcels upon which all beneficial use is 
prohibited.  

(4) Such other relief as the city may deem appropriate and adequate.  

The relief granted shall be the minimum necessary to avoid a taking of the property under existing 
state and federal law.  

(c) Development approved pursuant to a beneficial use determination shall be consistent with all other 
objectives and policies of the comprehensive plan and land development regulations unless specifically 
exempted from such requirements in the final beneficial use determination.  

(Ord. No. 13-19, § 2, 11-6-2013) 
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Subdivision III. Single-Family Residential District (SF) 

Sec. 122-231. Intent. 

(a) The single-family residential district (SF) is established to implement comprehensive plan policies for areas 
designated "SF" on the comprehensive plan future land use map, especially comprehensive plan policy 1-
2.1.3. The SF district is designed to accommodate single-family permanent residential development and may 
also include one accessory attached or detached unit per principal dwelling unit.  

(b) The SF district shall not include transient accommodations. Supportive community facilities and accessory 
land uses may be located within areas designated for single-family residential uses.  

(c) The single-family residential (SF) designation is established to:  

(1) Protect the quality and character of existing single-family neighborhoods;  

(2) Preserve open space;  

(3) Encourage densities which are compatible with existing and anticipated future developments;  

(4) Promote compatibility with natural features of the land; and  

(5) Minimize the burden on supportive public services and facilities within the area.  

(Ord. No. 97-10, § 1(2-5.2.2(A)), 7-3-1997) 

Sec. 122-232. Accessory units. 

The single-family residential district (SF) shall accommodate one accessory attached or detached unit per 
principal dwelling unit so long as the accessory unit is duly approved pursuant to the building permit allocation 
system, as provided in article IV of chapter 54, and meets the criteria cited in this subdivision. The building permit 
allocation methodology includes a permit formula in which one accessory unit equals 0.78 dwelling unit. Accessory 
units shall meet size and dimension requirements as provided herein and shall not be excluded from impact fee 
provisions.  

(Ord. No. 97-10, § 1(2-5.2.2(A)(1)), 7-3-1997; Ord. No. 22-20, § 1, 7-6-2022; Ord. No. 24-10, § 1, 3-14-2024) 

Sec. 122-233. Special criteria applicable to accessory units. 

(a) Accessory units proposed within the single-family residential district (SF) shall met the following criteria:  

(1) The monthly rent for a rented accessory unit, not including utilities, shall not exceed 25 percent of that 
amount which represents 100 percent of the monthly median household income (adjusted for family 
size) for Monroe County. This affordability criteria shall be duly recorded as a deed restriction in 
perpetuity. Occupants of an accessory unit shall meet the income limits associated with the City's 
Workforce Housing Ordinance for Affordable Housing (Middle Income) pursuant to Sec. 86-9.  

(2) Accessory units shall be restricted to occupancy by permanent residents.  
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(3) Accessory units shall not be sold separately as a condominium.  

(4) Accessory units shall be exempt from lot coverage requirements.  

(5) Accessory units shall be exempt from impervious surface regulation within the SF district provided that 
all stormwater shall be contained on site as certified by a licensed engineer. Parking surfaces shall not 
be counted as open space.  

(6) Accessory units shall be exempt from applicable landscaping requirements.  

(7) Accessory units shall be exempt from the maximum threshold for lot coverage by impervious surfaces.  

(8) There shall be no additional parking requirement for the Accessory unit.  

(9) Density shall be calculated based only upon the number of principal units on a site.  

(10) Accessory units shall not exceed 600 square feet and the minimum size shall be 300 square feet.  

(11) Accessory units shall maintain a minimum setback of five (5) feet from any rear or side yard. The front 
yard setback for an accessory unit may be reduced to the existing setback for the principal structure on 
site or the average depth of front yards on developed lots within 100 feet on each side, whichever is 
less.  

(b) Any application for accessory units shall include deed restrictions which shall be filed with the city and the 
clerk of the circuit court. The deed restrictions shall incorporate mandatory compliance with the criteria cited 
in subsection (a) of this section.  

(Ord. No. 97-10, § 1(2-5.2.2(A)(2)), 7-3-1997; Ord. No. 22-20, § 1, 7-6-2022; Ord. No. 24-10, § 1, 3-14-2024) 

Sec. 122-234. Potential increase in accessory unit threshold size. 

