
 
 

 
 

 
Historic Architectural Review Commission 

Staff Report for Item 4 
 
To:  Chairman Bryan Green and Historic Architectural Review 

Commission Members 
   
From:    Enid Torregrosa, MSHP 
    Historic Preservation Planner 

 
Meeting Date:  June 19, 2019 
 
Applicant: Ken Reynolds, Owner 
 Bender & Associates, Architects  
 
Application Number: H2019-0020 
 
Address:   #601 Caroline Street 

_________________________________________________ 
 

Description of Work 
 

In kind repairs of wooden porch elements and siding. New wood shutters. New white paint 
for exterior wall, stained wood shutters, and gray color for exterior porch decks. 
 
Site Facts 

 
The building under review is located at the northeast corner of Caroline and Simonton 
Streets. The circa 1888 frame vernacular structure was originally build as a dwelling unit. 
Historically known as the Richard Moore Kempt House, the house was built by John 
Sawyer, a skilled ship carpenter, after the original home was lost in the Great Fire of 1886. 
In the 1970’s the house was converted into a bed and breakfast. The building is known as 
the Cypress House and its exterior walls and architectural elements have not been covered 
with painting for more than 58 years. There is evidence of a white color paint in some 
siding, particularly in areas where weather protection exists like the covered front porch 
and under the eaves and cornices. 
 
SOI Standards and Guidelines and Guidelines Cited on Review 
 

 Secretary of the Interior’s Standards (pages 16-23), specifically Standards 4 and 
5. 

 Guidelines for Shutters (page 30-31), specifically guidelines 2 and 3. 
 Guidelines for Entrances, Porches and Doors (pages 32-33), specifically 

guidelines 3, 4, and 5. 
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 Guidelines for Exterior colors (pages 35-36). 
 SOI Guidelines (pages 1-39), specifically pages 11-12- Wood: Clapboard, 

weather-board, shingles, and other wooden siding and decorative elements; 
 

Not Recommended: 

 

Radically changing the type of finish or its color or accent scheme so that 

the historic character of the exterior is diminished. 

 

Recommended: 

 

Identifying, retaining, and preserving wood features that are important in 

defining the overall historic character of the building such as siding, 

cornices, brackets, window architraves, and doorway pediments; and their 

paints, finishes, and colors. 

 
 

Staff Analysis 
 
This staff report is for the review of in kind repairs, construction of new wood shutters and 
painting white the historic and iconic building known as the Cypress House. In-kind repairs 
are for exterior wooden elements that require maintenance or replacement. As such, 
replacements will replicate existing elements and be as same as existing in profile, size, 
and materials. The plan also includes new wood shutters that will withstand current wind 
code, as the house still possess historic windows. The new shutters will be stained. 
 
The plan also includes the painting of the entire exterior walls, and porches elements in 
white and porch decking in gray color. Some cornices and siding, particularly on the second 
floor front façade still have traces of white painting, but the building has not been painted 
for over 58 years.  
 
Consistency with Cited SOI Standards - Guidelines, and HARC Guidelines 
 
This project proposes the replacement in kind and repairs to wooden architectural elements 
that are missing, extremely deteriorated or need repairs. It also proposes the installation of 
new wood shutters for the protection of historic wood windows. All these proposals are 
consistent with cited guidelines and regulations. 
 
The design also proposes the painting of the building exterior with white painting. White 
painting is an appropriate color for buildings in the historic district and there is evidence 
of white paint within the building. Staff cannot identify if originally, the house was painted 
or not, when it was painted for the first time or how long it has not been painted. Kempt’s 
daughter, Grace, inherited the house after her dad died in 1908 and she lived on it. It can 
be infer that as an art teacher Grace Kempt did not had the resources to maintain and paint 
the house. She sold the house in 1960. Staff can certainly conclude that there is evidence 
that the exterior siding was already weathered way before 1960. 
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Although the house is known as the Cypress House, the siding is pine. Painting the house 
white will make this iconic structure looks as any other large house within the urban block. 
The identity that the building has acquired because has not been painted will be lost; as 
staff opines that the weathered wood siding has historic significance in its own right and 
as such shall be retained and preserved. (SOIS 4, 5, and 6). The desire to paint the building 
white is a branding issue, as the new owners of the complex want all their buildings white. 
It is staff’s opinion that painting the building white will jeopardize the historic patina of 
the unpainted wood;  which is a character defining feature of this historic building. 
 
