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PREFACE

A Supplement to the 2004 Reuse Plan

The LRA presents this Addendum to the 2004 Reuse Plan to 
serve as a supplemental update to reflect market changes and 
economic development enhancements.  Building on the factual 
inventory and assessment of the 2004 plan, this Addendum 
sets forth an enhanced vision and related program derived from 
further site due diligence, community input and creative physical 
and market study.  The Addendum is not intended to replace the 
2004 Plan, but rather supplement and redirect the focus of de-
velopment planned to better leverage site opportunities, current 
market potentials and strategic economic development opportu-
nities.

The Addendum should be considered in conjunction with the 
background provided by the 2004 Reuse Plan and the extensive 
documentation contained in that plan related to existing condi-
tions, infrastructure and building inventory.  Together with the 
Addendum, the Reuse Plan reflects a bold vision for the stra-
tegic redevelopment of the entire Roosevelt Roads property to 
maximize its inherent value and to create lasting local, regional 
and Commonwealth-wide economic development.    

2004 Reuse Plan Cover
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I. FRAMING THE OPPORTUNITY

II. ASSESSING THE PHYSICAL PROPERTY

III. THE STRATEGIC VISION

IV. DEVELOPMENT ZONES
• Zone 1:  Port Caribe 
• Zone 2:  Caribbean Riviera 
• Zone 3:  El Yunque Grande 
• Zone 4:  Marsh Vista
• Zone 5:  Eco-Outpost Base Camp
• Zone 6:  Uplands
• Zone 7:  Main Street
• Zone 8:  Sports Core
• Zone 9:  Island Paradise
• Zone 10:  Capehart
• Zone 11:  Ceiba Park

V. PARTNERS IN REDEVELOPMENT
• The Conservation Trust Lands
• The International Airport
• The Communities

VI. MASTER PLAN IMPLEMENTATION PROCESS
• The LRA’s Role as Redevelopment Agent
• Precedent Examples
• Sequencing and Schedule
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Adaptive reuse potential

8

          FRAMING THE OPPORTUNITY
Closure of the Naval Station Roosevelt Roads, Puerto Rico (“Roosevelt Roads”) on March 31, 2004 created sudden and severe 
economic hardship to both the local communities and the Commonwealth of Puerto Rico (“Commonwealth”).  While a reuse plan 
prepared by the Puerto Rico Department of Economic Development and Commerce in December 2004 presented a collection of 
various program uses to help guide the redevelopment of the physical asset, the 2004 Reuse Plan did not craft a true strategic 

vision of how to best leverage the unique and significant characteristics of 
the 8,000 acre property to serve as a “game changer” for Commonwealth 
tourism, economic expansion, job creation and local community initiatives.  
Equally important, many of the land uses cited in the 2004 Reuse Plan 
required significant government investment and economic stimulation to 
execute before private investment was attracted.  With no self-sustaining 
destination attraction to bring private developers and investors, and to 
justify and offset the necessary infrastructure investment, the 2004 Reuse 
Plan did not provide a viable mechanism for realization.

Since then, the local and global economies have only worsened, making 
the need for a rigorous, strategic vision even more demanding.  The 
Governor’s proposal for the Caribbean Riviera Initiative, initially presented 
at the 2009 Economic summit, is merely one of several anchors, or 
“invitations” in that strategic vision which must address the entire property, 
as well as the connectivity and linkage with the neighboring communities.  
When examined from the perspective of the best use of the former naval 
base property and resources, 
Roosevelt Roads unveils an 
exciting, dynamic and once-

in-a-lifetime opportunity for the Commonwealth to craft a vision which serves to:

•	 Create value by understanding, analyzing and leveraging the inherent 
amenities of a lush, diverse, beautiful and well-situated real estate asset, 
rather than merely proposing a menu of disparate land uses

•	 Increase overall visitation to the Commonwealth (and extend length of existing 
visits) and re-energize as a catalyst for an island-wide regional planning 
strategy to enhance the position of Puerto Rico in the Caribbean and world 
marketplace

I

An Immense economic development opportunity
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Adaptive reuse potential

•	 Create an economic development “game-changer” which serves to define and leverage markets rather than merely follow trends

To that end, the Roosevelt Roads Local Redevelopment Authority (“LRA”) has chosen to supplement the 2004 Reuse Plan in a manner 
that strengthens its economic feasibility and enhances its overall character and attraction as a bold and credible initiative to be realized.

Implemented properly, this addendum to the 2004 Reuse Plan (“Addendum”) anticipates significant positive economic impact for the 
adjoining communities of Ceiba and Naguabo, the nearby island communities of Vieques and Culebra, the region, and with regard 
to enhanced competitiveness in the varied tourism markets - the entire Commonwealth.  The Addendum recognizes the present 
challenges in the various development market sectors and approaches implementation with a market-making strategy rather than a 
market-following strategy.

The economic and fiscal impact of the redevelopment could be significant.  In the first 20 - 25 years, the construction phase of the re-
use of Roosevelt Roads will produce 21,000 direct jobs.  When considering the multiplier effect, 29,000 direct, indirect and induced jobs 
will be created in this phase.  Fiscal impacts resulting from the increased economic activity will reach $280 million from the construction 
and $660 million from the operation during the first 20 -25  years. 

Paramount in this is the potential for the redevelopment of Roosevelt Roads 
to significantly enhance and increase annual Puerto Rican tourism visitation 
number by bringing some 1 million unique visitors annually to the Roosevelt 
Road by year 20. That impact will result in a much enhanced competitive 
position for Puerto Rico and all of its communities, attractions, destinations 
and amenities – with more visitors, extended lengths of stay, increased 
convention/meeting business, greater demand for dining, shopping and rec-
reation, and the ability to truly become the Caribbean business and leisure 
destination. 

The proximity of the property to the El Yunque National Forest is a 
significant inherent asset to be leveraged in achieving a positive impact 
for the overall tourism attraction of the Commonwealth.  With its 1.2 million 
annual visitors, El Yunque is already Puerto Rico’s signature, natural 
destination attraction, unique as the United States’ only tropical rainforest.  
The potential of adding the US National Park Service brand to El Yunque 
in some fashion would further enhance its national and international tourism appeal, and create for the Commonwealth a potential 
destination on par with some the US’s great national parks and forests, like Yellowstone.  The US national park concept is often 
acclaimed as one of the best ideas ever exported and adopted by many foreign countries over the years.

