From: Marc L. Meisel

To: James Karch
Cc: peterebatty@gmail.com; waynegarciacontr@bellsouth.net; fvarela@historictours.com; rwarrenusa@gmail.com;

Michael Browning; Alex Wiggins; gbwpa@bellsouth.net; City Clerk External E-Mail; planning-dept; Mark Bibb; Lori
Thompson; Richard McChesney

Subject: [EXTERNAL] Re: r feedback to March 27, 2025 Planning Board item 7, Major Development Plan and Landscape
Waiver— 1321 - 1325 Simonton Street and 625 South Street (RE# 00035940-000000; RE# 00035950-000000;
RE# 00038140-000000)

Date: Thursday, March 27, 2025 10:36:16 AM

Attachments: Marc Meisel Email Correspondances to Elizabeth Neighbors.pdf

CAUTION: This email originated from outside of the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

James,

Thank you for your email and for bringing your concerns forward. | genuinely appreciate
you taking the time to share your thoughts, and | want to assure you that | take your input
as well as other neighbors, seriously.

I’m not certain whether you’ve had a chance to review the extensive email
correspondence or received feedback from the meeting that was held at Maryanne
Matters’s home last Friday, or conveyed the information from the various phone calls |
have had with Daryl Smith over the past few weeks. Much of the feedback from the
Elizabeth Street community has come through Mr. Daryl Smith, with whom I’ve had
several productive email exchanges and multiple phone conversations — including one
yesterday afternoon.

Following the announcement of my plans being on the agenda for the upcoming
Planning Board meeting, | emailed the same group of neighbors included in the prior
neighborhood email discussions from 2022, replying to the original thread. | noticed your
name was included in that chain, though | couldn’t confirm whether your contact
information had changed over time. In response to that email, several of your neighbors
organized an in-person meeting this past Friday at Maryanne Matter’s home, which my
General Manager, Mark Bibb, attended to hear the group’s concerns and provide
clarification where possible. | understand that Karen, Jeff, Dan, Peter, Maryanne, and
Daryl (via phone) participated in that discussion. | was informed that the information
from that meeting, along with feedback from prior communications, was being shared
among all Elizabeth Street neighbors. If you were inadvertently excluded from those
conversations, please accept my sincere apologies — that was certainly never my
intention.

Nevertheless, I've attached copies of my most recent email communications to the
group and attachments contained in those emails (attachments on letterhead and my

communications are highlighted in orange; neighbor responses are highlighted in purple), which
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From

: Marc L. Meisel mim@meiselholdings.com & .
Subject: Re: A note from the residents Elizabeth Street ‘

Date:
To:

March 17, 2025 at 4:27 PM

Peter Cone kwlobstermugr@comcast.net, Linda Donn lindalewisdonn@gmail.com, Maryann Matter ma@a2zmatter.com,
Daryl Smith darins825@gmail.com, John MacMurray johncurtismacmurray@gmail.com, Jim Salem jimsalem19@gmail.com,
Stefanie Karch sjkarch@gmail.com

Dear Neighbors of Elizabeth Street,

| want to take a moment to express my sincere appreciation for being such wonderful neighbors over the years.
Nearly three years ago, we had many discussions regarding the introduction of the Rooster Treats ice cream
truck and the Lama Mobility scooters at Southwinds Motel. | hope many of you have had the opportunity to
enjoy Rooster Treats mini donuts or our soft-serve ice cream creations since then. The Elizabeth Street
neighbors made it loud and clear that it was your preference for me to focus my efforts and resources on the
redevelopment of Southwinds Motel with the City of Key West, and that is precisely what | have done.

Navigating the complexities of renovating or redeveloping over a dozen structures on the three properties has
been an immense challenge due to many regulations and the historic nature of some of the buildings. However,
after significant effort on both our part and various city departments, a concept was developed and generally
accepted by the city to pave the way for potential redevelopment. While gaining conceptual approval took over
a year, the process of finalizing detailed plans that satisfy both the City’s requirements and my commitment to
the neighbors of Elizabeth Street has been ongoing. With the assistance of many, we have successfully created
a thoughtful and respectful plan and are now moving forward with the formal approval process to bring this
vision to reality.

Rather than building a modern structure like Santa Maria Suites or H20 Suites, my goal has been to create a
historically inspired homage to the classic Florida motel, blending mid-century charm with modern
conveniences. To achieve this, | engaged Haven Burkee, a Key West local and distinguished architect who
studied at the Frank Lloyd Wright School of Architecture and earned his Master of Architecture in Sustainable
Environmental Design from the prestigious Architectural Association School of Architecture in London. His
expertise and local knowledge make him the perfect fit for this project, which embraces mid-century, organic
architectural principles.

The redevelopment of Southwinds Motel is designed to celebrate the timeless charm of mid-century Florida
motels while incorporating the comforts of today. The exterior will feature period-specific details such as pastel
hues, terrazzo floors, and vintage-inspired furnishings, harmonizing with Old Town Key West’s character.
Decorative concrete block accents, a retro-style facade, and lush tropical landscaping will further enhance the
nostalgic ambiance. The pool area is planned to feature vintage-looking chairs, colorful tilework, and a stylish,
throwback atmosphere. Additionally, we look to create breezy lounge spaces framed by decorative concrete
blocks and cascading greenery, potentially adding vintage-inspired items like a shuffleboard court —creating a
boutique-style retreat that seamlessly merges mid-century charm with Key West’s tropical beauty.

