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PLANNING BOARD 
Staff Report 

 
To:  Chairman and Planning Board members 
 
From:  Brendon Cunningham, Senior Planner 
 
Through:  Donald Leland Craig, AICP, Planning Director 
 
Meeting Date: April 18, 2013 
 
Agenda Item: Major Development Plan Modification- 3820, 3824, 3850 and 3852 N. 

Roosevelt Blvd  (RE# 00065530-000000, AK #1068233; RE#0006550-000000, 
AK#1068250; RE#00064940-000000, AK#1065455; RE#00065060-000000, 
AK#1065587) - Request for Modification to a Major Development Plan approval 
for property located in the General Commercial (CG) zoning district per Section 
108-91(C.)(3) of the Land Development Regulations of the Code of Ordinances 
of the City of Key West. 

 
 
Request: To amend a Major Development Plan approval to permit the renovation of 

four hotel properties.   
 
Applicant:  JLW Key West 1 and JLW Key West 2 
   
Property Owner: JRC Key West Hotel, LLC; RFA Key West LLC; RFA Key West II, LLC; 

AVA Key West, LLC; JL Key West, LLC; JL Key West II, LLC; JLW 
Key West 1, LLC; and JLW Key West 2, LLC. 

 
Location:    3820, 3824, 3850 and 3852 North Roosevelt Boulevard 
 
Legal Description: RE#00065530-000000, AK 1068233; RE#00065550-000000, AK 1068250; 

RE#00064940-000000, AK 1065455; RE#00065060-000000, AK 1065587 
 
Zoning:  CG – General Commercial zoning district 
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Background 
This project was originally approved by Planning Board Resolution 2007-006 and City 
Commission Resolution 07-164 for a complete redevelopment as an integrated hotel complex 
with a conference center, themed restaurant, time-share units and affordable housing.  
Subsequently the City and the Developer entered into a Development Agreement per Resolution 
08-132 to secure the existing development rights for a period of 10 years.   
 
Ownership of the property has changed and the current Owner has submitted a request to amend 
the 2009 Development Agreement, allowed by the existing Development Agreement and the 
Land Development Regulations. The proposed Agreement would reduce the impacts of 
development on site and allow the owner to renovate the buildings and uses currently existing on 
the properties. The Owner has chosen not to request an extension of the 2009 Development 
Agreement which will effectively be dissolved and superseded by this Development Agreement. 
Concurrent with the Development Agreement modification request the Owner has also submitted 
this Major Development Plan application for the first phase of the proposed renovation plan. 
 
Existing Conditions  
The six contiguous properties of approximately 17 total acres consist of the existing four hotel 
properties: 3820, 3824, 3850 & 3852 North Roosevelt Boulevard (Phase 1) and the two 
commercial sites (Phase 2): the Welcome Center with an affordable housing component (3840 
North Roosevelt Boulevard) and the vacant restaurant building (3800 North Roosevelt 
Boulevard). 
 
Proposed Development 
At this time, the Developer would modify the Development Agreement and Development Plan to 
renovate the four existing hotel properties (Phase 1) generally in their current configurations, and 
replacing existing restaurant and lobby structures for the hotel sites at 3850 and 3852 North 
Roosevelt Boulevard. The Overall Proposed Site Plan is attached to this Staff Report.  And for 
clarity 3820 N. Roosevelt Blvd. is site D 3824 N. Roosevelt Blvd. is Site C, 3850 is site B and 
3852 is site A.  Sites E and F, 3840 and 3820 North Roosevelt Boulevard will be part of a 
separate development plan process (Phase 2).  
 
Surrounding Zoning and Uses 
The surrounding properties consist of a single-family residential neighborhood to the rear (South 
and East), Florida Bay and the Holiday Inn Beachside at the front (North and East) and 
commercial uses to either side (South and West). 
 

Process 
Development Review Committee:    February 6, 2013 
Tree Commission:      March 11, 2013 
Planning Board Meeting:     April 3, 2013 
City Commission Meeting:     May 7, 2013 Tentative 
 
Previous City Actions 
May 2, 2007 City Commission Approval of Major Development Plan and Conditional 

Use, Resolution 07-164; 
March 7, 2007 Board of Adjustment Parking Variance, Resolution 07-083; 
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May 7, 2008 City Commission Preliminary Consideration of Development Agreement, 
Resolution 08-192; 

November 21, 2008 Development Review Committee Review of Draft 2009 Development 
Agreement 

January 27, 2009 Planning Board Recommendation of approval of the 2009 Development 
Agreement, Resolution 2009-001; 

March 4, 2009  City Commission approval of the 2009 Development Agreement for the 
Key West Resort and Conference Center project, Resolution 09-059. 