Enhancing tourism competitiveness for the Commonwealth

9
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   ASSESSING THE PHYSICAL PROPERTY
The former naval station property is truly a unique and rare resource, having been isolated from normal development trends 
since the early part of the last century, and situated at the foothills of El Yunque – one of the world’s greatest natural wonders.  
The property represents an interesting mix of natural ecological areas (most already under the care of the Conservation Trust), 
physical infrastructure (including a major airfield with an 11,000 foot runway), and waterfront development areas (providing 
distinctive destination development potentials).  Taken together as a composite “place” these factors represent one of most 
exciting redevelopment opportunities anywhere in the Caribbean, and in fact anywhere along the eastern coast of North 
America.

Of paramount importance in crafting a strategic vision is the ability to leverage together these unique assets to create value for 
investors and communities alike.  Significant to that equation are:

•	 The continued enhancement and improvements to the existing airfield to allow it to ultimately become a critical airport 
hub and tourism entry gateway

•	 The utilization of two existing deep water ports to allow Roosevelt Roads to also become a second major port-of-call 

II

Pristine wetlands and waterways Gateway To Vieques, Culebra and the West Indies El Yunque National Forest

10
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for cruise ships, ferries and linkages to the outlying Green 
Triangle of island and the entire West Indies (the Green 
Triangle is an innovative initiative to link and leverage the 
unique island character of the Puerto Rican and West Indies 
heritage)

•	 The proximity of El Yunque to allow one of the great national 
parks of the world (operated by the US Forest Service) to 
have an enhanced, high quality point of entry and supportive 
interpretive initiatives which create a must-see, one-of-a-kind 
ecotourism destination

•	 The thousands of acres of unique and beautiful Conservation 
Trust lands on-site and in the foreground of El Yunque that 
provide a dynamic natural flora and fauna resource – as 
evidenced in the recent Conservation Trust investment in Las 
Cabezas

•	 Existing community structures such as the bowling alley, 
schools, hotel and retail which have adaptive reuse potential

•	 The waterfront development lands which provide a 
foundation for the creation of a world-class destination anchor 
development

Roosevelt Roads as part of El Yunque and the Green Triangle 

11

Spectacular harbors Lush tropical green environment Secluded beachfront
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           THE STRATEGIC VISION

Properly redeveloped, Roosevelt Roads can become a significant economic development opportunity for the adjacent communities, the 
region and the Commonwealth, under the strategic leadership of the LRA.  The master plan principles that form the foundation of the 
redevelopment include community insights, economic underpinnings, creative urban design, sustainability and smart growth planning.  
In many ways, the redevelopment of Roosevelt Roads can and should be a model for future large-scale redevelopments throughout 
North America.

Critical in the strategic planning process has been:

•	 Crafting a vision of the future with “game changing” positive local, regional and island-wide impacts
•	 Attracting both private investors/developers and opportunities with local investors and businesses
•	 Articulating a comprehensive vision to best utilize the inherent resources of the property and create value for the site, the local 

communities and the region
•	 Creating one-of-a-kind waterfront amenities with public attractions and 

destinations
•	 Promoting sustainability and renewable energy compatible and 

in concert with with the character and quality of the adjoining 
Conservation Trust lands

•	 Providing connectivity by water, land and air to the region through 
trails, roads, portals, water transit and shuttles

•	 Developing a range of residential uses and housing types - from resort 
villas to quality local housing to elderly components to multi-family to 
collegiate student housing - creating a dynamic part of the regional 
fabric and social life

•	 Leveraging and enhancing unique community and tourism amenities 
adjoining the property including El Yunque

The master plan begins as an organized patchwork of various development 
zones related to their physical site attributes and examined so as to leverage 
and enhance those inherent characteristics.  By crafting a multi-dimensional, 
strategic vision for each of these eleven “zones” and then weaving them all together using the Conservation Trust fabric and brand to 
help create a pride of place, Roosevelt Roads is transformed over time into a distinctly unique destination place to visit, recreation, live 
and work.

III

12
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          DEVELOPMENT ZONES

The 2004 Reuse Plan provides a baseline of reference data, and building and facilities inventory information which all remain valid and 
useful.  This Addendum is intended to supplement and enhance that information, and provide a strategic vision for the creation of a 
destination attraction around which a compelling, smart and sustainable redevelopment can be realized.  

The Addendum begins with and focuses directly on the inherent 
assets of the physical property, and the potential to create value 
in sustainable job creation and economic impact.  To that end, 
the Addendum addresses a series of “zones” which together make 
up the “fabric” of the redevelopment.  These zones are merely a 
means to create distinct “places” which, when stitched all together, 
will create a vision and promise of a spectacular place – one that 
will attract tourism, enhance regional commerce, and benefit/
engage the local community.

While the redevelopment will necessarily be phased, the zone 
numbering does not reflect any particular sequencing.  Rather, it 
is anticipated that initial development will start within a variety of 
zones with the grouping of Zones 1, 2, 3 & 4 being an early phase, 
along with the grouping of Zones 6, 7 & 8.  The only zone which is 
consciously considered as a later phase component is Zone 10 as 
its value will be greatly enhanced and impacted by redevelopment 
activity in other areas, and should strategically take advantage of 
such to maximize its ultimate development program. 

The Addendum development program remains consistent in density 
and scale with the 2004 Reuse Plan, so it does not appear that any significant changes will be required to the overall environmental 
impact assessment previously completed. 

