
 
 

Historic Architectural Review Commission 
Staff Report for Item 9 

 

To: Chairman Bryan Green and Historic Architectural Review Commission 

Members 

   

From: Kathleen McDonald, MHP 

 Historic Preservation Planner II 

 

Meeting Date: July 28, 2021 

 

Applicant: A2O Architecture 

 

Address: #918 Fleming Street/919 Hibiscus Lane  

 

 

Description of Work: 
Demolition of non-historic additions at rear of historic main structure and historic garage. 

Reduce roof overhangs of accessory structures. Remove second-story exterior staircase. 

 

Site Facts: 
The site under review extends from Fleming Street to Hibiscus Lane on the 900 block of 

Fleming. The site contains multiple historic and non-historic structures and additions. The two-

story single-family residence fronting Fleming Street is listed on our survey as historic and 

contributing with a year built circa 1906. This structure has a bump out addition and exterior 

staircase to the west, as well as a rear addition, all of which are not historic to the building. The 

one-story accessory structure fronting Hibiscus Lane is listed on our survey as historic and 

contributing with a year built circa 1958, but it is present on the 1948 Sanborn map. This 

structure has a non-historic addition to the rear. There is also an additional accessory structure 

towards the middle of the site, which is not historic or contributing. 

 

Ordinances Cited on Review: 
• Section 102-217 (3), demolition for non-historic or non-contributing structures of the 

Land Development Regulations.  

• Section 102-218 (b), Criteria for demolitions. 

 

Staff Analysis: 
The Certificate of Appropriateness under review proposes the demolition of an existing non-

historic one-story addition and existing non-historic second-story staircase at the rear of the 

house at 918 Fleming Street. Proposed demolitions also include the removal of a non-historic 

rear addition to the historic garage structure fronting 919 Hibiscus Lane, as well as the reduction 

of roof overhangs on the historic garage and the additional accessory structure. As part of this 



 

 

 

 

application, plans are under review for restoration, renovations, and new additions to the site at 

918 Fleming Street/919 Hibiscus Lane. 

 

It is staff’s opinion that the request for the demolition of the non-historic additions, staircase, and 

roof overhangs shall be based on the demolition criteria of Chapter 102 Section 218(b) of the 

LDR’s. The criteria state the following;  

 

b)   The historic architectural review commission shall not issue a certificate of appropriateness 

that would result in: 

(1) Removing buildings or structures that are important in defining the overall 

historic character of a district or neighborhood so that the character is 

diminished; 

 

It is staff’s opinion that the removal of the existing non-historic additions, 

staircase, and roof overhangs will not have a negative effect on the character of 

the surrounding neighborhood. 

 

(2) Removing historic buildings or structures and thus destroying the historic 

relationship between buildings or structures and open space; 

 

The existing additions, staircase, and roof overhangs under review for 

demolition is not historic. 

 

(3) Removing an historic building or structure in a complex; or removing a 

building façade; or removing a significant later addition that is important in 

defining the historic character of a site or the surrounding district or 

neighborhood; 

 

The existing additions, staircase, and roof overhangs under review are not 

significant later additions, and they have not acquired historic significance that 

is important to the site or surrounding district. 

 

(4) Removing buildings or structures that would otherwise qualify as contributing, 

as set forth in section 102-62(3). 

 

It is staff’s opinion that the existing non-historic additions, staircase, and roof 

overhangs in question will not qualify as contributing elements to the site or to 

the historic district in the near future. 

 

It is staff’s opinion that the Commission can review the request for demolition. If approved, this 

will be the only required reading for demolition. 
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1912 Sanborn with the property at 918 Fleming Street/919 Hibiscus Lane indicated in red. No 

additions or accessory structures are present. 

 



 

 

 

 

 
1926 Sanborn with the property at 918 Fleming Street/919 Hibiscus Lane indicated in red. A 

structure noted for automobiles is present at the rear of the site. 



 

 

 

 

 
1948 Sanborn with the property at 918 Fleming Street/919 Hibiscus Lane indicated in red. A 

structure noted for automobiles is present at the rear of the site. This is the garage structure that 

exists today. 



 

 

 

 

 
1962 Sanborn with the property at 918 Fleming Street/919 Hibiscus Lane indicated in red. 

Garage structure still present at rear of site. 
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Historic photo of the house fronting 918 Fleming Street circa 1965.  

 



 

 

 

 

 
Historic photo of the structure fronting 919 Hibiscus Lane circa 1965. Structure was previously 

used as a garage. 