Inside, the design will pay tribute to the era with pastel hues, Formica countertops, wood paneling, terrazzo
floors, and period wallpaper patterns. Carefully curated furniture and décor—such as atomic-style lamps,
starburst clocks, vintage neon signage, rotary phones, and classic turntables—will complete the nostalgic yet
boutique atmosphere.

However, this project is about more than aesthetics; it’s about crafting an immersive experience that celebrates
Key West’s mid-century history. From the moment guests arrive, they will be transported back in time. The front
desk will feature classic decor, and staff uniforms will reflect the era. Even small details, like coin-operated
vending machines for glass-bottled drinks and pull-handle snack dispensers, will contribute to the authentic
throwback experience —evoking the golden age of Florida road trips while still offering modern comforts.

This mid-century concept is something unique among today’s Key West hotels yet will blend seamlessly with
the neighborhood, local businesses, and the historic charm of Old Town—paying homage to the Key West of
yesteryear.

I have worked diligently to incorporate the concerns of Elizabeth Street residents into both the design
and operational planning. The closest part of the building has been moved approximately 80 feet away
from Elizabeth Street (see attached, whereas the dotted lines represent the new building and the hatched
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lined buildings represent the current structures), with a 10-foot landscaping buffer between the first parked
car and the street. Landscaping, carefully designed by Keith Oropesa, will not only provide privacy but
also blend organically with the surroundings. While Tipsy Rooster remains in a similar location,
significant attention has been given to sound attenuation—ensuring noise is directed away from the
motel and Elizabeth Street, with architectural elements designed to absorb rather than reflect sound.
Additionally, all trash, laundry, deliveries, and commercial activity have been relocated away from
Elizabeth Street. Guest and staff ingress, egress, and parking have also been removed from Elizabeth
Street, eliminating the need for any business-related activity there.

Assuming all necessary approvals are granted, the result will be a visually appealing hotel that complements
Key West’s architectural fabric while embracing a lush tropical aesthetic. Just as importantly, the project will
remove ALL commercial activity from Elizabeth Street, further enhancing the neighborhood's tranquility.

The redevelopment will be presented for Planning Board approval at the March 27th meeting. Your support in
this endeavor would mean a great deal to me. | have always strived to be a good neighbor and have worked to
accommodate community concerns since acquiring the motels in 2014. Now, | kindly ask for your support
through a simple email in favor of this project. Your backing would be greatly appreciated and instrumental in
bringing this vision to life.

I am enclosing a draft letter that you may use or modify as needed—copy and paste it, add the date, your name
and address where indicated, and email it to me at mim@meiselholdings.com. Of course, if you prefer, you are
also welcome to write a message in your own words. The message can be as short as saying that you support
the project and providing your name and address. Your support would mean a great deal to me, and | truly
appreciate your time and consideration. If you have any questions, please don’t hesitate to contact me at
mim@meiselholdings.com.

| am aware that a few of the homes have traded hands on the street, and if you would be so kind as to either
pass along their contact information to me or forward this email, | would greatly appreciate it.

Warm Regards and Happy St Patty’s Day,

Marc L. Meisel

MEISEL

mlm@meiselholdings.com
meiselholdings.com | meiselhms.com

250308-Southwinds Letter

of Support-Elizabeth Stree... &
15 KB

250317-hb-Southwinds [
Hotel Current vs Planned ...

Onlan 15 2022 at 12:32PM Marc | Meisel «<mim@meiselhnldinas coms wrote:
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Peter and other neighbors of Elizabeth Street,

I understand your concerns and appreciate your concern for my resources. We are in the process of looking
into the renovation of the entire property. It is typically a long process, especially in Key West, to conduct a
major redevelopment. As the Southwinds Motel complex is 3 different parcels, in two different zones, with 9
buildings that are all non-conforming, and some historical structures, the process is very complex. It will take a
considerable amount of time to find out from the City, mostly HARC and the Planning Dept, what they will allow
us to construct/tear down/renovate on the properties. You have my word that we will work towards removing
commercial activities from Elizabeth Street through this process.

As you know, we have made and have planned on some other modifications to reduce noise and will continue
to monitor the trash situation. We also look to make some modifications to 1325 Simonton Street that may
assist with trash as well.

| want to reiterate that we have been and will continue to work with our neighbors to be good neighbors. We
have made many accommodations to the neighborhood that prior owners ignored to be better neighbors to you
all. We ask the same of you and your continued understanding that this commercial operation has been in
operation on this neighborhood street since the ‘50s.

Regards,

Marc L. Meisel

MEISEL

mlm@meiselholdings.com
meiselholdings.com | w: meiselhms.com

On Jan 14, 2022, at 7:26 PM, Peter Cone <kwlobstermugr@ comcast.net> wrote:

Sent from my iPad
Begin forwarded message:

From: Peter Cone <kwlobstermugr@comcast.net>
Date: January 14, 2022 at 6:57:23 PM EST

To: Peter Cone <kwlobstermugr@comcast.net>
Subject: A note from the residents Elizabeth Street

Mr. Meisel, | want to thank you on behalf of the resident’s of Elizabeth Street for your openness to our ideas
for spiffing up the East facing fagade of the Ocean Breeze motel. After much discussion and consultation we
the residents of the street would like to ask you to hold off on these efforts. We think it is a waste of resources
to be beautifying a structure that is to be torn down, according to you, within three years. Rather we would like
to see you devote your energies and funds towards speeding up working with the city to combine all three
commercial properties into one property on paper so that a centralized garbage collection site can be sited on
the property that corners on South and Simonton Streets. We would like you to be able to also devote more
effort to mitigating the sounds of music wafting over to our street from the Tipsy Rooster. Again thank you for
your efforts to work with us on these aspects of life on our street and would like express our hope that we can
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Sent from my iPad