Zone 1:  Port Caribe – “The Commercial Heart”

Roosevelt Roads is blessed with two very distinct harbor areas, the main port which allows for the creation of an exciting commercial 
heart for the overall redevelopment, a concept which the community and all previous iterations of reuse plans have endorsed.  Port 

IV

Proposed master development zones
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Caribe is intended to provide a signature Caribbean style harborfront development 
with the following key program uses:

•	 Attractive shopping and entertainment-style retail along a waterfront 
promenade

•	 Major destination dining and world-class entertainment venues (such as 
Cirque du Soleil) which will serve to attract locals and tourists alike, and 
serve to extend the stay of visitors to Puerto Rico

•	 An international cruise ship port and terminal which will provide Puerto 
Rico with two major tourist ports-of-call (Old San Juan and now Port 
Caribe) strengthening the island’s Caribbean tourist draw and appeal, and 
enhancing cruise ship offerings

•	 Ferry terminal to serve the “Green Triangle” developing as an exciting part 
of Puerto Rico’s distinction as the heart of the Caribbean; the ferry terminal 
is also designed to serve local and regional water connectivity for the Ceiba, 
Fajardo, and Naguabo region as well as Vieques and Culebra

•	 to complement Port Caribe, expansion of the existing small boat marina as 
a distinctive new community waterfront yachting basin to serve the local community with public moorings and fishing piers – and 
provide a blending of tourist, visitor and local traffic which is essential to the creation of a real “place” and character; additional 
harbor and marina opportunities are planned for other zones to attract foreign and transient yacht enthusiasts to enhance the 
tourism invitations

•	 potential reuse of the Tank Farm area for new, sustainable infrastructure and utility improvements and possible recycling options

Zone 2:  Caribbean Riviera – “The Destination Anchor”

The Caribbean Riviera initiative brings an international quality entertainment, lodging and 
gaming tourist destination to Roosevelt Roads, anchoring the most prominent point on the 
coastline, and creating a signature icon similar to what the landmark Sydney Opera House 
has done for Sydney Harbor in Australia.  Reached via an esplanade boulevard through Port 
Caribe, the Caribbean Riviera development provides an economic engine to enhance the 
value and viability of the overall Roosevelt Roads redevelopment.  

•	 The world-class entertainment venue would reflect the best in resort development 
with great architecture, integration with the natural environment, elegant arrival spaces and 
a symbol which will be a source of pride for the local community – not unlike how the most 
notable tourist attractions in Monaco (the Grand Opera House, Grand Casino, hotel resort 

14
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and other amenities) were consciously 
developed together as a symbol of civic pride 
for the residents of the Mediterranean.
•	 Flanking the entertainment resort is a 
signature hotel which wraps the arrival space 
and is afforded spectacular resort views and 
amenities in all directions.
•	 The world-class resort composition is 
placed within the context of a seaside “civic 
gardens” with public access to the waterside, 
and the landscaped elegance of a five 
diamond golf course.
Should the project proceed without an expanded gaming component and under current 
regulations, the Addendum remains unchanged with the casino reconfigured as allowed 
and the inclusion of comparable destination attraction(s) which supports the overall vision 
and which is consistent with the overall planning objectives and principles.

Zone 3:  El Yunque Grande – “The Premiere Eco-Tourism Resort”

Roosevelt Roads’ second distinctive harbor is smaller in scale 
and more Mediterranean in character than the larger port, 
and set apart as a distinct environment.  The harbor edge 
is comprised of smaller scale, local fishing and sailing retail 
amenities which create a unique fishing village with distinctive 
charm and appeal to visitors seeking a lower key dining and 
shopping experience.  Overlooking the harbor from the Punta 
Puerca peninsula is the El Yunque Grande, a classic, national 
park quality lodge creating a high quality natural environment 
with key views to the new harbor village that rivals other classic 
Caribbean waterfront settings such as Curacao.

•	 The El Yunque Grande will finally provide one of the 
great natural wonders of the world with a destination 
lodge, and in so doing link the redevelopment of 
Roosevelt Roads with the El Yunque National Forest 

Sydney Opera House’s signature architecture

15
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“brand” and the Conservation Trust “brand” with lands surrounding the lodge.
•	 To further reinforce and leverage these quality “brands” for tourists and 
visitors, the Addendum contemplates creating an enhanced El Yunque National 
Forest visitor and arrival center strategically positioned between the lodge and 
the Conservation Trust lands.  This center would include visitor orientation, 
interpretive museum, an eco-institute and serve as a launching point for both 
National Forest Service and Conservation Trust guided tours and environmental 
education programs (not unlike Las Cabezas de San Juan and El Faro).  
Investigation of a south entry gateway to El Yunque National Forest is also 
warranted, with the potential for Roosevelt Roads to become the arrival center 
for all visits to the 
famous El Yunque 
– showcasing in 
the process the 
unique work of the 
Conservation Trust 
and its partners.  

Also to be explored is a joint venture with the Smithsonian, 
Discovery Channel, Audubon Society or other such sympathetic 
and compatible environmental education brand which could greatly 
expand the appeal and attraction of the interpretive center.

•	 Along the ridgelines flanking the El Yunque Grande are residential 
resort villas sensitively integrated into the natural landscape 
providing a further dimension to the resort character.

•	 Along the harbor edge is the village of small shops, vendors, lodging 
and unique retail/dining representing a one-of-kind experience for 
a visitor, and reflecting a distinctive Caribbean character and flavor 
which enhances Puerto Rico’s appeal as the tourist destination.  Not unlike the unique character and experience of Curacao, this 
village will be attractive to day sailors from the outer islands, overnight visits from the West Indies, local residents looking for a 
sport fishing excursion and people merely wishing to experience the quaintness and scale of a Caribbean fishing village.

Zone 4:  Marsh Vista – “The Golf/Country Club Amenity”

Creating a buffer between the Port Caribe and the El Yunque Grande is a state-of-the-art, eco-friendly golf course and clubhouse 
(employing sustainable methods of irrigation, water management and environmental sensitivity).  With spectacular views of the 

El Yunque is North America’s only rain forest park

Curacao waterfront village
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Caribbean Riviera Initiative entertainment destination, the ocean, and the marshlands, 
the golf course also serves as a means to buffer the ecologically sensitive Conservation 
Trust lands from the commercial port development in a manner which celebrates 
rather than hides these most unique amenities.  The quality and character of this 
course is essential and will elevate the Commonwealth’s overall golf penetration and 
attractiveness in the region.

A limited number of residential sites overlook the golf course providing a sense of 
ownership and a resort community presence.  Together the course and the residential 
leverage the incredible value created overlooking the marshland and the water.

Zone 5:  Eco-Outpost Base Camp – “The Environmentalist Retreat”

Surrounded on all sides by Conservation Trust lands, water and the serenely beautiful 
island of Pineros, this small piece of development land must be tied directly to the 
mission, brand and unique attributes of the Conservation Trust and its partners.  With its 
topography as a former shooting range providing disparate and separate plateaus ideal 
for creating “camps” for interpretive excursions and overnight experiences, the Eco-
Outpost Base Camp provides a most unique specialty lodging venue not unlike the best 
and most sought after environmental excursion compounds elsewhere in the world.  
Whether it be for Boy Scout or school children educational overnights beyond the urban 
light pollution of San Juan, or for college program extended environmental research, 
or for scientific endeavors, the Eco-Outpost Base Camp creates an opportunity to truly 
make Puerto Rico a respected and attractive eco-tourism destination.