  



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

2 HIBISCUS LN. – North and West Façade [2021] 

 

 

3 HIBISCUS LN. – North Façade [2021] 

 

 



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

3 HIBISCUS LN. – North Façade [2021] 

 

 

917 FLEMING ST. – South Façade [2021] 

 



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

919 HIBISCUS LN. – South Façade [2021] 

 

 

920 FLEMING ST. – South Façade [2021] 

 

 

 



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

HIBISCUS LANE. [2021] 

 

 

920 FLEMING ST. – North and East Façade [2021] 

 

 



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

918 FLEMING ST. – North and East Façade [2021] 

 

 

918 FLEMING ST. – North Façade [2021] 

 



 

919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

916 FLEMING ST. – North Façade [2021] 

 

 

 

 

 

 

 

 

 

 

 

 

 



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

 

ACCESSORY STRUCTURE - COTTAGE 

 



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

ACCESSORY STRUCTURE – COTTAGE ADDITION TO HISTORIC GARAGE 

 

 

ACCESSORY STRUCTURE – COTTAGE [HISTORIC GARAGE] 

 

 



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

918 FLEMING ST. – North and East Façades [2021] 

 

 

918 FLEMING ST. – Accessory Structure and South Façade [2021] 

 



 

 

 

919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

918 FLEMING ST. – West Façade and Two-Story Bump-Out Addition [2021] 

 

 



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

918 FLEMING ST. – One-Story Rear Addition [2021] 

 

 

 

 

 



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

918 FLEMING ST. – South Façade and One-Story Rear Addition [2021] 

 

 

 

 

 



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

918 FLEMING ST. – Accessory Structures [2021] 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

918 FLEMING ST. – North and West Façades [2021] 

 

 

 

 

 



919 HIBISCUS LANE (918 FLEMING ST.), KEY WEST, FLORIDA 33040 

HARC APPLICATION – SITE CONTEXT          06.28.2021 

 

918 FLEMING ST. – South Façade and One-Story Rear Addition [2021] 
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1 COPY OF SURVEY
SCALE: NOT TO SCALE
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SCOPE OF WORK
RENOVATE EXISTING PRIMARY STRUCTURE, INCLUDING:

· REAR ONE-STORY ADDITION TO REPLACE NON-HISTORIC

ONE-STORY REAR ADDITION

· REAR ADDITION TO EXISTING NON-HISTORIC SIDE ADDITION

· NEW REAR-SIDE WRAPPING PORCH

· NEW EXTERIOR WINDOWS AND DOORS

RELOCATE AND RENOVATE ACCESSORY STRUCTURES:

· STRAIGHTEN STRUCTURE WITH SETBACKS AND REDUCE

OVERHANGS.

· RESTORE GARAGE USE TO FRONT ACCESSORY STRUCTURE

· REMOVE NON-HISTORIC REAR ADDITION TO HISTORIC GARAGE

· SMALL SIDE ADDITION TO COTTAGE

SITE:

· RE-GRADE WITH RETAINING WALLS AND LANDSCAPE AREAS

· POOL

· FRONT YARD IRON FENCE ON EXISTING CONCRETE WALL.

SHEET INDEX
GENERAL

G1.0 COVER, SCOPE OF WORK, COPY OF SURVEY

ARCHITECTURAL

A1.1 SITE PLANS & DATA TABLE

A1.2 SITE MASSING- EXISTING & PROPOSED

A1.3 NEIGHBORHOOD MASSING- EXISTING & PROPOSED

A1.4 NEIGHBORHOOD MASSING- EXISTING & PROPOSED

A2.1 EXISTING FLOOR PLANS

A2.2 PROPOSED FLOOR PLANS

A3.1 EXTERIOR ELEVATIONS

A3.2 EXTERIOR ELEVATIONS

A3.3 EXTERIOR ELEVATIONS

A3.4 GARAGE ELEVATIONS & FLOOR PLANS

A3.5 COTTAGE ELEVATIONS & FLOOR PLANS

CODE INFORMATION
APPLICABLE CODES

CODE OF ORDINANCES CITY OF KEY WEST, FLORIDA:

HISTORIC HIGH DENSITY RESIDENTIAL DISTRICT

FEMA (FEDERAL EMERGENCY MANAGEMENT AGENCY) REQUIREMENTS

ZONE - AE 6

2 LOCATION MAP
SCALE: NOT TO SCALE

HARC SUBMITTAL

919 HIBISCUS LANE

RESIDENTIAL RENOVATION

KEY WEST, FL 33040

PARCEL: 00007890-000000

(918 FLEMING STREET)
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2 PROPOSED SITE PLAN

1 EXISTING SITE PLAN
SCALE: 1/8"=1'-0" GRAPHIC SCALE: 1/8" = 1'-0"

0 8 16 24
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SCALE: 1/8"=1'-0" GRAPHIC SCALE: 1/8" = 1'-0"