Key West has fine examples of unpainted and weathered siding that still stand as iconic 
historic structures; this makes those buildings unique in their own. Most recently, the owner 
of 610 White Street needed to protect the historic unpainted weathered pine siding and they 
applied an appropriate coat that had allowed the building still looks weathered while 
protecting the wood.  
 
 



 

 

A
P

P
L

IC
A

T
IO

N
 







 

 

S
A

N
B

O
R

N
 M

A
P

S
 



 

 

1889 Sanborn Map 



 
1892 Sanborn Map 



 
1899 Sanborn Map 



 
1912 Sanborn Map 
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1948 Sanborn Map 



 
1962 Sanborn Map 
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Unknown date. Ida Woodward Barron Collection. Monroe County Library 



 

601 Caroline Street circa 1960. Monroe County Library 



 

HABS 1967. National Park Service Library 
 



 

HABS 1967. National Park Service Library 



 
HABS 1967. National Park Service Library 

 



 
HABS 1967. National Park Service Library 



 

HABS 1967. National Park Service Library 



 



 



 



610 White Street 
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CYPRESS HOUSE 601 CAROLINE PAINTING AND EXTERIOR REPAIR   EXISTING AND HISTORIC PHOTOS 
 

CYPRESS HOUSE 

601 CAROLINE STREET - EXISTING AND HISTORIC PHOTOS 

 

EXISTING PHOTOS: 

 

The existing front (south) façade of Cypress House, 601 Caroline St. Repair all deteriorated siding. Paint 

building white and install sealant. Repair deteriorated wood columns, guardrails and porch decking.  

Refinish all shutters in stained wood.  

 

 

The existing side (west) façade of Cypress House, along Simonton Street.  Building is leaking badly and is 

not weathertight. Repair all deteriorated siding. Paint building white and install sealant. Repair 

deteriorated columns, guardrails and porch decking. Refinish all wood shutters in stained wood.  
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Detail view of existing damaged siding at west façade.  

 

 

Detail view of severaly deteriorated siding at west gable. The siding is so deteriorated that water and air 

intrusion is occurring.  
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Side view of existing front porch. Repair all deteriorated siding. 

Paint building white and install sealant. Repair deteriorated 

columns, guardrails and porch decking in kind. Remove all 

abandoned conduit.  

 

 

 

 

 

 

 

 

 

Existing porch column at SW corner of porch. Column is extremely 

deteriorated. Repair all deteriorated siding. Paint building white 

and install sealant. Repair deteriorated columns, guardrails and 

porch decking in kind.  
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View of lower front porch ceiling. Note traces of paint at existing siding. Repair all deteriorated siding. 

Paint building white and install sealant. Repair deteriorated columns, guardrails and porch decking. 

Refinish all wood shutters in stained wood. Shutter types vary.  

 

 

 

View of lower front porch ceiling. Note traces of paint at existing siding. Repair all deteriorated siding. 

Paint building white and install sealant. Repair deteriorated columns, guardrails and porch decking. 

Refinish all wood shutters in stained wood. 
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Detail view of siding at front porch. Note traces of white paint.  

 

 

View of windows above 2nd floor porch. Note traces of white paint. Refinish all wood shutters in stained 

wood. 
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View of ceiling at 2nd floor porch. Note traces of white paint.  
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View of damaged wood guardrail at west side of 2nd floor porch. Repair all guardrails in kind.  

Paint porch decking porch gray.  

 

 

View of 2nd floor porch siding. Note traces of paint. Paint siding white. Repair siding.  

 

 

View of damaged 2nd floor guardrail with turned spindles. Repair in kind.  
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Detail of damaged column at 2nd floor porch. Column wood is checked. Guardrail is poose. Repair in 

kind. Paint porch decking. Paint columns and guardrail. Repair wood in kind.  

 

 

Damaged and deteriorated siding at north side of building (rear). Patch and paint siding. Remove all 

abandoned conduit. Patch and paint existing windows. Refinish all wood shutters in stained wood. 



CYPRESS HOUSE 601 CAROLINE PAINTING AND EXTERIOR REPAIR   EXISTING AND HISTORIC PHOTOS 
 

 

 

Deteriorated siding at east side of building. Patch and paint existing siding. Remove all abandoned 

conduit.  

