
 
 

 
 

 
Historic Architectural Review Commission 

Staff Report for Items 12 and 13 
 
 
To:  Chairman Bryan Green and Historic Architectural Review 

Commission Members 
   
From:    Kelly Perkins, MHP 
    HARC Assistant Planner 

 
Meeting Date:  October 23, 2018 
 
Applicant: Michael Ingram 
 
Application Number: H2018-0007 
 
Address:   #316 Simonton Street 
   

_________________________________________________ 
 

Description of Work: 
 

Demolition of all buildings with the exception of rear building. New parking lot. 
 

Site Facts: 
 

The main structure at 316 Simonton Street is listed as a contributing resource to the historic 
district. The survey states that the structure was built c.1919, but Sanborn maps prove that the 
building was constructed c.1890 as it first appears on the 1892 Sanborn map. The one-story, 
masonry vernacular structure is made of brick but has been plastered, painted, or stuccoed over. 
Staff is unsure if that was the original intent, but a photo from the 1920s show that the structure 
was plastered/stuccoed/painted at that point. The building has undergone little alteration – it 
appears that the window on the right was converted into a doorway at some point. At the 
threshold to one of the doors is a concrete step with the writing, “1946 B.C. Papy.”  
 
This structure was the headquarters and office of Bernie C. Papy, Sr. (1902-1964), known as the 
King of Key West and perhaps the most accomplished politician in Key West’s history. He 
served as a State Representative in the Florida House of Representatives from 1935 to 1962, 
when he was narrowly defeated by Hilario “Charlie” Ramos, Jr, serving 14 consecutive terms. 
B.C. Papy was reelected to his position in 1964, just before his death. According to Tom 
Hambright at the Monroe County Public Library, if anyone had a problem, they went to 316 
Simonton Street to Papy’s office for help. In essence, Key West and Monroe County were run 
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out of that building for 27 years; it essentially functioned as a government building for the Keys, 
as Papy was Monroe County’s most influential and powerful politician at the time. 
 
Papy was also a real estate speculator and owner of Saunders Wholesale - a distributor of 
groceries, sponges, and sundries. Saunders Wholesale also published numerous postcards of Key 
West. He was also the wholesaler for Cities Service Gas, a partner in Key West Insurance 
Company, and a franchise owner of Schlitz beer. In 1955, Papy founded the Key West State 
Bank, today known as the First State Bank of the Florida Keys, at 1201 Simonton Street. 
 
During his political career, Papy worked for the restoration of Mallory Square, the building of 
the second Overseas Highway, the establishment of the Aqueduct Authority and the Mosquito 
Control, and for the acquisition of the electric system by the city. 
 
Bernie C. Papy, Sr. is enshrined in the Key West Sculpture Memorial Garden as someone who 
has made a major impact on Key West. Also, the Seven Mile Bridge was dedicated in 
recognition of Bernie C. Papy by the 1983 Florida Legislature. 
 
The other buildings on the property were constructed sometime between 1948 and 1962, as they 
first appear on the 1962 Sanborn map. They are not listed in the survey, but are considered 
historic. 316 ½ Simonton Street appears to have been the headquarters for Key West Insurance 
Company based on the signage in the historic photographs. It appears that Papy built these 
structures as he was the owner of the property. 
 
According to the 1906-1907 Polk’s Key West City Directory, the building at 316 Simonton 
Street was the National Biscuit Company, also known as Nabisco. 
 

Guidelines and Ordinances Cited in Review: 
 

Secretary of the Interior’s Standards for Rehabilitation (pages 16-17), specifically standards 1, 2, 
4, 5, 9, and 10. 
 
Additions and Alterations (pages 34a-34k), specifically guideline 2. 
 
Demolitions and Relocations (page 39), specifically guideline 1 and introductory paragraph. 
 
Parking Areas, Landscaping, & Open Space Environment (page 43), specifically guidelines 1, 2, 
4, and 8. 
 
Commercial Storefronts & Signage (page 46), specifically guideline 1 and the introductory 
paragraph. 
 
The Review Process and the Historic Architecture Guidelines (page 59), the solo paragraph. 
 
Sec. 102-218 (a): Criteria for demolition of a historic or contributing building. 
 
Sec. 102-218 (b): Criteria for demolitions. 
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Staff Analysis 
 
The Certificate of Appropriateness proposes a new parking lot where a one contributing 
structure, its historic addition, and three historic structures are located. The parking lot will result 
in the total demolition of those structures, with the exception of the rear structure. The historic 
streetscape will be changed, as the front of the lot will just be a parking lot with some trees. A 
new four-foot-tall, wooden picket fence will be located on the front of the property – where a 
fence has never existed in the past 100+ years. 
 