From

: Marc L. Meisel mim@meiselholdings.com & .
Subject: Re: A note from the residents Elizabeth Street ’
Date: March 19, 2025 at 5:19 PM

To:

Daryl Smith darins825@gmail.com

Daryl,

It’s a pleasure to meet you via email. I’'m familiar with the property where Mr. Cone resided, and | appreciate
your kind words regarding the design. That said, the credit belongs to many contributors, most notably Mr.
Haven Burkee, the Architect, whose vision and dedication played a significant role. One of our primary
objectives throughout the process was to address the many concerns of the Elizabeth Street neighbors —
something we’ve worked diligently to accomplish, one by one.

I’m happy to provide you with the site plan attached. While | would typically offer to discuss this with you directly,
I’m currently recovering from pneumonia, which is making extended conversations a bit difficult. That said, I'm
more than happy to correspond via email to ensure you receive a timely response. Additionally, if needed, | can
connect you with Haven or Richard McChesney, who has been representing me throughout the city approval
process.

I’m hopeful that in a few days I'll be in a better position to speak by phone. Regardless of how this process
moves forward, I'd like to meet you and your brother in person at some point to get to know you better. | believe
it’s important to maintain a direct line of communication with neighbors so that any concerns can be addressed

promptly before they become an issue. If this redevelopment is approved, it should eliminate activity on
Elizabeth Street, as all commercial operations will be relocated away from that area.

| look forward to hearing from you.

Regards,

Marc L. Meisel

MEISEL

mlm@meiselholdings.com
meiselholdings.com | meiselhms.com

241106-SWM Development
.pdf
3.4 MB
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From:
Subject:
Date:
To:

Cc:

Marc L. Meisel mim@meiselholdings.com &
Re: A note from the residents Elizabeth Street S
March 20, 2025 at 12:35PM

Daryl Smith darins825@gmail.com
Mark Bibb m.bibb@meiselholdings.com, Jeff Swirsky j.swirsky @meiselholdings.com

Daryl,

Thank you for your kind wishes and support. I'm very pleased to hear that the neighbors on Elizabeth Street are
generally happy with the project. | completely understand that the prospect of nearby construction is never ideal
—I live in an old neighborhood myself, where homes are frequently being torn down and rebuilt. Over the past
ten years, there hasn’t been a time when a house within a block of me wasn’t under construction, so | can
certainly relate.

This will be my third redevelopment on Simonton Street alone, so I'm no stranger to the process. | will make it a
priority to be mindful of our neighbors. You can ask the residents on Louisa Street—during the construction of
H20 Suites, we did everything possible to assist and remain responsive to concerns throughout the
construction and continue to do so.

Regarding a meeting, to be mindful of everyone’s time, | believe the most efficient approach would be to host a
Zoom call with Mark Bibb, General Manager of the Southwinds Motel, and Jeff Swirsky, my VP of Operations for
our Hospitality Division. Both Mark and Jeff are copied on this email. They can host a Zoom meeting at 4:30 PM
today or tomorrow, whichever works best for you and the neighbors. Please let us know your preference or if
there is an alternate time, and we’ll be happy to circulate the dial-in information and send out a calendar
invitation to any email addresses you provide.

Regards,

Marc L. Meisel

MEISEL

mlm@meiselholdings.com
meiselholdings.com | meiselhms.com

241106-SWM Development
.pdf
3.4 MB

On Mar 20, 2025, at 9:21 AM, Daryl Smith <darins825@gmail.com> wrote:

Marc , thanks for the quick response, | spoke with a few of the residents yesterday and they would like to have
a meeting with your representative just to clarify a few things.If you could provide a contact number that would
be great. It seems that everyone on Elizabeth is pretty happy with the plan you provided and again Thank you
and everyone involved in this design . | hope you are on the road to recovery. You are certainly going to need
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plenty of energy to see a project of that size through.

Thank you
Daryl smith






From:
Subject:
Date:
To:

Cc:

Marc L. Meisel mim@meiselholdings.com .
Re: A note from the residents Elizabeth Street ’
March 21, 2025 at 9:31 AM

Daryl Smith darins825@gmail.com
Jeff Swirsky j.swirsky @meiselholdings.com, Mark Bibb m.bibb@meiselholdings.com

Daryl,

At this point, we’re still quite early in the process, so specifics like lighting details and construction timelines
aren’t fully developed yet. While the plans have been advanced to a certain point to move through the approval
process, they haven’t been detailed to the level of including electrical plans or construction documents. Once
we reach that stage, we’ll be able to move forward with bidding the job and better estimating timelines. That
said, based on my experience, | would anticipate construction taking approximately 12 to 16 months.

As for the lighting, as I've mentioned before, | fully understand that this is a commercial property within a mixed
residential and commercial zone. You have my assurance that we will remain mindful of how elements like
lighting, along with other commercial activities, impact both you and the surrounding neighbors.

| understand that we haven’t met or had the opportunity to work together yet, but | want to emphasize that being
a considerate and respectful neighbor is something | take seriously—whether on Elizabeth Street or at any of
my other commercial properties. | believe my actions speak to that commitment, particularly in how I've worked
with the Elizabeth Street neighbors in the past. I've not only listened to their requests but have taken meaningful
steps to implement each and every one of them as part of the redevelopment plan. | fully intend to carry that
same thoughtful and collaborative approach throughout this project and in the property’s ongoing operations.