 

 

Detail view of east gable. Note traces of paint at fascia.  
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Existing front porch column. Note severe deterioration and 

missing guardrail spindles. Patch and paint column and siding. 

Repair existing column. Paint.  

 

 

 

 

 

 

 

 

 

 

Detail view of existing historic putty glazed window. Patch and 

paint existing putty glazed DH window. Refinish all wood shutters 

in stained wood. Shutter types vary. (Wood Louvered and Wood 

Bahama style. ) 
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General View of NE corner of building. Repair all deteriorated 

siding. Paint building white and install sealant. Repair 

deteriorated columns, guardrails and porch decking.  Refinish 

all wood shutters in stained wood. 

 

 

 

 

 

 

 

 

 

 

HISTORIC  PHOTOS: 

 

View of west façade, ca. 1933.  
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View of 2nd floor porch, date unknown, but 

probably 1967. Note traces of paint.  

 

 

 

 

 

 

 

 

 

 

 

View of front façade, 1960s.  
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View of SW corner, 1965.  

 

 

 

 

 

 

 

 

 

 

 

 

View of upper floors, 1970’s.  
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The following is an Excerpt from a HABS Survey conducted in 1967. The report describes the building in 

detail.  
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Note: 1967 HABS Report states that TRACES OF WHITE 

PAINT REMAIN 

info
Highlight
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History of building, adapted from Steve Ness: 

The stately building before you is the second structure to stand on this lot since Key West became a 

frontier territory of the United States. In 1845, the Samuel Kemp family purchased a quarter of this city 

block to construct their family home. 

The Kemp family was some of the original settlers, originating in the Bahamas' Islands, who migrated to 

Key West shortly after the island was settled. 

Their first home was lost in the Great Fire of 1886. Richard Kemp rebuilt the current house in 1888 and it 

remained in the family for 72 years. 

The structure was built by John Sawyer, a skilled ship carpenter. The design of the house reflects 

simplified classic revival island architecture. It is considered to be one of the best examples of Key West-

Bahamas style architecture in the Historic District and is recorded in the Library of Congress. 

While its elegant and simplified architectural lines are a sharp contrast to its Victorian counterparts, it 

harkens back to large homes that were designed to impress from the street. 

The height and width of the structure required wooden beams of great length. It was a costly venture 

since all building materials had to be shipped by sailing ships and in some cases obtained by demolition 

of existing structures around town. 

The Kemps were an interesting family that changed the finances and notoriety of Key West. Richard 

Kemp had a thriving furniture store at a time when the population of Key West doubled within a 10 year 

period. By 1890 the island was the largest city in Florida with the wealthiest citizens per capita in the 

nation. 

Like most successful citizens of the day, Richard was in touch with the unique environment that 

surrounded his world. He was responsible for properly identifying the Ridley turtle as an unnamed 

species. The turtle was officially named Kemp's Turtle by scientists at Harvard University. 

The Kemp's greatest financial accomplishment was taking some sponge samples from the fledgling local 

sponge industry to New York in an attempt to find a market for the products. His first attempt met with 

little interest but his second try a year later brought great success. 

One of Richard Kemps daughters married a man named Arapian, the first sponge merchant of Florida, 

who greatly influenced the development of the sponge industry for the next 50 years. At the height of 

the industry there were 350 sponge boats catching 200 tons of sponges per year and supplying 80% of 

sponges purchased nationally.  
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•  TIMELESS EXTERIOR PALETTE = WHITE PAINTED BUILDING WITH NATURAL VARNISH. 
•  MODERN INTERPRETATION OF CLASSIC GAS LANTERN. 
•  PROPERTY ACCENT COLOR APPLIED TO FRONT DOOR or ROLL-DOWN SHADES 
•  UNIFYING SIGNAGE 

EXTERIOR DESIGN: Brand Recognition. 
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AND WHEN YOU ENTER... TIMELESS MEETS ESOTERIC FUNK 

New shutters on Cypress House will be historic recreations.
Kiln baked hardwood stained as shown.



