
 
 
 

Historic Architectural Review Commission 
 Staff Report for Item 3 
 

To:  Chairman Bryan Green and Historic Architectural Review  
Commission Members 
 

From:    Enid Torregrosa-Silva, MSHP 
   Historic Preservation Planner  
 
Meeting Date:  January 25,2022 

Applicant:   K2M Design / City of Key West 

Application Number:  H2021-0008 

Address:   111 Olivia Street 

Description of Work: 
Major Development Plan – New community center 

Site Facts: 
The site under review is located on the northeast corner of Olivia and Fort Streets. The site consists 
of a non-historic structure attached to the historic Douglas Gym and a parking area. According to 
the 1912 Sanborn Maps the lot comprised of several single-family houses but by 1944 the scale 
and sense of the parcel was transformed due the construction of the Frederick Douglass Public 
School. In 1950 the portion of the site facing Olivia Street was developed with the current Gym 
and an extinct classroom building. Also, during the same year, another structure containing 
classrooms was built on the north side of the parcel, facing Petronia Street. The buildings facing 
Olivia Street created an “L” shape floorplan; a one-story concrete structure at the corner of Olivia 
and Fort Streets and a two- story building attached to the gym. The two-story building facing 
Olivia Street had columns and was flanked by two volumes containing staircases. The structural 
columns supported a two-story hallway while the rear elevation contained a flush wall with pillars 
and full sets of metal awning windows between each bay.  

During early 1980’s the school complex was demolished except for the Gym. The current building, 
a one-story frame structure was build attached to the gym with parking facing Olivia Street.  The 
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north portion of the urban block was developed for housing. Across the street from Olivia Street 
there four out of five houses are one-story. 

On March 23, 2021 the Commission approve the demolition of the one-story non historic addition 
but conditioned the design approval until further details were submitted for review. After an 
analysis of costs, the city decided to revise the design, which is under review.  The revised plans 
propose a new design strategy, where the scale and mass of the building is more in keeping with 
its residential surrounding urban context. This project is a Major Development Plan within the 
Historic District and the City Commission shall review it for final approval. 

Guidelines Cited on Review: 
• New Construction (pages 38a- 38q), specifically guidelines 1, 2, 6, 7, 8, 11, 12, 13, 14, 

18, 23, and 24. 

Staff Analysis: 
The Certificate of Appropriateness under review is for a revised design of a new governmental facility that 
will be located on the south east portion of the Douglas Gym parcel. The building is a one-story structure 
with a double height volume to its rear east side.  The structure is completely detached from the Douglass 
Gym and an open courtyard between the buildings will serve as the exterior access to the main hall. The 
principal entrance to the building will be located facing the corner of Olivia and Fort Streets where an “L” 
shape covered porch will protect the entryway doors. To enter the building from the corner two sets of stairs 
were designed facing each street. The stairs railings will be aluminum white powder coated handrails and 
vertical structural elements. An ADA access ramp is proposed on the west elevation, facing Fort Street. 
Also, on Fort Street, a parking row is proposed. The ramp will have solid concrete railing with an aluminum 
handrail. 

The building will be elevated on slab and its maximum height, at the main hall, will be 30 feet. The 
building’s main façade, facing Olivia Street, consists of two volumes, of which the two end ones are lower 
in height than the center portion and their exterior walls will be finish with white stack bond stucco pattern 
over CMU. The center wall will be finish with an off-white stucco finish. The proposed covered entry 
canopy will be made in metal.  The west façade will be treated with white stack bond stucco pattern over 
CMU, while the ramp will have stucco finish.  

The westernmost wall of the north elevation will wrap from the west elevation and the east side wall will 
be two-story height. The two-story portion of the building’s exterior walls will have stucco finish. The east 
elevation will have two doors, one as the exterior entryway to the main hall and a second one for the 
building. An exterior uncovered stage is proposed in front and attached to the main hall elevation. Entry 
steps and a ramp are also proposed. All windows and doors will be impact resistant aluminum units with 
bronze frame color. Glazing for windows, doors and transoms will be insulated clear. New air condition 
condensers units and solar panels will be installed in the roof and will not be visible from the streets as the 
parapet walls will screen them from view. Aluminum fences and gates, painted white and not exceeding 
six feet in height, are proposed between the new building and the Douglass gym to contain the courtyard. 