 
 
Evaluation for Compliance with the Land Development Regulations (LDRs) and 
Comprehensive Plan 
Section 108-91 B(2)(b) of the City of Key West LDRs requires that any proposed non-residential 
development outside the historic district greater than 5,000 square feet submit an application for 
a major development plan. Section 108-196(a) of the LDRs (review by planning board) states 
"after reviewing a major development plan or a minor development plan for a property and staff 
recommendations, the Planning Board shall act by resolution to approve, approve with 
conditions, or disapprove it based on specific development review criteria contained in the land 
development regulations and the intent of the land development regulations and comprehensive 
plan.” 

Section 108-198 states that the City Commission shall approve with or without conditions or 
disapprove the development plan based on specific development review criteria contained in the 
Land Development Regulations (LDR’s) and based on the intent of the LDR’s and 
Comprehensive Plan. The City Commission may attach to its approval of a development plan 
any reasonable conditions, limitations or requirements that are found necessary, in its judgment, 
to effectuate the purpose of this article and carry out the spirit and purpose of the comprehensive 
plan and the LDR’s. Any condition shall be made a written record and affixed to the 
development plan as approved. If the City Commission disapproves a development plan, the 
reasons shall be stated in writing". 
Planning staff, as required by Chapter 108 of the City of Key West LDRs, has reviewed the 
following for compliance with the City's LDRs and Comprehensive Plan which is summarized in 
the following tables.  Please note, the following tables for Phase 2 Sites E and F are based on 
data from files held by the Planning Department.  Included are the materials used to this end.  
 
Project Data: 3820 North Roosevelt, Site D  
                                     Existing Permitted/Required Proposed 
Zoning CG N/A N/A 
Lot Area 134,331 sf 15,000 sf No Change 
FAR 0.668 0.8 0.684 
Building coverage 16.83% 40%  16.84% 
Impervious 82.15% 60%  80.33% 
Parking 150 155 155  
 Bicycle 52 35% hotel 25% retail 54 
Flood Zone AE-8, 9 & 10 N/A  N/A 
Front Setback 48.68’ 50’ Same 
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Rear Setback 307.82’ 50’ Same 
Side Setback 20’ 15.91’ Same  
Project Data: 3824 North Roosevelt, Site C 
                                     Existing Permitted/Required Proposed 
Zoning CG N/A N/A 
Lot Area 131,661 sf 15,000 sf No Change 
FAR 0.446 0.8 0.419 
Building coverage 26.94% 40%  22.53% 
Impervious 81.84% 60%  75.07% 
Parking 139 101 101  
 Bicycle 0 35% hotel  36 
Flood Zone AE-8, 9 & 10 N/A  N/A 
Front Setback 72.30’ 25’ Same 
Rear Setback 22.09’ 25’ 49.71’ 
Side Setback 37.12’ 15’ 40.85’ 
 
Project Data: 3850 North Roosevelt, Site B 
                                     Existing Permitted/Required Proposed 
Zoning CG N/A N/A 
Lot Area 166,895sf 15,000 sf No Change 
FAR 0.494 0.8 0.526 
Building coverage 26.71% 40%  26.76% 
Impervious 82.95% 60%  75.76% 
Parking 186 144 148  
 Bicycle 0 35% hotel  52 
Flood Zone AE-8, 9 & 10 N/A  N/A 
Front Setback 41.20’ 50’ Same 
Rear Setback 64.48’ 50’ 50.52 
Side Setback 40.38’ 20’ Same 
 
Project Data: 3852 North Roosevelt, Site A 
                                     Existing Permitted/Required Proposed 
Zoning CG N/A N/A 
Lot Area 144,000 sf 15,000 sf No Change 
FAR 0.494 0.8 0.538 
Building coverage 27.847% 40%  29.409% 
Impervious 80.50% 60%  75.13% 
Parking 138 134 135  
 Bicycle 0 35% hotel  48 
Flood Zone AE-8, 9 & 10 N/A  N/A 
Front Setback 45.5’ 50’ Same 
Rear Setback 56.1’ 50’ Same 
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Side Setback 53’ 20’ Same 
Concurrency facilities and other utilities or service (Section 108-233)  
This preliminary analysis by staff encompasses the four hotel sites in total for Phase 1.   
 
Potable Water Supply 
Section 94-68 of the City of Key West Code sets the level of service standard for potable water 
for nonresidential uses at 650 gal/acre/day.  Utilizing this level of service standard; 
 

i) the capacity of the existing use of the subject property would be: 
 

650 gal/acre/day * 13.23 acres [existing developed area] = 8,599.5gal/day 
 

ii) the capacity of the proposed use of the subject property would be: 
 

650 gal/acre/day * 13.23 acres [proposed developed area] = 8,599.5 gal/day 
 
As the calculation for required potable water is based on acreage, the project as originally 
developed provided for adequate supply. The existing site is currently serviced with potable 
water by the Florida Keys Aqueduct Authority (FKAA).  FKAA has been notified of the 
upcoming development and has available capacity to service the proposed development with the 
existing infrastructure currently in place.  The applicant will pursue final FKAA permit 
approvals for potable water service prior to construction and will submit a complete set of plans 
to determine meter requirements and System Development Fees.   
 