Marc L. Meisel

MEISEL

Marc L. Meisel, CEO

t: 301-881-5003 | e: mim@meiselholdings.com

w: meiselholdings.com | w: meiselhms.com

6000 Executive Blvd., 7th Floor | Rockville, MD 20852

On Mar 21, 2025, at 8:27 AM, Daryl Smith <darins825@gmail.com> wrote:

Marc, my cell number is 513-460-7744. Call me anytime. If you can have Mark Bibb come to 1309 Elizabeth at
5:30 with a set of plans that would be great. I'll let the neighbors know. | just had some questions about the
lighting on the north side facing our house and estimated length of construction. Thanks for getting this set up
so quickly
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Marc L. Meisel

MEISEL

Marc L. Meisel, CEO

t: 301-881-5003 | e: mim@meiselholdings.com

w: meiselholdings.com | w: meiselhms.com

6000 Executive Blvd., 7th Floor | Rockville, MD 20852

On Mar 20, 2025, at 7:34 PM, Marc L. Meisel <mim@meiselholdings.com> wrote:

Daryl,

Jeff Swirsky (VP of Operations) just left town a few days ago and will be out for the remainder of this week
and next. | can check with Haven about printing a larger format of the plans to assist or we can probably
arrange to have them brought to th print shop to have them printed larger and delivered to someone’s home
—either option shouldn’t be an issue. Let me know where | can have the plans delivered.

5:30 PM tomorrow works well for both Jeff and Mark. Please let Peter and the others know there’s no need to
worry about using Zoom—it can easily function as a standard conference call without video. They can simply
dial in from any cell phone or landline. While they won’t be able to see the others, they’ll still be able to listen
and participate just like a regular phone call.

To join, they can dial 305-224-1968 and press the pound sign (#) when prompted. Once connected, they’ll
receive further instructions to enter the meeting ID (681 647 3671) and press the pound sign ( # ) again to
join.

Here are the details for Jeff’s Zoom meeting:

Hyperlink: Join Zoom Meeting -

Web address: https://us02web.zoom.us/j/68164736717?
pwd=TThaanMOWIoxVE5kRIGNXZ4cFYwdz09&omn=84355813426

Meeting ID: 681 647 3671
Passcode: 388884

It would also be appreciated if you would be so kind as to provide me with your cell number.

Regards,

Marc L. Meisel

MFEISET.
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From: Marc L. Meisel mim@meiselholdings.com &
Subject: Re: A note from the residents Elizabeth Street N
Date: March 23, 2025 at 9:41 PM
To: Peter Cone kwlobstermugr@comcast.net, Linda Donn lindalewisdonn@gmail.com, Maryann Matter ma@a2zmatter.com,
Daryl Smith darins825@gmail.com, John MacMurray johncurtismacmurray@gmail.com, Jim Salem jimsalem19@gmail.com,
Stefanie Karch sjkarch@gmail.com
Cc: Mark Bibb m.bibb@meiselholdings.com, Jeff Swirsky j.swirsky@meiselholdings.com

Dear Neighbors,

Attached is a detailed follow-up document addressing all the questions and concerns raised during the recent
meeting on Friday evening at Mary Ann Matter’s home. | believe you will find that each point has been
thoughtfully and thoroughly addressed, reflecting every possible step taken to be a genuinely good neighbor.
This plan represents a significant investment of time, effort, resources, and money; all focused on delivering
meaningful improvements—specifically, transforming the commercial activity introduced on Elizabeth Street in
the 1950s into something more appropriate, leaving behind a quieter, better-looking residential street free of
commercial use.

In return, | respectfully ask for your support of this project by providing a statement or letter of support. You may
email it directly to me, or Mark Bibb would be more than happy to stop by and collect it on Monday or Tuesday.

Thank you again for your time and consideration.

Regards,

Marc L. Meisel

MEISEL
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MEISEL

March 23, 2025
Neighbors of Elizabeth Street,

Thank you for hosting Mark Bibb this past Friday at Mary Ann Matter’s home. | understand it
was a warm session, and I’m glad you also had the opportunity to meet Mark. As a quick
recap, here are the key points that were asked of Mark to follow up on:

1. Landscaping: Regarding the initial size and maturity of the landscape that is planned to
be installed.

3. Lighting: Addressing light trespass from the new development so that exterior lighting
does not encroach on neighboring residences, maintaining residents’ comfort and use of
their property.

2. Music: Steps taken to prevent music from the Tipsy Rooster from interfering with the
peaceful enjoyment of your home, reducing the likelihood of unwanted sound.

4. Privacy: Preventing hotel guests from infringing upon the personal privacy of Peter Cone’s
backyard.

5. Construction Timing: Clarifying the anticipated timeline for the start of construction.

These concerns have been thoughtfully considered throughout the redevelopment planning
process to deliver meaningful improvements over the current motel operations. As |
mentioned in my initial communication to the community, we have made a concerted effort
toincorporate prior feedback from Elizabeth Street residents into the design and operational
plans.

My engagement with the neighbors dates back to 2014, when we first purchased the Ocean
Breeze Motel and began hearing concerns regarding garbage odors. In 2017, further
feedback was raised about fencing in the trash area. Over the years, additional concerns
were brought to our attention, including laundry deliveries, employee parking, trash pickups,
and more. Each and every time, we took steps to address these issues—whether it was
changing from dumpsters to individual trash cans, concerns about homeless individuals,
eliminating commercial laundry deliveries and pickups on Elizabeth Street, or modifying
employee parking arrangements. Many of these solutions came at a significant expense to
the operation, but we felt they were necessary to be good neighbors.