The design proposes the opening of the west elevation of the Douglass gym for a new door which will give 
access to the proposed courtyard. This new access will allow the use of bathrooms facilities for future events 
in the courtyard. A buried cistern is proposed towards the west side of the courtyard entry gates. A generator 
is proposed at the rear of the courtyard.  



3 | P a g e -  # 1 1 1  O l i v i a  S t r e e t  –  i t e m 3  
 
 

Consistency with Cited Guidelines: 
Staff finds the proposal to be consistent with regulations for new construction. The building’s 
typology relates to the Douglass Gym.  The new building is lower in height than the historic 
Douglass Gym and will sit in the opposite corner of the lot. The principal entrance of the new 
building and its canopy emphasizes its corner location. The new courtyard serves as a new events 
area while creating a open space between the new building and the historic gym. 

The new design will read as a one-story structure as the main hall, which will be a double high 
volume, will sit at the rear of the structure. The building also creates an urban façade on both 
streets, as it sits closer to the sidewalks. The location of the building in the site responds to an 
established traditional urban patter in the surrounding context, where corners and front elevations 
are part of the block façade, rather than parking areas. The building’s scale, mass, fenestrations 
rhythm and textures make this design harmonious with traditional buildings of similar land use 
typology found within the historic district. 
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Site in 1945. Arrow marks the corner of Olivia and Fort Street. Monroe County Library. 

 

 

 

 

 



 
Douglass School complex circa 1952. Monroe County Library. 



 

Douglass School complex circa 1980. Monroe County Library. 



 
Rear of classrooms building in 1957. Notice Gym towards the left side.  Monroe County Library. 



 

 
Douglass Gym and classrooms building from Emma Street circa 1965. 

Monroe County Library. 



 
Classroom building facing Petronia Street circa 1965. Photograph taken from Emma Street.  

Monroe County Library. 



 
Photograph of oldest building at Douglass School complex circa 1965 facing Fort Street. 

Monroe County Library. 



 
Douglass High School 1965 Class. Monroe County Library. 

 
 



 
Aerial 1972. 

 
 



 
Douglass School complex on March 17, 1972. Monroe County Library. 

 
 
 
 
 
 
 



 

 
Aerial 1998. 



 

 
Current Douglass Gym complex in 1999. Monroe County Library. 

 

 

 



 
Current conditions. Douglass Gym. 

 



 

 
Current conditions. Houses across Olivia Street. 



 
Current conditions. Parking lot across Fort Street. 

 

 



 

 
Current conditions. Parking lot and historic Battery Seminole.  



 
Current conditions.  Corner of Fort and Olivia Street facing east. 



 
Current context. Corner of Front and Olivia Streets facing south towards houses at corner. 



 
Current context. Olivia Street facing south towards houses. 



 
Current context. Olivia Street facing south towards houses. 



 
Current conditions. Non-historic building proposed to be demolished. 



 
Current context. 100 urban block of Olivia Street facing west. 



 
Current context. Rear of property facing north at Douglass Square apartments.  

Both Royal Poincianas to remain. 
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SCOPE OF WORK

DESIGN TEAM INFORMATION SHEET NUMBERING SYSTEM

SYMBOLS ADA COMPLIANCE STATEMENT

GENERAL NOTES

LOCATION MAP CODE INFORMATION BUILDING INFORMATION DRAWING INDEX

FREDERICK DOUGLASS GYM EXPANSION
111 OLIVIA STREET
KEY WEST, FLORIDA 33040

USE GROUP: 
ASSEMBLY A-3
EDUCATIONAL E

OCCUPANCY CALCULATIONS:
A-3 15 SF/OCCUPANT
E - CLASSROOM 20 SF NET/OCCUPANT
E - COMMERCIAL KITCHEN 200 SF GROSS/OCCUPANT
MECH 300 GROSS SF/OCCUPANT
STORAGE 300 GROSS SF/OCCUPANT

EGRESS WIDTH = .20"/OCCUPANT
44" REQUIRED

TRAVEL DISTANCE:
MAX LENGTH OF TRAVEL = 200 FT
COMMON PATH OF EGRESS = 75 FT

NUMBER OF EXITS:
REQUIRED = 2
PROVIDED = 3

CONSTRUCTION TYPE: TABLE 601 TYPE IIB

BUILDING IS NOT SPRINKLED

FIRE RESISTANCE RATINGS:
SHAFT WALLS 0 HR
FIRE STAIR WALLS 0 HR
FIRE STAIR DOORS/WINDOWS 0 HR
FIRE SEPARATION @ LOBBY 0 HR
FIRE SEPARATION @ MAIN HALL 0 HR
LOBBY INTERIOR DOORS 0 HR
NON-LOAD BEARING EXT WALLS 0 HR