11

5 diamond destination golf at Kohler, WI

Unique natural recreational environment
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Composition of Zones 1, 2, 3, 4 & 5 
A Non-Derivative Homerun
Taken individually, these five zones reflect a compelling vision for a critical portion of the Roosevelt Roads redevelopment property.  Considered strategically together, 
they represent the opportunity for Puerto Rico to create a true economic development “game changer” destination like nothing that has ever been achieved before.  The 
combination of unique lands, respected brands, tourist attractions, multi-invitations and an existing airport – all in the shadow of El Yunque – provide an opportunity to 
partner amongst quality brands and craft something that exists nowhere else in the world – a “non-derivative homerun”.
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Zone 6:  Uplands – “The Collateral Development”

Although set back from the valuable water frontage, the development lands alongside the airport runway offer a wide range of collateral 
development potentials given its proximity to the airport and adjacency 
to other key development zones.  Through its elevated, uplands location, 
Zone 6 shares spectacular “overlook” views to the new main street area 
(Zone 7), the port and waterfront as well as El Yunque and can serve as 
to enhance the tourist destination attraction character of the Port Caribe, 
Caribbean Riviera and El Yunque Grande, through:

•	 an additional world-class 18-hole golf course, which when 
combined with the existing great courses elsewhere in the 
area could establish Roosevelt Roads and the region as a golf 
destination not unlike the five-diamond Kohler Resort in Wisconsin, 
the Bandon Dunes in Oregon, Cap Cana in the Dominican 
Republic, Pebble Beach, Palm Desert, Pinehurst and others that 
attract international attention in the golf tourism world; the sweeping 
views of El Yunque and across the new international port certainly 
match the backdrops embodied in any world-class course setting.

•	 related golf resort development, including a new clubhouse, hotel/
lodging, spa and future resort residential that leverage the value 
created with the golf course

By providing two, unique, world-class courses (here and in Zone 4), 
Roosevelt Roads provides a multi-day visit environment for tourists to 
Puerto Rico that competitive venues such as the Bahamas cannot offer.  Extending visitor stays serves to enhance a wide range of 
existing commerce and resort developments throughout the region.

Closer to the airfield runway, the Addendum provides for airside light industrial which maximizes the unique benefit of adjacency to a 
11,000 foot runway:

•	 Distribution/warehouse/staging centers attractive to transshipment users, overnight delivery companies, airside maintenance 
and parts supply, and other such functions that directly rely on the airport and are provided a competitive opportunity to any 
international transport industry operating in the Caribbean region.

•	 Possible “airside” business/industrial park to provide the area with office space and light manufacturing facilities for other 
businesses that benefit from proximity to the airport (including possible military/government uses, movie production facilities, etc)
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Zone 7:  Main Street – “The Town Center”

Situated right in the center heart of Roosevelt Roads is the community Main Street 
which both reinforces the commercial viability of Ceiba and Naguabo, and solidly 
integrates the local community into the fabric of all new development investment at 
Roosevelt Roads.  The existing structures in this area represent inherent reuse and 
adaptive reuse value to the local communities to better serve the residents.

•	 The existing commercial structures, with strategic infill of new buildings, will 
create a unique shopping and commerce Main Street.

•	 Second level offices for local businesses and commerce, as well as community 
incubator and entrepreneur centers are also envisioned.

•	 The original Navy Lodge hotel with two wings provides for a great 
neighborhood guest hotel 
suited for overnight stays, 
weddings, receptions, 
community events as a 
centerpiece of the Main 
Street.  Adjacent lands 
provide area for expansion 
of the hotel with cabana 
units and related hotel 
amenity spaces to meet 
community needs and desires – including the potential for a neighborhood 
“parador”.

•	 Existing schools, bowling alleys, retail and related support facilities lend themselves for adaptive reuse throughout the Main 
Street corridor.

•	 At the head of the Main Street is a new university and community college developed to serve the college, job training and 
continuing education needs of the community, complimented at the west end of the Main Street with a primary and secondary 
education campus utilizing the existing school infrastructure, including special needs and autistic learning facilities.

•	 Overlooking the Main Street with spectacular views of the port and the outer islands of Vieques and Culebra, existing, high 
quality housing creates a hillside residential village within walking distance of the Main Street, ideal for seniors, area workers and 
others in the community.  Additionally, a full range of community housing types including family, seniors, students, and special 
needs residences will create a vibrant and dynamic neighborhood environment within the Main Street.

Navy Lodge community reuse Seaside, FL village
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Zone 8:  Sports Core – “The Community’s Recreational Hub”

Through a series of interactive ideas workshops, the community appropriately recommended that the main entry to the redeveloped 
Roosevelt Roads not be cluttered by strip malls or unsightly development, but rather should be a welcoming, open, landscaped gateway 
to the community.  The Sports Core takes advantage of the old naval golf course and heeds the community’s desire to create an open, 
gracious gateway image.

•	 A key “gateway” approach from Route 53, as well as the entire edge along the airport paralleling Route 53 will be highly 
landscaped and free of commercial development.

•	 The former Roosevelt Roads golf course will be reclaimed to include soccer pitches, recreation areas, outdoor sports venues, 
equestrian trails and other community exercise and recreational facilities, all within a botanically rich garden-like setting.

•	 The entire entry zone adjacent to Naguabo will be landscaped into a lush and vibrant botanical garden environment, creating a 
most unique community and visitor natural amenity and entry “brand,” and in so doing provide passive and active recreational 
opportunities for youth, active adults and seniors alike.

•	 Limited residential and possible lodging opportunities will leverage the proximity to this unique, equestrian and botanical 
environment 

Zone 9:  Island Paradise – “The Retreat, Conference, Learning Center”

The former Bundy property represents a remote, lush Island Paradise with minimal recollection of the land’s earlier use as a military 
base and no visual linkage to the main port and waterfront areas.  Additionally, due its proximity to Naguabo and potential to reopen the 
former “Gate 4”, Zone 9 Island Paradise can also provide an important physical and programmatic link to the neighboring areas.  With 
its rolling topography, “treetop” character and incredible distant views of the ocean, Zone 9 has immense value for: 

Public Gardens Sports and Rec Center Equestrian Trails
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•	 a secluded retreat, a corporate conference/training center, corporate or 
institutional headquarters or research installation - whether for private use, 
community use, educational purposes or a combination of uses to serve and 
enhance all of the other redevelopment planned for Roosevelt Roads.