No accessory unit in the single-family residential district (SF) shall have more than one bedroom unless an 
additional bedroom is approved as a variance by the planning board. If such variance is approved, the total square 
footage shall not exceed 600 square feet. The permit allocation system shall be coordinated with the county's 
analysis of evacuation clearance times in order to maintain or decrease the standard time for such clearance.  

(Ord. No. 97-10, § 1(2-5.2.2(A)(3)), 7-3-1997; Ord. No. 08-04, § 27, 5-20-2008) 

Sec. 122-235. Uses permitted. 

Uses permitted in the single-family residential district (SF) are as follows:  

(1) Single-family residential dwellings and accessory residential units.  

(2) Group homes with less than or equal to six residents as provided in section 122-1246.  

(Ord. No. 97-10, § 1(2-5.2.2(B)), 7-3-1997) 

Sec. 122-236. Conditional uses. 

Conditional uses in the single-family residential district (SF) are as follows:  

(1) Two-family residential dwellings (duplexes). Note: Duplexes shall not be located within the following 
portions of the SF district:  

a. The Venetian Subdivision located south of the Riviera Canal; and  
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b. The area bounded on the north by Flagler Drive, on the south by Casa Marina Court, on the east 
by White Street and on the west by Reynolds Street.  

(2) Educational institutions and day care.  

(3) Parks and recreation, active or passive.  

(4) Places of worship.  

(5) Protective services.  

(6) Public and private utilities.  

(Ord. No. 97-10, § 1(2-5.2.2(C)), 7-3-1997) 

Sec. 122-237. Prohibited uses. 

In the single-family residential district (SF), all uses not specifically or provisionally provided for in this 
subdivision are prohibited.  

(Ord. No. 97-10, § 1(2-5.2.2(D)), 7-3-1997) 

Sec. 122-238. Dimensional requirements. 

The dimensional requirements in the single-family residential district (SF) are as follows:  

(1) Maximum density: eight dwelling units per acre (8 du/acre).  

(2) Maximum floor area ratio: not applicable.  

(3) Maximum height: 25 feet plus an additional five feet for nonhabitable purposes if the structure has a 
pitched roof.  

(4) Maximum lot coverage:  

a. Maximum building coverage: 35 percent, except that in the following areas the maximum 
building coverage shall be 30 percent:  

1. The Venetian Subdivision located south of the Riviera Canal; and  

2. The area bounded on the north by Flagler Drive, on the south by Casa Marina Court, on the 
east by White Street and on the west by Reynolds Street.  

b. Maximum impervious surface ratio:  

1. Single-family: 50 percent.  

2. Community facilities: 60 percent.  

(5) Minimum lot size:  

a. Single-family and two-family units: 6,000 square feet, except that in the following areas the 
minimum lot area shall be 8,000 square feet:  

1. The Venetian Subdivision located south of the Riviera Canal; and  

2. The area bounded on the north by Flagler Drive, on the south by Casa Marina Court, on the 
east by White Street and on the west by Reynolds Street.  

b. Two-family dwelling units (duplexes) are permitted as a conditional use in all portions of the SF 
district, excepting the area defined below, but only if the land area comprised a minimum area of 
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10,890 square feet in order to satisfy minimum density requirements. Two-family dwellings shall 
not be allowed within the areas described in subsections (5)a.1 and (5)a.2 of this section.  

c. The minimum lot size for educational institutions and community facilities, including places of 
worship areas, follows:  

1. Community facilities including places of worship: one-half acre; and  

2. Educational institutions: 1 acre.  

d. Minimum width: 50 feet.  

e. Minimum depth: 100 feet.  

f. Minimum width: 100 feet.  

g. Minimum depth: 100 feet.  

(6) Minimum setbacks:  

a. Single-family:  

1. Front: 30 feet or the average depth of front yards on developed lots within 100 feet each 
side, but not less than 20 feet.  

2. Side: 5 feet.  

3. Rear: 25 feet or 20 feet when abutting an alley.  

4. Street side: 10 feet.  

b. Community facilities:  

1. Front: 30 feet.  

2. Side: 15 feet.  

3. Rear: 25 feet.  

4. Street side: 20 feet.  

(Ord. No. 97-10, § 1(2-5.2.2(E)), 7-3-1997; Ord. No. 09-06, § 2, 4-7-2009) 

Secs. 122-239—122-265. Reserved. 
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