More recently, in 2021 and 2022, when we explored introducing the Rooster Treats operation
and offering E-scooter rentals at the motel, we held meetings similar to Friday’s, where
neighbors voiced additional concerns about those potential new uses as well as existing
issues. After much discussion and thoughtful back-and-forth between representatives of
the neighbors and myself, it became clear that the best path forward was to shift focus
toward what | am now presenting to you—a comprehensive redevelopment plan for the
motel.
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Over the years, no matter the request—whether it involved repaving, replacing window
shutters, covering air conditioning compressors, painting the building, adjusting light
fixtures, enhancing landscaping, redirecting speakers, installing sound-mitigating
materials, or geo-fencing Elizabeth Street to prevent E-scooter access—I have consistently
remained open, receptive, and responsive. I've always approached these matters
collaboratively, working closely with the neighbors and never once declining to engage or
find a solution. That same openness and commitment to being a good neighbor have been
key guiding principles throughout the development of this redevelopment plan.

Landscaping

Regarding landscaping, we collaborated with Keith Oropeza to develop a detailed plan
prioritizing privacy and aesthetics. A 10-foot landscape buffer between the first parked car
and Elizabeth Street has been incorporated, designed to harmonize with the natural
environment while providing visual separation. Additionally, the building has been
repositioned approximately 70 feet further from Elizabeth Street than the existing motel
structure, minimizing visual and spatial impact. We have been highly mindful of what
Elizabeth Street residents will _ 14;
view daily and what guests Gitunma i roor (L 0 23
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Simonton Street. For example, the building is set approximately 11 feet from South Street,
16 feet from Simonton Street, 60 feet from the Best Western property line, and positioned
furthest, 80 feet, from Elizabeth Street. No guest balconies or windows are directly facing
Elizabeth Street. The few windows that face Elizabeth Street are elevated, not eye level, to
allow for sunlight into storage areas and back of the house areas.
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We have also gone beyond what the City of
Key West Urban Forestry and Tree
Commission requires. For instance, Code
Sec. 108-413(b) mandates 120 plants per
100 linear feet; with 186 linear feet along
Elizabeth Street, we are required to plant
216 plants but have provided a total of 910
instead. This results in a lush, beautifully
landscaped area explicitly designed for the
enjoyment and privacy of Elizabeth Street i B
residents. The plant materials will be ; : fmm“? ol tgo
installed at substantial sizes—not saplings—such as 65-gallon (14’ 16’ tall) Chrysophyllum
Oliveforme (Satin Leaf) shade trees, 45-gallon (8’-10’ tall) Gymnanthes Lucida (Crabwood)
shade trees, and 10’-12’ Christmas Palms trees. Keith Oropeza’s plan incorporates layers
of varying heights and densities to create a three-dimensional landscape that enhances
privacy and beautification.

Lighting

Adetailed lighting and safety lighting plan has not yet been finalized at this preliminary stage.
However, consistent with our thoughtful approach throughout the redevelopment process,
we fully recognize how light pollution can affect neighboring properties. We will be mindful
of this as we have been with many other aspects—both large-scale and finer details.

As noted previously, the east side of the building facing Elizabeth Street is primarily
designated for back-of-house functions. While some walkways and parking areas require
safety lighting, these elements will be carefully designed by lighting engineers to ensure that
illuminationis focused precisely where needed—without unnecessary spillover, flooding, or
upward projection that could cause disturbance.





Additionally, while well-placed landscape lighting to accentuate trees is often a beautiful
design feature, the primary purpose of the varying-height landscaping along Elizabeth Street
is to provide privacy for the neighbors. Therefore, landscape lighting in this area will be
minimal and intentionally limited. Personally, | do believe that some carefully considered,
professionally designed landscape and tree lighting—focused specifically to control where
light is cast—would enhance the area’s safety and appearance, benefiting neighbors as
well. That said, if, after installation, there is a consensus among residents that accent
landscape lighting is problematic, | am open to adjusting or removing it. | do not intend to
highlight this area unnecessarily, especially given the added expense and its purpose as a
privacy buffer.

Music

We have taken significant, deliberate steps to
address noise concerns to ensure sound is
effectively contained and directed away from |# a
Elizabeth Street. First and foremost, the music
source is located on the Simonton Street side of |5&
the property—the side furthest from Elizabeth
Street. This location, combined with the
thoughtful orientation of the building, ensures § ja{;
that any sound is naturally projected toward ;| %
Simonton Street and not toward the residential | ©
area behind the property. Moreover, the
architectural design serves as an inherent sound
barrier. The buildings are constructed with solid
concrete walls, similar to concrete sound
barriers used along some highways, preventing
noise from traveling into neighboring areas. The
layout creates a physical buffer between the
music source and Elizabeth Street, with the

i

courtyard and surrounding concrete structures 8
fully separating the two. | %
In addition, much of the music areais covered by é@vmxmmm“m

an overhanging roof structure that further |[:. e I o B et B e
contains sound, minimizing any potentialfz_ ‘
upward or lateral escape. We also plan to i
engage professionals to design a speaker

placement, ensuring sound is intentionally
directed within the listening area and toward Simonton Street while avoiding any backward
projection toward Elizabeth Street. Beyond the physical and operational elements, we are
incorporating advanced sound attenuation materials to absorb and dampen sound further
within the property’s confines.