BUILDING SQUARE FOOTAGE:
1ST FLOOR -  9,587 SF

BUILDING IS IN THE HISTORIC DISTRICT

CONTRACTOR GENERAL NOTES:
- ALL WORK TO BE IN ACCORDANCE WITH APPLICABLE CODES.
- WORKMANSHIP TO MEET OR EXCEED ACCEPTED STANDARDS OF RESPECTIVE 
TRADES.
- VERIFY ALL DIMENSIONS, ELEVATIONS, AND FIELD CONDITIONS BEFORE START OF 
CONSTRUCTION.  NOTIFY ARCHITECT IF ANY CONFLICTS EXIST PRIOR TO 
COMMENCEMENT OF WORK.
- FOR ANY TYPE I OR TYPE II CONSTRUCTION PROJECTS FIRE RETARDANT TREATED 
WOOD  (EXTERIOR OR INTERIOR GRADE) MUST BE USED IN ALL WOOD 
CONSTRUCTION MATERIALS.
- FOR ALL WALL SYSTEMS WITH EIFS USE EXTERIOR GRADE GLASS MATT 
SHEATHING OR CEMENTITIOUS BOARD ONLY.

FIRE EXTINGUISHERS WILL BE PROVIDED AS REQUIRED BY AUTHORITY HAVING 
JURISDICTION OR AS DIRECTED BY THE LOCAL FIRE DEPARTMENT.

WALL R-VALUE (CONTINUOUS) = 6
WALL R-VALUE (CAVITY) = 13 
ROOF R-VALUE = 39

CONTRACTOR TO PROVIDE ESR REPORTS FOR CLOSED-CELL SPRAY FOAM 
SELECTED FOR REVIEW BY DESIGN PROFESSIONAL.

PROJECT LOCATION

1. The contract documents consist of this set of drawings, addenda, construction 
change directives, change orders, the contract between the owner and contractor, 
conditions of the contract and any other information written and mutually agreed 
upon between the owner and contractor.

2. These drawings are complementary and interrelated; work of any individual trade is 
not necessarily confined to specific documents, chapters, or locations.

3. It is the intent of the contract documents to be designed in accordance with all 
codes and ordinances in effect at the time the permit is issued. Notify architect 
immediately upon discovery of suspected deviation.

4. If discrepancies or inconsistencies in the documents are discovered, notify the 
architect immediately using a consistent "request for information" procedure.

5. Construction techniques, procedures, sequencing, and scheduling are solely the 
responsibility of the contractor.

6. DO NOT SCALE DRAWINGS; use dimensions only. All dimensions must be verified 
on the job and the architect must be notified of any discrepancies before proceeding 
with the work.

7. Coordinate locations and/or elevations of floor drains, registers, grilles, louvers, 
ducts, unit heaters, panels, etc. with the Mechanical, Plumbing, and Electrical 
Contractors and the architectural drawings.

8. Blocking at openings, doors, windows, and wall mounted fixtures shall be 2x FRT 
materials.  At wall mounted equipment locations, use 1/2" plywood sheet material. All 
blocking in contact with concrete or concrete masonry units to be pressure treated.

9. Where a detail is shown for one condition, it shall apply to all like or similar 
conditions, even though not specifically marked on the drawings.

10. All abbreviations, materials and symbols in legends may or may not be used.
11. Follow the manufacturer's instruction specifications for preparation, implementation, 

and construction of all materials and systems.

This project has been designed in accordance to the 2010 ADA Code and the 
2020 Florida Accessibility Code.

A2.1.1

DISCIPLINE:
SERIES NUMBER
SUB-SERIES NUMBER
NUMBER OF 
DRAWINGS WITH IN 
SUB-SERIES

DEMO SCOPE:
DEMOLITION OF EXISTING 6,114 SF MUSIC & TUTORING PROGRAM 
BUILDING ATTACHED TO FREDERICK DOUGLASS GYM AND ASSOCIATED 
MECHANICAL, ELECTRICAL, PLUMBING, AND STRUCTURE. DEMO OF 
EXISTING ASPHALT PARKING LOT, CONCRETE RAMPS, WALKS, AND 
PADS, FLEX PAVER PATH AT LEARNING GARDEN, AND FLAG POLE/BASE. 
DEMO OF EXISTING DUMPSTER ENCLOSURE AND ASSOCIATED PAD. 
REMOVAL OF ALL EXISTING BIKE RACKS AT GYM/PARKING LOT. 
REMOVAL OR SALVAGE OF TREES PER L-SHEETS. EXISTING GYM TO 
REMAIN IN-TACT. NO STRUCTURAL OR UTILITY WORK.