SOURCE: MANUFACTURER:

MODEL NUMBER:

DIMENSIONS:

COLOR/FINISH: White Heron - Exterior

SPECIFICATION

GC Provided/Installed Benjamin Moore Paint
Attn: Lorraine  Romero
T (800) 832-8445 ext. 3307
E lorraine.romero@benjaminmoore.com
W www.benjaminmoore.com

OC-57

STATUS DATE:

ISSUE DATE:

KIMPTON KEY WESTPROJECT:

9/14/2018
MODEL ROOMAREA:

STATUS: Issued

Notes: GC must refer to product guidelines for methods of application and surface
preparation. Applied to Level 4 drywall surface.
GC to verify take-off quantity.
GC must submit draw down sample to owner and designer for written approval.
Paint to be Low/No VOC. Must meet Greenseal Standard GS11 (for Interior Use)
Must have low odor, anti-microbial properties, mold/mildew resistance, and be
recommended for hotel use.

Required Approvals

1Purchase Order 1Shop Drawing 1Finish Sample 1CFA 1Prototype

Page 1 of 2

BY DRAWING QTY. ITEM ITEM #

JW N/A PT-40 EXTERIOR PAINT @ GUESTHOUSES

Distribution and quantity provided for preliminary pricing purposes only.  Owner/PA must verify all quantities.
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EXTERIOR PAINT @ GUESTHOUSES
ITEM #: PT-4

STATUS: Issued

KIMPTON KEY WESTPROJECT
:

ITEM:

ISSUE DATE : 9/14/18
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The Historic Architectural Review Commission will hold a public meeting at     5:30 p.m., June 19, 2019  at City 
Hall, 1300 White Street, Key West, Florida. The purpose of the hearing will be to consider a request for: 
 
IN KIND REPAIRS OF WOODEN PORCH ELEMENTS AND SIDING. NEW 
WOOD SHUTTERS. NEW WHITE PAINT FOR EXTERIOR WALL, STAINED 
WOOD SHUTTERS, AND GRAY COLOR FOR EXTERIOR PORCH DECKS. 
 

#601 CAROLINE STREET 

Applicant – Ken Reynolds    Application #H2019-0020 
 
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 305-809-3973 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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Monroe County, FL

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 00001030-000000

Account# 1001058

Property ID 1001058
Millage Group 12KW

Location 

Address

601 CAROLINE St, KEY WEST

Legal 

Description

KW PT LOT 4 SQR 12 OR185-172/75 OR537-575 OR537-576 OR730-252 OR773-1691 OR779-

155 OR765-861/862 CASE #77-439 CASE #85-290-CP-12 OR985-731/732P/R OR1041-

1534/1535Q/C OR1041-153 6/1537Q/C OR1436-1099/1101 OR2554-1724/26 OR2920-

2192/2196

(Note: Not to be used on legal documents.)

Neighborhood 32040
Property Class HOTEL/MOTEL (3900)

Subdivision

Sec/Twp/Rng 06/68/25

Affordable 

Housing

No

2018 2017 2016 2015

+ Market Improvement Value $1,943,498 $2,390,133 $0 $0

+ Market Misc Value $215,944 $265,570 $0 $0

+ Market Land Value $2,159,442 $2,655,703 $4,106,184 $3,057,572

= Just Market Value $4,318,884 $5,311,406 $4,106,184 $3,057,572

= Total Assessed Value $3,662,497 $3,329,543 $3,026,857 $2,751,689

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

= School Taxable Value $4,318,884 $5,311,406 $4,106,184 $3,057,572

Land Use Number of Units Unit Type Frontage Depth

COMMERCIAL DRY (100D) 9,300.00 Square Foot 93 100

Style HOTEL/MOTEL B / 39B

Gross Sq Ft 6,360

Finished Sq Ft 3,360

Perimiter 0

Stories 3

Interior Walls

Exterior Walls AB AVE WOOD SIDING
Quality 450 ()

Roof Type

Roof Material

Exterior Wall1 AB AVE WOOD SIDING

Exterior Wall2

Foundation

Interior Finish

Ground Floor Area
Floor Cover

Full Bathrooms 0

Half Bathrooms 0

Heating Type

Year Built 1933

Year Remodeled

Effective Year Built 1993

Condition

Code Description Sketch Area Finished Area Perimeter

OPX EXC OPEN PORCH 1,024 0 0

FHS FINISH HALF ST 1,850 0 0

FLA FLOOR LIV AREA 3,360 3,360 0

OPU OP PR UNFIN LL 16 0 0

Disclaimer

Summary

Owner

KHP IV KEY WEST LLC 
C/O KHP CAPITAL PARTNERS LP

101 CALIFORNIA ST STE 980

SAN FRANCISCO CA 94111

Valuation

Land

Commercial Buildings

Page 1 of 5qPublic.net - Monroe County, FL
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Code Description Sketch Area Finished Area Perimeter