Together, these measures form a multi-layered approach based on best practices in sound
system engineering. No direct line of open exposure would allow sound to travel toward





Elizabeth Street, and the combination of concrete construction, building orientation,
speaker direction, landscaping and sound-absorbing materials provides far superior noise
control compared to existing conditions.

Peter Cones - Backyard Privacy

Since 1953, and later in 1958, when the buildings now known as Southwinds were
constructed, Peter’'s home has been flanked on two sides by commercial properties
operating as motels. Currently, the distance from the rear of Peter’s home to the backside
of the existing motel building facing his backyard is approximately 50 feet, with four guest
rooms featuring windows that face directly toward his property. On the side of Peter’s home,
the distance to the back of the other motel building is about 18 feet, with five guest rooms
and windows oriented toward his side yard and backyard.

In comparison, under the proposed redevelopment, the closest point of the new building
will be approximately 55 feet from Peter’s property—providing a more significant setback.
Notably, the new building design eliminates guest room windows facing his home. As noted
previously, the rear side of the building facing Elizabeth Street will contain no guest-facing
views and is designated primarily for back-of-house functions, including storage and
mechanical rooms, further ensuring privacy for neighboring residences.

Peter Cone
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Construction Timing

The Planning Board is just one step in the City of Key West’s approval process. It has taken
approximately two and a half years to reach this point, and we still have several steps ahead.
We will need to appear before HARC two more times and go through the Tree Commission,
City Council, the local appeal period, and the 45-day review period with the State of Florida
DEO. | hope the approval process can be completed by the summer or possibly fall's end.

If all approvals are secured, we will move forward with having a complete set of detailed
construction documentation prepared. These documents will then be sent out for bidding.
Throughout the bidding process, revisions will likely be made. Atthe same time, we will also
be developing the interior design plans and corresponding documentation to prepare them
for bid. Following that, we would proceed with construction, which | anticipate starting
roughly one year after the approvals are received. However, until the bidding process is
complete, | cannot commit to an exact construction timeline as many variables are still at
play. Based on my experience, | expect the construction phase to take between 12 and 18
months from start to opening day. As many of you have observed with both residential and
commercial projects, the heavier construction tasks—such as demolition, site preparation,
walls, and roofing—typically progress quickly. It is the finer interior details (wiring, HVAC,
plumbing, drywall, furnishings, etc.) thatrequire more time and are generally less disruptive.





From: Marc L. Meisel mim@meiselholdings.com &
Subject: Re: A note from the residents Elizabeth Street N
Date: March 26, 2025 at 7:08 PM

To: Daryl Smith darins825@gmail.com
Bcc: Haven Burkee hburkee@benderarchitects.com, Richard McChesney richard@spottswoodlaw.com

Daryl,

Thank you again for taking the time to speak with me this afternoon. | truly appreciated the conversation and
was glad to hear that the neighbors were very satisfied with the design and other aspects of the plan.

Regarding the concerns around sound and live music, it’s clear that opinions vary. Some neighbors appear
comfortable with what has been proposed, while others remain uneasy—despite the substantial measures
we’ve incorporated into the design, including thoughtful building layout, sound absorption strategies, and other
planning efforts. | understand that changing long-held perspectives can be difficult, but | want to reiterate that
I've made significant efforts to address these concerns—both with this project and consistently over the years.

Since acquiring the property in 2014, | have made numerous changes—many of them at significant personal

cost and without any obligation—purely with the intent of being a good neighbor. From removing deliveries on
Elizabeth Street to replacing dumpsters with individual receptacles and building a new trash enclosure, these
improvements were not made to gain favor or seek approvals; they were simply the right thing to do.

When | sought approval for the ice cream truck (Rooster Treats) and e-scooters (Lama’s), many neighbors from
Elizabeth Street came out to publicly oppose the effort at the City meetings—yet | proceeded respectfully. Even
after receiving those approvals, | continued to work cooperatively with Linda Donn and others in the
neighborhood to improve the surrounding area. Together, we’ve discussed re-graveled areas, installing shutters,
repainting buildings, upgrading lighting, adding landscaping, and installing HVAC covers. These enhancements
were offered, discussed, and looked to be completed willingly, without asking for anything in return.

As we discussed, the current plan has been developed with the same spirit of cooperation and goodwill. Every
single element of this proposal improves upon the existing conditions—visibly, functionally, and in terms of
neighborhood impact. I've responded to every comment and suggestion with transparency and effort. That’s
why it’s disappointing to now receive a list of restrictive conditions from the neighbors—such as eliminating the
bar at the pool, capping events at three per year, and requiring music to end at 9 p.m.—especially given how far
we’ve gone to accommodate concerns and make thoughtful, lasting improvements.

After more than a decade of proactive investment in the neighborhood —without asking for anything in return—
this is the first time I’'ve sought support for something meaningful to our operation. | can’t help but feel that my
goodwill is being taken for granted and that some are approaching this opportunity not in the spirit of
collaboration but rather opportunistically.

I remain hopeful that the neighbors will recognize the many benefits of this project and choose to support it at
Thursday’s meeting or send in letters of support. | truly believe it reflects the best possible outcome for
everyone involved. See the attached in direct response to the list of conditions the neighbors have put together.

Regards,

Marc L. Meisel

MEISEL

mlm@meiselholdings.com
meiselholdings.com | meiselhms.com
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On Mar 25, 2025, at 2:32 PM, Daryl Smith <darins825@gmail.com> wrote:

Marc , it was nice speaking with you. Following is a list of conditions the neighbors have put together . We
would like to see if these could added to the conditional use for the live music.