It should be noted that the renovations will likely reduce actual consumption on the site.  The 
renovated hotel rooms will include updated bathroom fixtures which have lower flow needs. 
Additionally, two existing restaurants are going to be eliminated 

Sanitary Sewer 
Section 94-67 of the City of Key West Code sets the level of service standard for sanitary sewer 
for nonresidential uses at 660 gal/acre/day.   
 
Utilizing this level of service standard; 
 

i) the capacity of the available use of the subject property would be: 
 

660 gal/acre/day * 13.23 acres [existing developed area] = 8,731.8 gal/day 
 

ii) the capacity of the proposed use of the subject property would be: 
 

660 gal/acre/day * 13.23 acres [proposed developed area] = 8,731.8 gal/day 
 
As the calculation for required sanitary sewer is based on acreage, the project as originally 
developed provided for adequate supply.  The current treatment plant has the potential capacity 
of 10 million gallons per day.  At this time only 4.8 million gallons per day are currently utilized.  
The plant has the capacity to accommodate an addition to the original project. 
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Drainage 
Section 94-69 of the City of Key West Code sets the drainage level of service standard as: i) post 
development runoff shall not exceed predevelopment runoff for a 25 year storm event, up to and 
including an event with a 24-hour duration; ii) onsite treatment of the first one inch of rainfall 
must be provided to meet water quality standards; and iii) storm water facilities must be designed 
so as to not degrade any receiving water body.  
 
The Engineering Department states that the stormwater management plans meet the requirements 
in Chapter 108 Article VIII. The site will meet or exceed minimum requirements as depicted in 
the storm water management plans.  
 
Solid Waste 
Section 94-71 of the City of Key West Code sets the level of service standard for solid waste for 
nonresidential uses at 6.37 lb/capita/day. 
Utilizing this level of service standard; 
 

i) the capacity of the existing use of the subject property would be: 
 

6.37 lb/capita/day * Approximately 220 employees = 1401.4 lb/day  
 

ii) the capacity of the proposed use of the subject property would be: 
 

6.37 lb/capita/day * 165 employees = 1051.05 lb/day 
 

These amounts reflect the reduced impact of the hotel properties.  According to the City’s 
General Services Division, the contract with Waste Management (WM) accounts for a 20 year 
“window” for waste processing at the Wheelabrator Waste to Energy site.  There are other 
facilities in south Florida also owned by WM for continued use into the future. 

 
Roadways/Trip Generation 
Section 94-72 of the City of Key West Code sets the level of service standard for roads.  This is a 
renovation project.  There will be no increase in the number of hotel rooms.  Further, the 
applicant intends to eliminate two restaurants thus lessening the overall traffic impacts.  Further 
analysis is provided in the applicant’s concurrency report. 
 
Fire Protection 
The buildings are required to be sprinkled.  All additional Life Safety elements shall be in place 
before a final CO will be issued.  See attached DRC meeting minutes for detailed comment. 

Other public facilities 
These sites are presently being served by multiple FKAA meters. There is currently a 10”water 
main located on Northside Drive which feeds all proposed properties, excluding RE#00065060-
000000 which is served by 16” water main on North Roosevelt.   A complete set of plans will be 
required for review to determine meter requirements and any System Development Charges.  See 
attached DRC meeting minutes for detailed comment. 
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Appearance, design and compatibility (Section 108-234) 
 
Compliance with Chapter 102; Articles 111, IV and V 
The properties are not historic, nor located within an historic district and thus not subject to 
HARC.   

Compliance with Section 108-956 
Section 108-956 discusses the requirements for domestic water and wastewater. These issues 
have been discussed in the previous section of the report.  Please see above. 

Chapter 110; Article II 
Should any archeologically significant resources be discovered during the development of the 
site, the applicant shall be required to comply with this article of the LDRs.  

Site location and character of use (Section 108-235) 
The site is located in the CG zoning district. Transient residential accommodations are typical of 
the area as are other commercial uses.   

Appearance of site and structures (Section 108-236) 
This section also requires review for compliance with the performance standards stipulated in 
Section 108-278 through 108-288.  This development would seem to be comprised of 
harmonious design elements thus meeting the general intent. 
 
Appearance of site and structures (Section 108-278) 
This project is a renovation.  The appearance of the site and structures are being upgraded.  
Landscape plans and building elevation drawings are part of this application depicting the 
modifications and improvements. 
 