OUU OP PR UNFIN UL 54 0 0

OPF OP PRCH FIN LL 56 0 0

TOTAL 6,360 3,360 0

Style HOTEL/MOTEL B / 39B

Gross Sq Ft 4,574

Finished Sq Ft 2,409

Perimiter 0

Stories 2
Interior Walls

Exterior Walls AB AVE WOOD SIDING

Quality 450 ()

Roof Type

Roof Material

Exterior Wall1 AB AVE WOOD SIDING

Exterior Wall2

Foundation

Interior Finish
Ground Floor Area

Floor Cover

Full Bathrooms 0

Half Bathrooms 0

Heating Type

Year Built 1933

Year Remodeled

Effective Year Built 1993
Condition

Code Description Sketch Area Finished Area Perimeter

OPX EXC OPEN PORCH 300 0 0

FAT FINISHED ATTIC 1,200 0 0

FLA FLOOR LIV AREA 2,409 2,409 0

OUU OP PR UNFIN UL 609 0 0

OUF OP PRCH FIN UL 56 0 0

TOTAL 4,574 2,409 0

Description Year Built Roll Year Quantity Units Grade

WOOD DECK 1975 1976 1 950 SF 2

WALL AIR COND 1979 1980 1 3 UT 2

BRICK PATIO 1985 1986 1 88 SF 2

FENCES 1985 1986 1 90 SF 5

CUSTOM POOL 2007 2008 1 400 SF 5

FENCES 2013 2014 1 480 SF 2

Sale Date Sale Price Instrument Instrument Number Deed Book Deed Page

7/30/2018 $6,150,900 Warranty Deed 2181367 2920 2192

2/3/2012 $3,850,000 Warranty Deed 2554 1724

6/1/1986 $525,000 Warranty Deed 985 731

10/1/1978 $150,000 Conversion Code 765 861

Number Date Issued Date Completed Amount Permit Type

17-00001888 5/17/2017 $6,000 Commercial

13-4392 10/16/2013 $5,900 Commercial

13-1632 4/24/2013 $800 Commercial

12-1289 9/4/2012 $4,000 Commercial

12-2769 9/4/2012 $6,000 Commercial

12-2744 7/27/2012 $1,500 Commercial

12-0975 3/19/2012 8/7/2012 $2,000

12-0951 3/15/2012 8/7/2012 $2,000

08-1575 5/7/2008 $2,400 Commercial

07-4558 10/2/2007 10/29/2007 $500 Commercial

07-2749 6/8/2007 2/26/2008 $2,350 Commercial

06-3972 7/19/2006 9/28/2006 $2,400 Commercial

06-1648 3/13/2006 7/7/2006 $1,000 Commercial

05-5187 11/17/2005 7/7/2006 $2,400 Commercial

05-4765 10/31/2005 7/7/2006 $2,400 Commercial

05-3334 8/8/2005 10/13/2005 $2,400 Commercial

04-2696 8/16/2004 12/2/2004 $1,000 Commercial

04-0089 1/15/2004 12/2/2004 $2,400 Commercial

03-0782 3/19/2003 7/21/2003 $2,300 Commercial

00-0035 1/5/2000 7/12/2000 $2,000 Commercial

99-3635 10/29/1999 12/15/1999 $7,424 Commercial

Yard Items

Sales

Permits
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Number Date Issued Date Completed Amount Permit Type

99-3230 9/29/1999 10/25/1999 $15,000 Commercial

98-2632 11/13/1998 8/16/1999 $250 Commercial

B942745 8/1/1994 10/1/1994 $4,000 Commercial

B941099 4/1/1994 12/1/1994 $15,765 Commercial

B940802 3/1/1994 12/1/1994 $1,500 Commercial

View Taxes for this Parcel

View Tax Info

Sketches (click to enlarge)
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Trim Notice

2018 Notices Only

No data available for the following modules: Buildings, Mobile Home Buildings, Exemptions. 

Map

TRIM Notice

Version 2.2.25

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

Last Data Upload: 6/14/2019 5:33:15 AM
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