1- All live music performances on first floor only

2- no special events permitted with outside amplified music (except pool area). Or negotiate maximum number
of special events to 3 and music ends by 9pm

3- no events at pool without special events permit and music to end at 9pm
4- no bar at the pool

5- doors and windows closed if live amplified music is performed inside at bar and audible at nearby residential
area.

6- no amplified live music allowed on the property that is audible past the hotel property line.

These are comments and suggestions from neighbors on both Elizabeth and from the southern most side .
Everyone seems very satisfied with the design and all other aspects of the plan. Sound and live music are
perceived differently by everyone and finding an acceptable middle ground is what seems to be the goal.
Thanks for your efforts and considerations for the neighborhood!

Daryl smith
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MEISEL

March 26, 2025
Neighbors of Elizabeth Street,

Most of the concerns raised now have shifted from the other items addressed, centered
around amplified music or crowd noise. We have operated for over seven years without a
single noise-related code violation. It’s important to note that large-scale, professionally
produced concerts are regularly held on the beach at Southernmost, and frequent
weddings at The Reach often include full bands performing for hundreds of guests. These
events are significantly larger in scale than anything hosted at the Tipsy Rooster. They can
usually be heard well beyond Elizabeth Street—yet the sound is frequently and
inaccurately attributed to our establishment.

The Tipsy Rooster is not a concert venue. It is a small neighborhood bar and liquor store
that has never been associated with excessive noise or disruptive behavior. In fact, we
have worked hard to build and maintain a strong reputation within the community, and we
take pride in having no history of code violations. We fully intend to maintain this track
record.

The proposed design changes are not meant to significantly expand our operations, but
rather to enhance the overall appearance of the property, improve the quiet enjoyment of
neighboring residences, and eliminate all commercial activity along their street. These
improvements are being made with great care, expense, and consideration—reflecting our
long-standing commitment to being a respectful and responsible neighbor. Every concern
previously raised by the community has been directly addressed in this plan. Not a single
issue was ignored or met with minimal effort. On the contrary, significant thought,
attention to detail, and financial investment have gone into resolving or substantially
improving each one.

Restricting our ability to serve cocktails around the pool or to offer music—both within
clearly established legal limits and without any history of code violations—would
unnecessarily limit our ability to provide a quality guest experience. We have always
complied with all applicable ordinances and have gone beyond to keep sound levels well
below permitted thresholds out of respect for both our neighbors and our hotel guests.

Itis important to emphasize that, unlike a standalone bar, the Tipsy Rooster is just one
small component of a much larger hotel operation. The hotel looks to create a relaxing,
enjoyable environment for our guests. Loud music or disruptive activity would work against
that goal. Many of our guests seek tranquility, just like our neighbors, and for that reason,
maintaining a respectful, well-balanced atmosphere is both our responsibility and in our
best interest. We remain fully committed to upholding that standard.

Please see my responses to your list of “conditions” that the neighbors put together and
have requested to be added to the “conditional use” for the live music.
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1-All live music performances on first floor only

RESPONSE: I’m unclear on how this comment applies to the scope of this project.
Was there a specific concern raised in this regard? The plans do not include areas for
live music performances on elevated levels, as the Tipsy Rooster is located entirely on
the ground floor.

2—No special event with outside amplified music are permitted (except in the pool area).
Or, you can negotiate a maximum number of special events to 3, and the music ends by 9

p.m.

3- no events at pool without special events permit and music to end at 9pm:

RESPONSE: In response to both Items #3 and #4, the terms “special event” and
“event” are overly broad and lack clear definitions. We regularly host a variety of
gatherings, including gathers like wine tastings, liquor brand release events, birthday,
anniversary, and wedding celebrations, corporate functions, pit stops for the Zombie
Bike Ride, New Year’s Eve festivities, Paint-and-Sip events, fundraisers for various
charities —some featuring scheduled live music, others without. In every instance, we
have conducted these events with careful consideration for both our hotel guests and
surrounding neighbors. As a result, we have never received a single noise violation.

As a hotel, it is essential that we retain the ability to serve and accommodate our
guests appropriately. Amplified music, under any circumstances, is already subject to
City of Key West regulations and should not be further restricted beyond the
parameters established by the City’s existing noise ordinances. These ordinances
were thoughtfully crafted and should be considered sufficient for managing sound
levels. Imposing additional restrictions would suggest that the current regulations are
inadequate or ineffective, setting an unnecessary and potentially problematic
precedent across the City.

4- no bar at the pool:

RESPONSE: This request is unreasonable and would have a significant negative
impact on the overall guest experience and success of the hotel. Consider it from the
perspective of our guests—visiting Key West to relax and unwind at an upscale
property, lounging poolside under the sun, yet unable to enjoy a cocktail. For a full-
service hotel, not being permitted to offer poolside beverage service would directly
diminish the value and appeal of our accommodations, especially when compared to
other hotels in Key West, where this amenity is considered standard.

Additionally, if this request were to extend further—such as limiting amplified music
around the pool—it would likely have the opposite of its intended effect. In the
absence of hotel-managed music, guests often resort to bringing personal Bluetooth
speakers, resulting in competing and unregulated sound levels or unwanted music
types. Allowing the hotel to manage background music ensures volume control,






maintains a consistent atmosphere, and discourages guests from playing their own
music aloud, which is much more difficult to manage and often more disruptive.

