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April 17, 2024

Zoning Board of Appeals
100 West Atlantic Blvd.
Pompano Beach, FL 33060

RE: Special Exception Justification Statement for Hotel Use
Owner/Applicant: CAFPI 3204-3208 NE 9" St., LLC
Property Addresses: 3204-3208 NE 9th St.

Dear Board Members:

CAFPI 3204-3208 NE 9% St., LLC (“Owner” or “Applicant”), through undersigned counsel, hereby
requests Special Exception Approval, pursuant to Section 155.2406 of the City Code, to convert an
existing multi-family residential development with 9 dwelling units into a hotel use containing 10
rooms for short-term rentals (“Project”). The site for the Project includes two contiguous parcels
totaling +/- 0.34 acres with addresses of 3204 & 3208 NE 9' St. (collectively “Property”) which are
generally located on the south side of the NE 9" St. between N. Riverside Dr. and N. A1A. The Property
has a land use designation of Medium High Residential 16-25 du/acre and a zoning designation of RM-
20. Applicant is proposing to convert the 9 residential dwelling units into 10 units for short-term rental
use. Per the City’s Zoning Code, a short term rental facility consisting of more than 4 units is classified
as a hotel use. Hotel use is permitted under the RM-20 zoning district with Special Exception Approval.
As such, Applicant is requesting special exception approval to allow a hotel use consisting of 10 rooms
on the Property. This application should be granted because the request meets all applicable criteria
under the Code, the Project entails repurposing existing structures with a desirable use for the area,
and the proposed hotel use is fundamentally consistent and compatible with the neighborhood.

Below are the specific Code criteria for Special Exceptions in italics and bold with Applicant’s responses
below each.

1. Is consistent with the comprehensive plan;

The future land use designation for this Property is Medium High Residential, which allows for up to
25 residential units per acre and other uses. Under the Future Land Use Element of the City's
Comprehensive Plan (the “Plan”), “hotels, motels and similar lodging” are specifically listed as
permitted uses for the Residential future land use category. (See Subsection 3.02, Land Use
Implementation). Most notably, the Plan expressly encourages the Intended Use, stating that it
is the City’s policy to “Support and promote hotels, motels and other tourist accommodations
in designated residential, commercial and commercial recreation land use designations.” (See
Policy 01.03.10). The proposed use is consistent with the Comprehensive Plan.
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2. Complies with all applicable zoning district standards;

The zoning district for this Property is RM-20. This zoning district permits up to 20 residential units
per acre and double that amount for hotel rooms, via special exception approval. The Property is
approximately 0.34 acres, meaning 6 residential units would be permitted on site or 12 hotel rooms.
Applicant is proposing 10 hotel rooms. The buildings were constructed in 1954. As such, there may
be some legal non-conformities on the site pertaining to dimensional requirements. Applicant does
not propose changing the existing building footprints, height, setbacks, or other dimensions or
increase the non-conformities in any manner. Accordingly, the application complies with applicable
zoning district standards.

3. Complies with all applicable use-specific standards in Article 4: Use Standards;
The Project will comply with all applicable use-specific standards including obtaining required state
licensure.

4. Avoids overburdening the available capacity of existing public facilities and services, including, but

not limited to, streets and other transportation facilities, schools, potable water facilities, sewage
disposal, stormwater management, and police and fire protection;
The proposed hotel will not overburden existing public facilities and services as the Project does not
propose increasing the size of the buildings or number of rooms on site. Rather, Applicant proposes
reusing the existing facility. Generally, a small hotel such as this has a de minimis impact on services
and facilities.

5. Is appropriate for its location and is compatible with the general character of neighboring lands and

the uses permitted in the zoning district(s) of neighboring lands. Evidence for this standard shall
include, but not be limited to, population density, intensity, character of activity, traffic and parking
conditions and the number of similar uses or special exception uses in the neighborhood;
The proposed hotel is appropriate for the location and compatible with the area. The Property is on
the City’s barrier island, which is a major tourist destination, and is about one block from the beach.
This is an area where tourists and visitors are looking for lodging. Moreover, the neighborhood has a
mix of apartment complexes, condominiums, hotels, and commercial uses. The Property has sufficient
parking to accommodate the proposed use and many visitors use Uber or Lyft to come to and from
similar uses.

6. Avoids significant adverse odor, noise, glare, and vibration impacts on surrounding lands
regarding refuse collection, service delivery, parking and loading, signs, lighting, and other site
elements;

There will not be any such impact to surrounding lands. The proposed hotel will not have event space
or a bar/restaurant, which are the types of accessory uses to hotels that can generate noise or parking
issues.

7. Adequately screens, buffers, or otherwise minimizes adverse visual impacts on neighboring lands;
The Property was developed with the proper screening and landscaping in place to avoid negative
visual impacts. Additionally, there are no adverse visual impacts to screen.

8. Avoids significant deterioration of water and air resources, scenic resources, and other natural
resources;
There will be no change or introduction of activities which will negatively affect water or air
resources, scenic resources, or other natural resources.
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9. Maintains safe and convenient ingress and egress and traffic flow onto and through the site by
vehicles and pedestrians, and safe road conditions around the site and neighborhood;
Parking at the Property will not change in any material way. Existing ingress and egress are adequate
and safe.

10. Allows for the protection of property values and the ability of neighboring lands to develop uses
permitted in the zoning district;
The proposed use is appropriate for this area and will not negatively impact property values or
surrounding uses. Again, there are similar uses in the vicinity, so the compatibility is self-evident.
Approving the request will allow the Property to be redeveloped with a use that will support the
tourism economy in the beach area, thereby protecting property values of the surrounding area.

11. Fulfills a demonstrated need for the public convenience and service of the population of the

neighborhood for the special exception use with consideration given to the present availability of
such uses;
For many years, the City has been a top-tier domestic vacation destination. Improvements made by
the City to the beach area have caused the City’s popularity to grow. To keep pace with the burgeoning
demand, new hotels of various size and price point are needed in the beach area. New hotels will help
the City ensure it captures interested visitors. Increased tourism is beneficial to the local economy
including those living and working in the nearby vicinity. Those staying on the Property will frequent
local stores and restaurants, which is in “service of the population of the neighborhood.” If approved,
this Project will help support that positive growth in tourism.

12. Complies with all other relevant city, state and federal laws and regulations; and
Applicant intends to apply for a state license and understands if the special exception application is
approved Applicant would need to show proof of licensure prior to obtaining a business tax receipt.

13. For purposes of determining impacts on neighboring properties and/or the neighborhood, the terms
neighboring properties and neighborhood shall include the area affected by the requested special
exception, which is typically an area of 500 feet to a one-half mile radius from the subject site.

As stated above, the area surrounding the proposed hotel has a mix of apartment complexes,
condominiums, other hotels, and small commercial uses. The proposed Project is compatible with this
higher density, active, beach area.

Respectfully,
Dw% L. Deckarasn

MISKEL BACKMAN, LLP
Dwayne L. Dickerson, Esq.
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