Location and screening of mechanical equipment, utility hardware and waste storage areas 
(Section 108-279) 
Mechanical equipment will be located on the roofs of the existing structures or at grade and 
screened from view. 

Utility lines (Section 108-282) 
The power lines shall be placed underground for this development.   
 
Commercial and manufacturing activities conducted in enclosed buildings (Section 108-
283)  
This is a renovation of existing hotels.  Accessory commercial activity is anticipated for 3820 
North Roosevelt Boulevard (Site D).  There will be no manufacturing activity at any of the sites. 

Exterior Lighting (Section 108-284) 
Any proposed lighting must comply with this section.  The lighting plan shall provide for “Dark 
Sky” standards for new fixtures and modification of existing lighting.  

Signs (Section 108-285) 
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The plans do not indicate the location of any signage. A separate permit will be submitted 
according to the Development Agreement for the installation of any signs and the signs will be 
required to comply with Chapter 114 "Signs" of the LDRs. 

Pedestrian sidewalks (Section 108-286) 
Sidewalks will be installed in conjunction with the ongoing FDOT reconstruction of N. 
Roosevelt Blvd.  
 
Loading docks (Section 108-287)  
There are no existing loading docks and there is no indication that there will be according to the 
site plans.  There are loading areas for hotel guests for use during check in. 
 
Storage Areas (Section 108-288) 
No outdoor storage is proposed. 

On-site and off-site parking and vehicular, bicycle, and pedestrian circulation (Section 108-
244) 
The development, as it exists today has excess parking.  The plans indicate that the parking count 
will meet the required number of spaces.  The commercial use for 3820 N. Roosevelt Blvd has 
been included in the parking count. Additional bicycle and scooter parking are part of the 
redesigned site.  The site plans have been laid out in a manner that permits safe and adequate 
pedestrian circulation. There are adequate internal and external pedestrian walkways. 

Housing (Section 108-245) 
The proposed development does not impact hurricane evacuation as these are to be renovated 
hotels, already included in the Hurricane Evacuation model.  The affordable housing component 
at the Welcome Center site (3840 N. Roosevelt Blvd) has also been included. 

Economic resources (Section 108-246) 
The project will generate approximately $1,086,035 in ad valorem tax revenues according to the 
Applicant.  Additionally, the construction cost is estimated at $22,864,992. 

Special Conditions (Section 108-247) 
The application as submitted complies with the intent of the LDRs and the city's Comprehensive 
Plan in place at the time of the application submittal.  The proposed development is not within 
any special zoning districts, adjacent to the airport or in proximity to waste treatment.   

Construction management plan and inspection schedule (Section 108-248) 
The applicant has submitted a construction schedule as part of this application.  Building permits 
will be submitted after this approval has been obtained. Inspections will be performed as 
required by the Florida Building Code and the Key West Building Department. 

Open Space, screening and buffers and landscaping (Article V and VI) 
The properties cannot support the buffer yard requirements as the site is currently configured.  A 
waiver has been submitted as part of this application. 
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Request for modification, Section 108-517  
The applicant has requested to modify Section 108-412(a) minimum landscaped areas and 
Section 108-413 (b) This can be supported as the sites as they exist today are legal non-
conforming.  The applicant has proposed a reduction in impervious surface ratio for each 
property bringing the landscaping further into compliance.  See attached waiver letter of request. 

Off-street parking and loading (Article VII) 
The site plans have been laid out in a manner that permits safe and adequate pedestrian 
circulation. There are adequate internal and external pedestrian walkways. 

Stormwater and surface water management (Article VIII) 
The applicant submitted a conceptual drainage plan. This item has been discussed in a previous 
section of this report.  The Engineering Department states that the stormwater management plans 
meet the requirements in Chapter 108.  See attached DRC Minutes. 
 
Flood Hazard Areas (Division 4 - Sections 108-821 - 108-927) 
The existing buildings are in FEMA flood zones AE-8, AE-9 and AE-10.  The renovations will 
not exceed 50% of depreciated market value and thus do not need to meet FEMA flood elevation 
requirements.  However, the new construction will exceed FEMA flood elevation requirements 
by one foot in elevation. 
 
Utilities (Article IX)  
These items have been addressed in a previous section of this report.   
 
RECOMMENDATION 
The Planning Department recommends approval to the Planning Board with the following 
conditions: 
 

1. The applicant shall install a continuous landscape buffer and wall per the waiver 
request approval and Development Agreement. 

2. Exterior lighting shall comply with “Dark Sky standards” as described in the 
Development Agreement. 

3. Coordinate with the Art in Public Places Board for an installation at the 
intersection of 3850 North Roosevelt and US 1, the “Triangle.”  

4. Coordinate with FDOT for changes of ingress and egress and sidewalk 
installation. 
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