NEW CONSTRUCTION SCOPE-
CONSTRUCTION OF NEW 9,587 SF 1-STORY BUILDING WITH CMU 
EXTERIOR WALL CONSTRUCTION, GROUND FLOOR CONCRETE SLAB, 
FIRST FLOOR AND ROOF STEEL BEAM STRUCTURE. IMPACT RATED 
STOREFRONT GLAZING/DOOR SYSTEM. EIFS SYSTEM AND STUCCO PER 
ELEVATIONS. TPO MEMBRANE ROOF, NEW RAILINGS AND STAIRS/RAMP 
PER PLANS. NEW PARKING LOT PER PLAN AND BIKE RACKS PER PLAN. 
NEW UTILITY CONNECTIONS PER CIVIL. NEW LANDSCAPE PLAN PER L-
SHEETS. 

POINT OF CONTACT:

Devon Ayers
K2M Design
1150 Virginia Street
Key West, FL 33040
tel: 305.307.5840
fax: 216.357.2796

INTERIOR DESIGN:

Valene Tabone
K2M Design
3121 Bridge Avenue   
Cleveland, Ohio 44113
tel: 216.357.2794
fax: 216.357.2796

MEP ENGINEER:

ROOM IDENTIFICATION TAG

ELEVATION TAG

DETAIL  TAG

INTERIOR ELEVATION  TAG
xxx

1 Ref

1

R
e
f

SECTION  TAG

DOOR TAG. REFER TO DOOR SCHEDULE

WINDOW TAG. REFER TO WINDOW SCHEDULE

WALL TAG. REFER TO WALL TYPES.

BREAK LINE

GRAPHIC SCALE

N
NORTH ARROW

01
View Name
SCALE: 1/8" = 1'-0"

DRAWING TITLE

ROOM NAME
ROOM NUMBER

ELEVATION NUMBER
SHEET NUMBER

DETAIL NUMBER
SHEET NUMBER

ELEVATION NUMBER
SHEET NUMBER

SECTIONNUMBER
SHEET NUMBER

DETAIL NUMBER
SHEET NUMBER

TITLE
SCALE

Mark Wutz 
K2M Design
3121 Bridge Avenue   
Cleveland, Ohio 44113
tel: 216.588.0715 ext. 1158
fax: 216.357.2796

CIVIL ENGINEER:

Jason Panicaro
CW3 Engineers
5783 Bayshore Rd. Suite 113
N. Ft. Myers FL 33917
tel. 239.205.6473

STRUCTURAL ENGINEER:

Steven S. Grasley
K2M Design
1150 Virginia Street
Key West, FL 33040
tel: 855.866.4526
fax: 216.357.2796

BUILDING CODE
MECHANICAL CODE:
PLUMBING CODE
ELECTRICAL CODE:
FUEL GAS CODE
ENERGY CODE:
ADA ACCESSIBILITY  CODE:
STANDARD LOAD DESIGN CRITERIA

LOCAL BUILDING REQUIREMENTS:
FEMA REQUIREMENTS:
DESIGN FLOOD ELEVATION:
CURRENT ZONING
MAX BUILDING HEIGHT:
FLORIDA GREEN BUILDING:
USE GROUP:

2020 FLORIDA BUILDING CODE, 6TH EDITION
2020 FLORIDA MECHANICAL CODE
2020 FLORIDA PLUMBING CODE
2020 NATIONAL ELECTRIC CODE (NEC) NFPA
2020 FLORIDA FUEL GAS CODE
2020 FLORIDA ENERGY CONSERVATION CODE
2020 FLORIDA ACCESSIBILTY CODE
ASCE 7-10

CITY OF KEY WEST CODES AND ORDINANCES
FLOOD ZONE: AE: 7' NGVD 1929
FLOOD ZONE: +8.0 FEET NGVD 1929
FLOOD PLAIN COMPLIANCE: ASCE 24-14"
SUBURBAN COMMERCIAL
35' FROM COR
MIN REQUIREMENTS TO BE MET
ASSEMBLY