5- doors and windows closed if live amplified music is performed inside at bar and audible
at nearby residential area.

RESPONSE: This request is unreasonable, as the bar counter is a hybrid
indoor/outdoor space—consistent with the existing design. As such, we would
technically be in violation regardless of music volume, even in routine instances such
as a customer opening the door to enter. Once again, it is important to emphasize that
a comprehensive noise ordinance is already in place and should serve as the
appropriate standard for regulating these scenarios.

6- no amplified live music allowed on the property that is audible past the hotel property
line..

RESPONSE: As noted above, when the hotel provides music through a professionally
designed system, we can fully control both the content and the volume at which itis
played. Without this control—particularly in a poolside setting—guests, especially
those traveling in groups, often will bring portable speakers, connect them to their
phones, and play personal music at volumes that are frequently significantly louder
and more disruptive.

This music is frequently not in line with the preferences of other guests and can create
an uncomfortable environment. It also places staff in the difficult position of having to
ask guests to turn down or turn off their music, which can lead to confrontational
situations and a diminished guest experience.

By the hotel managing the music ourselves, we ensure a more pleasant, consistent
atmosphere that appeals to the broader guest base. We also maintain full control over
volume levels to avoid disturbing other guests on the property or others in the
surrounding neighborhood—all while remaining fully compliant with existing noise
ordinances.
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address in detail the concerns you mentioned in your note and more, including:

Commercial Activity: As part of the new plan, all commercial activity has been
intentionally removed from Elizabeth Street. This includes the relocation of guest and
staff access, deliveries, trash and laundry services, and any business-related operations
away from the residential side of the property—further enhancing the quiet, residential
character of the street and addressing longstanding neighborhood concerns

Landscaping: A comprehensive plan was developed with Keith Oropeza to ensure a
lush, privacy-focused buffer along Elizabeth Street, far exceeding city requirements both
in quantity and maturity of plantings.

Lighting: An intentional approach to lighting design to avoid spillover and ensure
minimal impact on adjacent residences.

Noise & Music: Several architectural and operational measures have been thoughtfully
incorporated to prevent music from reaching Elizabeth Street. These include the
strategic design of the Tipsy Rooster space, the broader hotel structure functioning as a
sound barrier, the use of sound-absorbing materials, and deliberate speaker placement
—all of which help ensure the music remains clear yet subdued within the patron area of
the Tipsy Rooster

Privacy: The building setback has been increased substantially to 80 feet compared to
the current 10 feet, and no guest room windows face Elizabeth Street or neighboring
yards — particularly addressing concerns shared by Peter Cone.

You’ll see in the attached documents that we’ve taken considerable care and expense
over many years to be good neighbors and to incorporate the community’s feedback into
our plans — going well beyond what is required, paying special attention to how the new
design affects the neighbors.

Thank you again for your thoughtful note. | truly appreciate your neighborly concerns,
your appreciation for the project, and the pleasant, constructive tone of your email. |
wholeheartedly share your vision for a Key West that honors its unique heritage while
embracing a thoughtful and vibrant future. Since the mid-1980s, my father and | have
worked diligently to help preserve what makes Key West, Key West—and that
commitment remains just as strong today.

Like you, | believe that through respectful dialogue, careful planning, and mutual
understanding, we can ensure that the Southwinds project enhances not just our corner
of town but contributes positively to the broader community.



Regards,
Marc L. Meisel

L]

mlm@meiselholdings.com
meiselholdings.com | w: meiselhms.com

On Mar 26, 2025, at 9:31 PM, James Karch <kw.karch@hotmail.com> wrote:

As a longtime resident of Elizabeth Street, I'm writing to offer my thoughts on the proposed
redevelopment of the Southwinds Motel, a property | know the City of Key West oversees with care.
| genuinely admire Mr. Meisel’s dedication to preserving the authentic character of Key West in this
endeavor, a priority that aligns closely with the values of our community. That said, I'd like to raise a
few concerns that, if addressed thoughtfully, could ensure this project enhances both the tranquility
and vitality of our neighborhood.

First, the music from the Tipsy Rooster—while a showcase for talented performers—carries into our
homes in a way that is distracting. As | write this letter, the music from the Rooster has a monotone
sound. For those of us nearby, it disrupts sleep and even makes our rental property less appealing
to visitors (rental businesses). Through our traditional Old Florida jalousie windows and conch homes
(with little insulation), the sound filters in, muffled yet persistent, disturbing the quiet we cherish. I'd
urge you to explore redirecting this noise away from residential areas. If that proves challenging, I'd
be happy to discuss practical solutions to mitigate these challanges.

Additionally, the removal of commercial activity from Elizabeth Street is greatly appreciated. I'd
suggest keeping such operations within designated commercial zones, allowing our street to remain
a haven for its residents. A well-designed landscaping buffer along Elizabeth Street could help,
serving as both a visual and sound barrier to better integrate the redevelopment with its
surroundings.

| believe we share a vision for a Key West that respects its heritage while embracing a thriving
future, Mr. Meisel. By addressing these points—managing the music, limiting commercial
encroachment, and adding thoughtful landscaping—I think we could build a strong partnership
between the City of Key West, yourself, and Elizabeth Street residents. Together, we can ensure the
Southwinds project not only succeeds but also enriches life in this special part of our town.

Thank you for taking the time to consider my perspective. I'd welcome the chance to work with you
toward an outcome that reflects the best of our community.

James and Stephanie Karch
1315 Eliabeth Street, Key West, Florida
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