•		  interim economic opportunities for paradors and tourism hotels through creative 
reuse of existing lodging structures, and longer term potential for enhanced 
eco-tourism lodging/resorts

•	 in conjunction with paradors and hotels, potential for a tourism/hospitality 
school and training center, perhaps crafted through an adaptive reuse of 
the former officers’ club structures will further enhance the lifetime learning 
programs for the residents

•	 Long-term, added value through unique “treetop” residential

The Island Paradise is intended to serve all of the Roosevelt Roads redevelopment zones – the community uses, the resort and tourist 
facilities, the eco-tourism components, the university and educational facilities, the hotels and the Conservation Trust components are 
all enhanced by functions planned for the Island Paradise. 

Zone 10:  Capehart – “The Residential, Corporate, Institutional Community”

The most obvious redevelopment program for Capehart and its current use, 
residential, may not be the only or best overall value long term.  While it lends 
itself nicely to new residential, the Capehart area may benefit most by waiting 
until other key zones are redeveloped to determine its maximum potential for 
combination use with residential.  Its isolated location and sizable areas are 
uniquely suited to a number of land uses which may provide other opportunities 
compatible with residential not yet contemplated.

•				Residential is a natural potential for this zone particularly along the eastern 
tip; though relatively isolated from the rest of Roosevelt Roads, its value is 
derived from its oceanfront location, as well as its proximity and views to the new 
waterfront/port development
•				As the fabric of the overall property is enhanced with the Port Caribe and 
other components, the Capehart property may also become a desirable and 
valuable economic development tool to attract new corporate users to Puerto 
Rico in a setting which is most wonderful, endowed with a great many support 

Spectacular Vistas from Island Paradise
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elements, a short drive from San Juan once the divided highway 
is completed, and with extremely convenient commercial and 
private airport access.
•				Similarly, one could envision an institutional campus 
developed on Capehart which is not obvious or apparent in 
today’s market with Roosevelt Roads in its current undeveloped 
state that could also pair well with surrounding residential.

In short, Capehart stands to realize a great deal of value from 
the other uses planned for Roosevelt Roads, and as such needs 
to be considered in a strategic or perhaps phased manner.  
The likely best reuse potential may be a combined residential, 
corporate and institutional community as a fitting completion to 
the overall redevelopment of the unique Roosevelt Roads property.

Zone 11:  Ceiba Park – “Gateway to Redevelopment Amenities”

Originally contemplated as a park and fishing pier 
to serve Ceiba, the Addendum envisions Ceiba 
Park as one of the community’s “gateways” 
to all of the redevelopment amenities which 
are embodied in the entire Amended Reuse 
Plan.  Not unlike West Yellowstone or any of the 
gateway communities to great National Forest 
Service or Conservation Trust properties, Ceiba 
Park should be a key community portal with 
related commercial opportunities, beaches, 
fishing piers, water sports venues, restaurants 
and waterside dining and similar amenities which 
will contribute to an enhanced vitality for Ceiba.

Corporate Campus

Hillside villas

Foothills of El Yunque Pubic fishing pier and docks
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V          PARTNERS IN REDEVELOPMENT
While the redevelopment of Roosevelt Roads is described here as a collection of development zones in order to represent the program 
and potential, its success will be in the merging of all zones into a seamless fabric which creates a new sense of place and presence 
out of the former naval station.  Overlap between zones is definitely intended, as is a free and open flow for pedestrian and vehicular 
traffic so that a connectivity – both within the property and with the adjoining communities – is achieved.  Connectivity will be enhanced 
with walking trails, shuttle routes, electric buses and linkages throughout the redevelopment.

Further, Roosevelt Roads is understood and planned within the rich context that exists which means that its success will also rely 
heavily on partnerships with others in its redevelopment.

The Conservation Trust Lands

3,400 acres, or roughly half of the total land area which comprises the former Roosevelt Roads, are  under the direction and mission of 
the Conservation Trust.  With the heritage and quality brand of the Conservation Trust through its programs and sensitive interpretive 
developments elsewhere, this brings a great value to the adjoining lands.  So, truly a partnership in planning and executing the 
Addendum will be advantageous to the final end product.

	 •	 The Trust lands currently reflect defined 
boundaries carved out of the Roosevelt 
Roads property, which results in a series of 
unconnected, distinct areas.   One area 
where the Addendum seeks to aid is by 
providing  linkages through adjacent land to 

unite all of the Trust’s area together and maximize 
its impact throughout the redevelopment.  Not 

dissimilar to Cleveland’s famous “emerald 
necklace” of open spaces, the plan facilitates 
a continuous linkage and trail “circuit” of Trust 

lands stitched and woven through the new redevelopment zones.
•	 Functions which would compliment and enhance the Trust’s management plan and mission, but which are not appropriate to 

locate on sensitive Trust land (such as visitor centers, tour operators, excursion base camps, etc.), are identified as uses within 
the various zones of the master plan.

•	 Since the closure of Roosevelt Roads in 2004 and the completion of the 2004 Reuse Plan, much has changed in the world with 
regard to embracing smart growth and sustainability integrated into the master plan process.  The adjacency of Trust lands 

Marshland waterways Las Cabezas San Juan Solar and sustainable initiatives
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provides the further impetus to require and implement many of these state-of-the-art aspects including eco-friendly golf courses 
and landscaping, reduced light-pollution techniques, green technologies and renewable energy.

•	 The Trust’s presence brings with it the opportunity to leverage other like-minded partners in various ways in the redevelopment 
– such as the Smithsonian Institute, the Discovery Channel, National Forest Service, and National Park Service, just to name a 
few.

The Addendum embraces and leverages the inherent partnership with the Conservation Trust to make its redevelopment a model for 
the future.