The structure in the rear, which first appears on the 1962 Sanborn map as a garage, will remain. 
 

Consistency with the Guidelines 
 
Staff finds that this proposal fails to meet many of the guidelines relating to the Secretary of the 
Interior’s Standards for Rehabilitation, Demolitions, Additions and Alterations, Parking Areas, 
Commercial Storefronts, and others. The proposal to create a parking lot on a dense, urban street 
is not appropriate – even if the buildings to be demolished were not historic, staff would still find 
the creation of an open, parking area inappropriate for that location. Since, the proposal requires 
the demolition of a contributing structure and two historic structures, staff finds the project 
inconsistent with the ordinance for demolition, in addition to the guidelines and standards stated 
above. 
 
Secretary of the Interior’s Standards for Rehabilitation 
 
Standard 1: A property shall be used for its historic purpose or be placed in a new use that 
requires minimal change to the defining characteristics of the building, and its site and 
environment.” 
  
 The proposed project will greatly change the defining characteristics of the building, its 

site and environment. Not only will there be a full demolition of a contributing building 
and two historic buildings, the historic frontage on Simonton Street will be changed by 
the introduction of an open space, rather than a structure. 

 
Standard 2: The historic character of a property shall be retained and preserved. The removal of 
historic materials or alteration of features and spaces that characterize a property shall be 
avoided. 
 
 The proposed design will remove all of the historic character of the property, with the 

exception of a historic garage in the rear. Again, the proposed parking lot will also have a 
negative effect on the historic streetscape of Simonton Street. 

 
Standard 5: Distinctive features, finishes, and construction techniques or examples of 
craftsmanship that characterize a historic property shall be preserved. 
 
 Again, the buildings will be totally demolished, and not preserved, as this standard 

requires. 
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Standard 9: New additions, exterior alterations, or related new construction shall not destroy 
historic materials that characterize the property. The new work shall be differentiated from the 
old and shall be compatible with the massing, size, scale, and architectural features to protect the 
historic integrity of the property and its environment. 
 

The proposed design will destroy all historic features that characterize 316 and 316 ½ 
Simonton Street. The project will remove all of the historic integrity of the property and 
its environment. 

 
Standard 10: New additions and adjacent or related new construction shall be undertaken in such 
a manner that if removed in the future, the essential form and integrity of the historic property 
and its environment would be impaired. 
 
 The proposal is to demolish most of the historic and contributing buildings on this 

property, which is an irreversible action and would lead to a total loss of historic integrity 
of this property. 

 
Guidelines for Additions and Alterations 
 
Guideline 2: The removal of historic elements or material or the alteration of a feature that 
characterizes a building or its site must be avoided. 
  

This proposal will remove all historic elements of 316 Simonton, 316 ½ Simonton, and 
the rear historic building. 

 
Guidelines for Demolition 
 
Guideline 1: A contributing historic structure should not be demolished unless its condition is 
irrevocably compromised by extreme deterioration. 
 

The applicant has shown no evidence that the building is in such condition. The applicant 
mentions that to bring the building up to code would require a replacement building. Staff 
does not understand this argument as many masonry and frame structures have been 
brought up to Florida Building Code for Existing Buildings without the need for 
replacement. The applicant mentions spalling, but shows no photos or evidence of 
spalling, and a certain amount of spalling is normal for an old cbs structure. The main 
structure is brick where spalling would not occur. 

 
Introductory Paragraph: Demolition of historic structures, which alter the nature of an historic 
district or streetscape, should be avoided. 
 

The Key West Historic District, and particularly this block of Simonton Street, is known 
for its density and strong building frontages on sidewalks with little setback. Creating 
voids in a streetscape that has always maintained a strong presence at the sidewalk is not 
appropriate nor is it in the best interest of the Key West Historic District. 
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Guidelines for Parking Areas 
 
Guideline 2: The most appropriate location for parking in the Old Town Historic District is in the 
rear and side yards of structures or on the street. Whenever possible, parking should be located in 
these areas to reduce the impact of parking on historic streetscapes. 
 
 This location of this proposed parking lot will have a negative impact on the historic 

streetscape of the 300 block of Simonton Street. 
 
Guideline 8: Creating new parking areas or streets should not affect the relationship of the 
buildings to their environment and should be compatible with the character of the neighborhood. 
 