0 8 16 24

PROJECT SITE DATA

919 HIBISCUS LANE (918 FLEMING STREET), KEY WEST, FLORIDA 33040

REAL ESTATE NO.:  00007890-000000

ZONING DISTRICT HHDR

FLOOD ZONE AE-6
CODE

REQUIREMENTS:

REQUIRED/
ALLOWED EXISTING PROPOSED COMPLIANCE

LOT SIZE [TOTAL] 4,000 SF 6,942.68 SF NO CHANGE N/A

HEIGHT

PRIMARY 30'-0" 31'-7 1/2" NO CHANGE EXISTING
ACCESSORY 1/

GARAGE

30'-0" NO CHANGE YES

ACCESSORY 2

COTTAGE

30'-0" YES

SETBACKS

FRONT YARD 10'-0" 80'-11 1/2" NO CAHNGE N/A

SIDE YARD 1 5'-0" 4'- 2 1/2" NO CHANGE N/A

SIDE YARD 2 5'-0" 5'-8" 6'-2 3/4" COMPLIES

REAR YARD 20'-0" 18'-0" NO CHANGE N/A

POOL SIDE  YARD 5'-0" N/A 5'-0" COMPLIES

ACCESSORY 1/

GARAGE SIDE YARD

5'-0" 1'-6 1/2" 5'-0" COMPLIES

ACCESSORY 1/

GARAGE @ FRONT

YARD

10'-0" 7'-2 1/2" 10'-0" COMPLIES

ACCESSORY 2

SIDE YARD

5'-0" 1'-1/8" 5'-0" COMPLIES

ACCESSORY 2/

FRONT YARD

10'-0" 50'-1 1/2" 35'-8 1/4" COMPLIES

 ACCESSORY 3/

SIDE YARD

5'-0" N/A 5'-0" COMPLIES

ACCESSORY 3/

FRONT YARD

10'-0" N/A 60'-7" COMPLIES

BUILDING

COVERAGE

50% MAX
[3,471.34 SF]

41.4%
[2,874.38 SF]

40.9%
[2,839.36 SF] COMPLIES

IMPERVIOUS

COVERAGE

60% MAX
[4,165.6 SF]

55.14%
[3,827.96 SF]

59.96%
[4,163.11 SF] COMPLIES

OPEN SPACE

35% MIN
[2,429.94 SF]

44.69%
[3,102.6 SF]

40.04%
[2,779.57 SF] COMPLIES

REAR YARD

ACCESSORY OPEN

SPACE [AREA:

555.35SF]

30% MIN
[166.61 SF]

66.05%
[366.82 SF]

74.72%
[414.93 SF] COMPLIES

N

N

[ROTATED]

[ROTATED]



ONE WAYFLEMING STREET

920 FLEMING918 FLEMING916 FLEMING

HIBISCUS LANE917 HIBISCUS 920 FLEMING

2 HIBISCUS3 HIBISCUS

917 HIBISCUS 920 FLEMING

2 HIBISCUS3 HIBISCUS

ONE WAYFLEMING STREET

920 FLEMING918 FLEMING916 FLEMING

HIBISCUS LANE919 HIBISCUS
(918 FLEMING)

919 HIBISCUS
(918 FLEMING)

JUNE 28, 2021
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., July 28, 2021 at City 

Hall, 1300 White Street, Key West, Florida. In order to view the live feed of the meeting, you can tune in to Comcast 

channel 77, AT&T Uverse channel 99, or type this link into your browser: 

http://keywestcity.granicus.com/MediaPlayer.php?publish_id=1&embed=1     If you wish to participate virtually, please 

contact HARC staff at 305-809-3975. The purpose of the hearing will be to consider a request for: 
 

RESTORATION OF HISTORIC SINGLE-FAMILY RESIDENCE AND GARAGE. NEW 

REAR ADDITIONS AND WRAP PORCH. RELOCATION OF TWO ACCESSORY 

STRUCTURES. NEW ADDITIONS TO BOTH ACCESSORY STRUCTURES AND 

ELEVATION OF ONE. SITE WORK AND POOL. DEMOLITION OF NON-HISTORIC 

ADDITIONS AT REAR OF HISTORIC MAIN STRUCTURE AND HISTORIC GARAGE. 

REDUCE ROOF OVERHANGS OF ACCESSORY STRUCTURES REMOVE SECOND-

STORY EXTERIOR STAIRCASE. 
 

#918 FLEMING STREET/919 HIBISCUS LANE 

Applicant – A2O Architecture    Application #H2021-0036 
 

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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