The Airport and Puerto Rico Ports Authority

It is highly unusual for a major redevelopment of the scale of Roosevelt Roads 
to have an extensive airport infrastructure adjoining it.  The potential this allows 
is truly unprecedented for serving the new development and maximizing job 
creation and economic development for region and for the Commonwealth.  
Continued enhancement and development of the airside and landside 
improvements outlined in the 2005 Airport Layout Plan is very important.  In fact, 
the Addendum for Roosevelt Roads contemplates a number of elements, which 
reinforce that.

•	 A new vehicular link from Route 53 into the airport as proposed in 
the 2005 Airport Layout Plan could provide key direct access and 
coordination with the other regional highway improvements currently 
underway.  This could provide a modern access and arrival sequence 
for the airport, and eliminate frustrating congestion in the neighboring 
communities.

•	 Doing so also sets up the opportunity for high quality commercial investment which typically accompanies the gateway at any 
world-class international airport, and which would provide the community of Ceiba with a distinct economic amenity (not unlike 
the community of Rosemont enjoys situated at the entry portal to O’Hare International Airport in Chicago).

•	 The Addendum also recommends that the entire perimeter of the airport be properly landscaped to create a high quality image 
and character.

Airside commerce
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The Communities

Throughout this description of the strategic and creative components of the redevelopment plans and proposals has been imbedded 
a sense of the communities and neighborhoods into which this effort must be sewn in order to produce the best result for all parties.  
From previous proposals by the communities, and through workshops and meetings, the Addendum will embody many of the desires 

and values of the people, while creating economic development that is both 
feasible and sustainable.

Many ideas have been put forth, and many more are anticipated, but the overall 
insights gleamed from the community are summed by the following planning 
principles:

•	 Create a plan that is a vision of the future with “game changing” positive local, 
regional and island-wide impacts.
•	 Incorporate smart growth planning and sustainable design as well as renewable 
energy consistent with state-of-the-art practices of today.
•	 Focus on connectivity and linkages throughout so that Roosevelt Roads 
ultimately is perceived of as part of the Puerto Rico urban fabric, and not as a 
carved out, reclaimed military installation.

•	 Leverage the tourism and eco-tourism opportunities inherent in the property to 
create a destination attraction accessible for visitors, tourist and local residents.

•	 Create value for all parties and partners in the redevelopment to ensure success, and to deliver an end product which all of 
Puerto Rico will be proud to have as part of its portfolio.

Community Workshops
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 MASTER PLAN IMPLEMENTATION PROCESS

The LRA’s Role as Redevelopment Agent

To avoid further stagnation and squandering of the unique assets of the Roosevelt Road property, it is essential that the Local 
Redevelopment Authority (LRA) properly manage and implement the strategic vision embodied in this Addendum to the 2004 Reuse 
Plan.  Although the vast majority of the investment and development will come from private local, regional and international sources, 
the LRA must establish the guidelines of character, quality and performance to unlock the inherent value of the property and deliver the 
government’s leadership objectives of sustainable job creation and economic development.

The LRA as redevelopment agent, or “steward,” will be responsible for:

•	 Establishing baseline utility systems and methods of delivery
•	 Monitor and support the completion of all environmental remediation committed to by the Navy
•	 Coordination with public agencies to facilitate and support required off-site improvements (e.g. Route 53 airport access 

interchange)
•	 Function as the public entity in the development of high quality public infrastructure (streets, landscaping, parks, open space and 

amenities) necessary for overall value creation
•	 Lead the job creation and economic development performance of the redevelopment
•	 Effect a smooth and sequenced transition to private investors/developers, local communities and others while implementing 

essential guiding aspects of the redevelopment

Precedent Examples

Looking to successful examples of similar redevelopments provides a valuable 
insight into what Roosevelt Roads potential is and what the Addendum envisions.  
One such example is the critically acclaimed redevelopment of the London 
Docklands in the 1980s and 1990s.  Similar to Roosevelt Roads, the Docklands 
were once a major source of employment, revenue and pride to the adjoining 
working-class communities.  With the closure and subsequent decline of the 
dock activities, there was a need to utilize their inherent assets to create a new 
strategic vision. The formation of the LDDC (London Docklands Development 
Corporation) to act as an interim facilitator, pre-developer and steward on behalf 
of the communities to realize a dynamic and coordinated end result is very similar 

Successful redevelopment of London’s former dockland area

VI
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to the task ahead of the LRA at Roosevelt Roads.  Although the work of the LDDC was initially resisted by local councils and residents, 
the LDDC process and results are today generally regarded as having been a success and is now used as an exemplar of large-scale 
regeneration.

The LDDC redevelopment of the Docklands resulted in over 120,000 local and community jobs in its 18 year existence, and served to 
revitalize an economically depressed region of London which continues to prosper today some three decades later.

Sequencing and Schedule

At this point in the master planning process, it is important to retain the perspective that the majority build-out of the property’s potential 
will entail a minimum 25 years timeframe, with another 10+ year timeframe to realize its full value.  Within that context, the LRA 
anticipates a sequence of phases for the project which will be coordinated with and integral to related infrastructure and other pre-
development efforts.  Subject to change and further refinement, the sequencing will likely be:

•	 Phase One Launch: initial projects in Zones 1, 2, 3, 4 & 7 which will establish the destination anchor uses and begin to realize 
the community main street potentials

•	 Phase Two Launch: initial projects in Zones 5, 6, 8 & 11 which will start the collateral and related development once the Phase 
One Launch has established greater value and direction

•	 Phase Three Launch: initial projects in Zones 9 and 10 which will benefit from the development projects which have already been 
completed in the other Zones

•	 Pre-Development Launches: within each sequenced phase will be a series of “public” sector initiatives necessary to entice 
investment or provide infrastructure or insure quality guidance and zoning; it is anticipated these will overlay on each phased 
launch and be managed and directed by the LRA

Phase I launch Phase II launch Phase III launch
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For more information, contact:
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 Erwin Kiess, Executive Director   
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    The New San Juan Office Building
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    Hato Rey, Puerto Rico 00919-5009
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Master Development Planner:
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MASTER PLAN ILLUSTRATED
A D D E N D U M   TO   T H E   2 0 0 4   R E U S E   P L A N