The creation of a parking lot where buildings have stood for 130 years will greatly affect 
the relationship of the buildings to their areas in a negative way and is not compatible 
with the character of the neighborhood. The project will also open up the side façade of 
Casa Antigua at 310 Simonton Street, but the Casa Antigua structure was built c.1919, 
almost 30 years after 316 Simonton Street was constructed (c.1890). It is obvious that the 
building was designed with 316 Simonton Street in mind, as there are no fenestrations on 
that side of the building. Opening up that façade would not add any improvements to the 
streetscape. Instead it would create a hole in an area that has always been taken up by a 
structure. 

 
The Review Process and the Historic Architecture Guidelines (Page 59) 
 
“Alterations to the built environment can change the nature and livability of a community for the 
worse by damaging traditional street and landscaping, scale and massing, pedestrian access and 
the appeal and visibility of a neighborhood’s historic architecture. The review process protects 
the qualities of site and structure that define a sense of history from alterations that reduce that 
sense of time and place.” 
 

This proposal will damage the traditional streetscape of the 300 block of Simonton Street. 
The destruction of 316 Simonton Street and 316 ½ Simonton Street will reduce the sense 
of history from this block. 

 
 

Consistency with the Ordinances 
 

Sec.102-218 puts forth the criteria for demolition of a historic or contributing structure. If the 
structure meets one of the following criteria, then the Historic Architectural Review Commission 
should not issue a Certificate of Appropriateness for demolition. Staff feels that the project meets 
many of the criteria listed below: 

1. The building does embody distinctive characteristics of a type, period, or method of 
construction of aesthetic or historic significance in the city and is a significant and 
distinguishable building entity whose components may lack individual distinction: 
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The building contains the distinctive characteristics of the rectangular form of a masonry 
vernacular structure in Key West. It is one of maybe ten brick buildings, not associated 
with the military, from the late 1800s that is still in existence. 

2. The buildings are specifically associated with events that have made a significant 
contribution to local, state, or national history; 

316 Simonton and 316 ½ Simonton were owned and developed by Bernie C. Papy, a 
person of significance who has made a significant contribution to local history. 

3. The building significant character, interest, or value as part of the development, heritage, 
or cultural characteristics of the city, state or nation, and is associated with the life of a 
person significant in the past; 

This structure is strongly associated with Bernie C. Papy, who is one of Key West’s most 
influential and accomplished politicians. His office was located at 316 Simonton Street, 
and 316 ½ Simonton, as well as the other structures proposed to be demolished, were 
constructed while Papy owned the property. 316 Simonton Street was the headquarters of 
Saunders Wholesale, a company Papy owned. The structure at 316 ½ Simonton Street 
housed the Key West Insurance Company’s offices. His name is still written in the 
threshold of one of the entrances along with the date – 1946. 
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4. The building to be demolished is not the site of a historic event with a significant effect 
upon society; 

Staff cannot find a singular historic event that occurred at this property, but there is a 
long-term association with someone of significance in Key West’s history. 

5. The building does exemplify the cultural, political, economic, social, or historic heritage 
of the city; 

The building served as Papy’s office and headquarters, and as Tom Hambright stated, 
“Key West and Monroe County were run out of that building for 27 years.”  

6. The buildings do portray the environment in an era of history characterized by a 
distinctive architectural style; 

The main structure at 316 Simonton Street represents the subdued masonry vernacular 
style of Key West that has little architectural flair. 316 ½ Simonton Street represents mid-
century architecture. While the reflective, glass, black tiles have been removed, the 
building still has similar layout of the old storefront – the materials have been replaced 
over time. 

7. The buildings are not related to a square, park, or other distinctive area.  

 

8. The buildings do have a unique location or singular physical characteristic which 
represents an established and familiar visual feature of its neighborhood or of the city and 
do exemplify the best remaining architectural type in a neighborhood. 

The main structure at 316 Simonton Street has been in existence for almost 130 years. It 
is the second oldest structure on the block, only constructed after 320 Simonton Street. 
316 Simonton is one of the few remaining brick structures constructed in the late 19th 
century not related to the military. It was a utilitarian structure in design, and has 
remained so. 

9. The buildings has not yielded, and is not likely to yield, information important in history. 

Staff feels that the buildings to be demolished meet criteria 1, 2, 3, 5, 6, and 8, and therefore 
demolition should not be considered. This is a property with strong significance and ties to an 
important person in Key West’s history, and the structure at 316 Simonton Street is an old brick 
structure that represents the masonry vernacular architecture of the late 1800s. It is not a high-
style building, but the structure is located in a historic district known for its vernacular, low-style 
architecture. It was constructed as a utilitarian structure, and it is unique with the historic 
application of the plaster/stucco over the bricks, which is quite unusual for Key West. 
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Property Appraiser’s Photograph, c.1965. Monroe County Public Library.