ARCHITECT:

Scott Maloney
K2M Design
3121 Bridge Avenue   
Cleveland, Ohio 44113
tel: 855.866.4526 
fax: 216.357.2796

ALL ELEVATIONS PROVIDED IN NGVD 1929.
NAVD 1988 CONVERSION = -1.34'

DRC STATEMENTS

BUILDING DESIGNED WITH THE FIRST FINISHED FLOOR AT OR ABOVE THE NEW BASE FLOOD ELEVATION SHOWN ON FEMA'S 
PRELIMINARY FIRMS (NAVD 1988) PRESENTLY UNDER APPEAL.

PARKING VARIANCE WILL BE REQUIRED WITH THIS APPLICATION.

PARKING TO BE MAINTAINED ON SITE.

NO PROPOSED RESIDENTIAL UNITS/DEVELOPMENT WITH THIS APPLICATION.

INTERGOVERNMENTAL COORDINATION TO BE PERFORMED DURING THE REMAINING PHASES OF THE PROJECT AND 
COMPLETED PRIOR TO CITY COMMISSION APPROVAL.

PROPOSED USE = COMMUNITY CENTER

TRASH TO BE COLLECTED ON SITE FOR PICK UP BY WASTE MANAGEMENT.

STORMWATER TO BE MAINTAINED ON SITE.

IRRIGATION:

Blue Island Lighting & Irrigation Inc.
3255 Flagler Avenue #307
Key West, FL 33040
tel. 305.293.8444

SURVEYOR:

Florida Keys Land Surveying
19960 Overseas Highway
Sugarloaf Key, FL 33042
tel. 305.394.3690

GEOTECHNICAL ENGINEER:

Nutting Engineers
2051 NW 112th Avenue #126
Miami, FL 33172
tel. 305.824.0060
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METAL CANOPY EXAMPLE

EXTERIOR MATERIAL CONCEPT
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SITE DEMOLITION NOTES:

1. DEMO ALL EXISTING PAVEMENT AT PARKING LOT AND PATHWAYS AT 
EXISTING MUSIC PROGRAM BUILDING.

2. DEMO EXISTING FLEXIBLE PAVEMENT AT LEARNING GARDEN.
3. DEMO ALL EXISTING CONCRETE PADS AND WALKWAYS AT BUILDING. 

PROTECT SIDEWALK AND CONCRETE ENTRYWAY AT GRADE AT 
FREDERICK DOUGLASS GYM ENTRANCE AND SURROUND.

4. DEMO EXISTING DUMPSTER ENCLOSURE AND ASSOCIATED 
SLAB/STRUCTURE.

5. DEMO EXISTING CURB CUT AT EXIT FROM GYM PARKING LOT.
6. REFER TO L-SHEETS FOR LANDSCAPE REMOVAL/RELOCATION AND 

REQUIREMENTS FOR TREE PROTECTION/TRANSPLANTING.
7. REFER TO A2.1.1 FOR DEMOLITION PLAN OF BUILDING.

BUILDING DEMOLITION NOTES:

1. DEMOLITION OF EXISTING 6,114 SF MUSIC & TUTORING PROGRAM 
BUILDING ATTACHED TO FREDERICK DOUGLASS GYM AND ASSOCIATED 
MECHANICAL, ELECTRICAL, PLUMBING, AND STRUCTURE.

2. DEMO EXISTING DUMPSTER ENCLOSURE AND ASSOCIATED 
SLAB/STRUCTURE.

3. EXISTING GYM TO REMAIN IN-TACT. NO STRUCTURAL OR UTILITY WORK.

BUILDING DEMOLITION LEGEND:

- BUILDING TO BE DEMOLISHED IN ITS ENTIRETY

- EXISTING BUILDING TO REMAIN
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The Historic Architectural Review Commission will hold a public meeting at     5:00 p.m., January 25, 2022 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. If you wish to participate virtually, please contact HARC staff at 305-
809-3973. The purpose of the hearing will be to consider a request for: 
 

MAJOR DEVELOPMENT PLAN- NEW COMMUNITY CENTER 
 

#111 OLIVIA STREET 

Applicant – K2MDesign/ City of Key West    Application #H2021-0008 
 
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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