MASTER PLAN ILLUSTRATED

• Land Use Diagram
• Illustrative Rendered Plan
• Illustrative Views
• Zones Plan 
• Zone 1:  Port Caribe 
• Zone 2:  Caribbean Riviera 
• Zone 3:  El Yunque Grande 
• Zone 4:  Marsh Vista
• Zone 5:  Eco-Outpost Base Camp
• Zone 6:  Uplands
• Zone 7:  Main Street
• Zone 8:  Sports Core
• Zone 9:  Island Paradise
• Zone 10:  Capehart
• Zone 11:  Ceiba Park
•  Overall Program Summary
• Overall Phasing/Sequencing Strategy
• Roadways Diagram
• Utilities/Infrastructure Diagram

Leverage the Site

Understanding the Opportunity

Crafting the strategic vision
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Port Caribe

“The Commercial Heart” 
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Port Caribe - “The Commercial Heart”
• Entertainment and retail waterfront promenade
• International cruise port and ferry terminal
• Local and tourist gateway to the “green triangle” 
• Small craft marina and fishing piers
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ZONE

Program Summary
(square feet)

•   Retail/Restaurants/Entertainment    200K
•   Hotel and Lodging      320K
•   International Cruise Terminal Complex  150K 
•   Regional and Island Ferry Terminal       50K
•   Office and Commercial       50K
•   Back of House / Industrial    200K
•   Community Marina and Fishing Docks    25K
      (+300 Slips, with expansion potential for +200 more)
 

•   Expanded Hospital and Health Care  130K
  (by others)

Cost and Jobs Estimates

   • 2,340 Direct Jobs
   • $189 Million Full Build-out Investment
   • 1,125,000SF of Total Development

Port Caribe
“The Commercial Heart”

Zone 1 Program Diagram

Zone 1 Model Area
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The Caribbean Riviera

 “The Destination Anchor”
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Caribbean Riviera - “The Destination Anchor”
• Signature hotel, dining, shopping and recreation
• Complete tourism complex and attraction
• World-class entertainment - gaming resort
• Waterfront civic gardens & premier golf destinationS
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ZONE

Program Summary
(square feet)

•   Destination Anchor / Casino     210K
•   Hotel and Lodging          2,400K
•   Retail / Restaurants / Entertainment  200K 

Cost and Jobs Estimates

   • 7,970 Direct Jobs
   • $907 Million Full Build-out Investment
   • 2,810,000 SF of Total Development

Caribbean Riviera
“The Destination Anchor”
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El Yunque Grande 
The Premier Eco-Tourism Resort 
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El Yunque Grande -“The Premier Eco-Tourism Resort”
• National park marquee lodge
• Eco-Institute research and visitor center
• Ocean-front and harbor-front resort villas
• Curacao-style harborside fishing village
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Program Summary
(square feet)

    •   Eco-Tourism Park Lodge            560K
    •   El Yunque & Park Interpretive Center    50K
    •   Entertainment Fishing Village   100K
    •   Residential Villas                     650K
    •   Office & Support               30K
    •   Marina  (+200 slips)                25K
    •   Water Taxi Terminal and Pier     20K

Cost and Jobs Estimates

  •   1,590 Direct Jobs
  •   $294 Million Full Build-Out Investment
  •   1,435,000SF of Total Development

El Yunque Grande
The Premier Eco-Tourism Resort

Zone 3 Program Diagram

Zone 3 Model Area
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Marsh Vista
Premiere Golf/Country Club Amenity
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Marsh Vista – “The Golf/Country Club Amenity”
• 18-Hole premier golf course and clubhouse
• Conservation Trust and marshland overlook
• Walking and interpretive hiking trails
• Residential marsh-view villas and fairway homes 2
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ZONE

Program Summary
(square feet)

 •          18 Hole Signature Golf Course
 •    Clubhouse and Dining      35K
 •    Marsh-view and Fairway Villas  250K

Cost and Jobs Estimates

 •    110 Direct Jobs
 •    $61 Million Full Build-Out Investment
 •    285,000SF of Total Development

Zone 4 Program Diagram

Zone 4 Model Area

Marsh Vista
The Golf / Country Club Amenity
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Eco-Outpost Base Camp 
The Environmentalist Retreat 

5
50

ZONE



R
O

O
S

E
V

E
LT

 R
O

A
D

S
 R

E
D

E
V

E
LO

P
M

E
N

T
 A

dd
en

du
m

 to
 th

e 
20

04
 R

eu
se

 P
la

n
  M

as
te

r P
la

n 
Illu

st
ra

te
d

R
O

O
S

E
V

E
LT

 R
O

A
D

S
 R

E
D

E
V

E
LO

P
M

E
N

T
 A

dd
en

du
m

 to
 th

e 
20

04
 R

eu
se

 P
la

n
  M

as
te

r P
la

n 
Illu

st
ra

te
d

5
51

ZONE

Eco-Outpost Base Camp - “The Environmentalist Retreat”
• Specialty lodging eco-camp and campsites
• Interpretative and research programming 
• Wetlands boardwalk and marsh launch
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Program Summary
(square feet)

 •    Outpost Eco-Lodge/Lodging  100K
 •    Dining / Conference      25K
 •    Office / Research Facilities    25K

Cost and Jobs Estimates

 •    112 Direct Jobs
 •    $18 Million Full Build-Out Investment
 •    150,000SF of Total Development

Eco-Outpost Base Camp
Environmentalist Retreat

Zone 5 Program Diagram

Zone 5 Model Area
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 Uplands 
The Collateral Development 

6
53

ZONE



R
O

O
S

E
V

E
LT

 R
O

A
D

S
 R

E
D

E
V

E
LO

P
M

E
N

T
 A

dd
en

du
m

 to
 th

e 
20

04
 R

eu
se

 P
la

n
  M

as
te

r P
la

n 
Illu

st
ra

te
d

6
54

ZONE

Uplands - “The Collateral Development”
• Range of economic opportunity 
• Multi-terrain golf course and clubhouse
• Hillside villas and fairway homes
• Airside industrial, warehousing and assembly
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Program Summary
(square feet)

 •    Airside Industrial                     500K
 •    Light Industrial     500K
 •   Specialty Industrial          200K
 •    Support Office and Retail                   150K
 •    Specialty Golf Course and Clubhouse   35K
 •    Residential      250K

Cost and Jobs Estimates

 •    1,751 Direct Jobs
 •    $174 Million Full Build-out Investment 
 •    1,635,000SF of Total Development

Zone 6 Program Diagram

Zone 6 Model Area

Uplands
The Collateral Development 6
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Main Street