A Gresham for senator sign over the 300 block of Simonton Street, c.1960s. 
Monroe County Public Library.



The Coral Hotel at 310 Simonton Street. Photo used in Miami Herald article on March 30, 
1954. Monroe County Public Library.



The building at 312 Simonton Street in the 1920s. The top of 316 Simonton 
Street can be seen. Gift Eddie Strunk. Monroe County Public Library.



Aerial of Key West, c.1930s. Monroe County Public Library.







Bernie C. Papy’s name in the threshold to an entrance at 316 Simonton Street. 
Dated 1946.



Brick can be seen under some peeling paint, 2006. Photo by Erich Kesse. 
University of Florida Digital Collection.



There’s a small alleyway between the two buildings for access. Note the lack of 
fenestrations on the Casa Antigua building.





Bernie Papy of 925 Southard Street, when he was a news boy for Edward 
Phillips. Monroe County Public Library.



Florida legislative house representative Bernie Papy displaying portrait of 
Mariano D. Papy. Florida Memory.



President Harry Truman Harry, Fl. Rep. Bernie C. Papy and Mayor Louis Eisner, 
c.1950. From the Jeff Broadhead Collection. Monroe County Library Collection.



Bernie C. Papy with hat. Monroe County Library Collection.



From left, B.C. Papy, Louis Carbonnell and Mitchell Wolfson at the dedication of the Audubon 
House. Photo used in the Miami Herald March 3. 1960. Monroe County Library Collection.



John Spottswood and Bernie C. Papy on election night. Wright Langley Collection. 
Monroe County Library Collection.



Representatives Bernie C. Papy (left) and James N. "Gator" Beck have an 
impromptu conference at the side of the Florida House. Florida Memory.



Portrait of Democrat legislator Bernie C. Papy. Florida Memory.



Seven-Mile Bridge Dedication Plaque to Bernie C. Papy. Photo by Ron Dougherty.



Bernie C. Papy sculpture in the Key West Memorial Sculpture Garden.



Saunders Wholesale International Schlitz delivery truck, c.1950. Jeff 
Brodhead Collection. Monroe County Public Library.



Examples of Key West Postcards Published by Saunders Wholesale
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SITE DATA TABLE - PROPOSED PARKING LOT
316 SIMONTON STREET, KEY WEST, FLORIDA 33040
ZONING DISTRICT HNC-1
FLOOD ZONE AE 6 / X
CODE REQUIREMENTS: EXISTING PROPOSED VARIANCE
MIN. LOT SIZE 4,000 SF 15,917.5 SF NO CHANGE NO
BUILDING COVERAGE 50% [7,958.8 SF] 52.1% [8,300.4 SF] 10.3% [1,638.7 SF] NO
IMPERVIOUS COVERAGE 90%*1 [14,325.8 SF] 93.5% [14,879.6 SF] 79.5% [12,651.9 SF] NO
OPEN SPACE RATIO [MIN] 10%*2 [1,591.8 SF] 6.5% [1,037.9 SF] 20.5% [3,265.6 SF] NO
PARKING LOT SPACES N/A - 34 [2 ADA, 3 COMPACT] *3,4 NO

*1. Considers parking lot requirements with modifications. See below.
*2. Sec. 108-607 For parking areas containing more than five spaces, at least ten percent of the total area

shall be landscaped.
*3. Sec. 108-641 Modifications: forty percent of total spaces may have a width and length of 7.5 feet by 15

feet.
*4. Sec. 108-646 Parking lots with 20 or more spaces may be comprised of a maximum of 15 percent compact

car parking stalls. Such compact car stalls shall be 7.5 feet wide by 15 feet long and marked for use by
small vehicles.EXISTING SITE PLAN

SCALE: 1/16"=1'-0"1
N

GRAPHIC SCALE: 1/16" = 1'-0"
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The Historic Architectural Review Commission will hold a public hearing at 5:30 p.m., October 23, 2018 at Key 
West City Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for:  

 

DEMOLITION OF ALL BUILDINGS 
WITH THE EXCEPTION OF THE REAR 

BUILDING. NEW PARKING LOT. 
 

FOR #316 SIMONTON STREET 
 

Applicant – Michael Ingram        Application #H2018-0007 
 

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 305-809-3731 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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