The Town Center 

7
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Main Street - “The Town Center”
• Adaptive reuse of commercial corridor buildings
• Neighborhood amenities, offices and shopping
• Hillside and port-view apartments and midrise homes
• College town, student housing and schools 7
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(square feet)

 •   Neighborhood Retail and Entertainment      400K
 •   Neighborhood Office and Support  100K
 •   Community Residential                       1,500K
 •   Navy Lodge Redevelopment   320K
 •   University             200K

Cost and Jobs Estimates

 •   2,746 Direct Jobs
 •   $429 Million Full Build-out Investment
 •   2,750,000SF of Total Development

Zone 7 Program Diagram

Zone 7 Model Area
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ZONE
Main Street

The Town Center
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ZONE

Sports Core 
The Community 

Recreational Hub 
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Sports Core  - The Community Recreational Hub
• Parks and garden entry environment
• Community athletic fields and facilities
• Equestrian trails, amenities and village
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Program Summary
(square feet)

  •    Community Sports and Recreation  200K
  •    Office and Support      50K
  •    Specialty Lodge                       80K
  •    Retail and Dining                         30K
  •    Specialty Golf Training Course      15K
  

  •  Industrial        50K
        •   Residential      200K

Cost and Jobs Estimates

   • 673 Direct Jobs
   •    $81 Million Full Build-out Investment
   • 625,000SF of Total Development

Zone 8 Program Diagram

Zone 8 Model Area
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ZONE
Sports Core

The Community Recreational Hub
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Island Paradise 
The Conference and 

Learning Center 
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ZONE
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Island Paradise - “The Conference & Learning Center”
• Unique destination retreat center
• Multi-faceted and multi-invitational
• Variety of lodging and meeting/training opportunities
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ZONE
Island Paradise

The Conference & Learning Center

Program Summary
(square feet)

 •    Conference and Retreat   500K
 •    Lodging      320K
 •    Retail and Support    50K
 •    Homes and Villas    future

  

Cost and Jobs Estimates

   •    2,117 Direct Jobs
   •    $47 Million Full Build-out Investment
   •    970,000SF of Total Development

Zone 9 Program Diagram

Zone 9 Model Area
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Capehart
The Residential, Corporate,

Institutional Community 

10
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Capeheart - “The Residential, Corporate, Institutional   
 Community”

• Reclamation of residential neighborhood
• Campus opportunity - corporate or institutional
• Range of future uses and inherent value
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ZONE
Capeheart

“The Residential, Corporate, Institutional Community”

Program Summary
(square feet)

 •    Corporate/Institutional      500K
 •    Retail and Dining         50K
  

 •    Homes and Villas      450K

Cost and Jobs Estimates

   • 1,439 Direct Jobs
   • $213 Million Full Build-out Investment
   • 1,000,000SF of Total Development

Zone 10 Program Diagram

Zone 10 Model Area
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Ceiba Park 
Gateway to Redevelopment Amenities
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ZONE

Ceiba Park - “Gateway to Redevelopment Amenities”
• Community fishing pier and beach amenities
• Community gateway to Conservation Trust experience and 

interpretive opportunities
• Collateral community development opportunitiesB
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ZONE
Ceiba Park

Gateway to Redevelopment Amenities

Program Summary
(square feet)

   •   Fishing Pier and Dock        25K
   •   Community Concessions & Dining      10K
         •   Office                                                   20K
 

   • Collateral Community Development    TBD

Cost and Jobs Estimates

   •    90 Direct Jobs
   •    $7 Million Full Build-out Investment
   •    55,000SF of Total Development

Zone 11 Program Diagram

Zone 11 Model Area
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NSRR - Preliminary Reuse Plan Summary, Job Creation Estimates, and Order of Magnitude Cost
April 30, 2010 Addendum to 2004 Reuse Plan

Zone Location Projected Use   Development Area (GSF) 
Job Creation
(Direct and 
Induced)

Order of Magnitude 
Development Cost 

Commercial Heart
Retail/ Restaurants/ Entertainment District 200,000 667 $40,000,000

Hotel 320,000 600 96,000,000

Hospital 130,000 650 by others 

Office 50,000 125 7,500,000

Marina 25,000 50 3,500,000

International Cruise Terminal 150,000 38 19,500,000

Industrial/ Back of House 200,000 200 16,000,000

Ferry Terminal 50,000 13 6,500,000

Zone Total 1,125,000 2,342 $189,000,000

Destination Anchor
Casino 210,000 2,800 $147,000,000

Casino Hotel 2,400,000 4,500 720,000,000

Retail/ Restaurants/ Entertainment 200,000 667 40,000,000

Zone Total 2,810,000 7,967 $907,000,000

Premier Eco-Tourism Resort
Hotels - "Lodge" 560,000 1,050 $168,000,000
Eco Museum/ Visitor's Center 50,000 50 6,500,000
Office 30,000 75 3,000,000
Retail/ Restaurants/ Entertainment "Village" 100,000 333 13,000,000
Residential Villas 650,000 26 97,500,000

Marina 25,000 50 3,500,000
Water Taxi Terminal/ Pier 20,000 5 2,800,000

Zone Total 1,435,000 1,589 $294,300,000

Golf/Country Club Amenity
18 hole Golf Course and Clubhouse 35,000 100 $23,400,000
Residential 250,000 10 37,500,000

Zone Total 285,000 110 $60,900,000

Environmental Retreat
Dining/ Conference 25,000 21 $4,625,000
Lodging 100,000 75 10,000,000
Office/ Research 25,000 16 3,250,000

Zone Total 150,000 112 $17,875,000

Collateral Development
Airport, Government, Military 500,000 500 $40,000,000
Industrial/ Warehouse 500,000 500 40,000,000
Specialty Industrial 200,000 200 16,000,000
Office 75,000 188 7,500,000
Retail 75,000 250 15,000,000
Residential 250,000 25 32,500,000
18-hole Golf Course & Clubhouse 35,000 88 23,400,000

Zone Total 1,635,000 1,751 $174,400,000

Town Center
Educational Facilities/ Schools 80,000 80 $10,400,000
Office 100,000 250 15,000,000
Retail, Restaurant, Entertainment 400,000 1,333 80,000,000
Residential 1,450,000 83 217,500,000
Industrial/ Back of House 200,000 200 16,000,000
Hotel 320,000 600 64,000,000
University 200,000 200 26,000,000

Zone Total 2,750,000 2,746 $428,900,000

Community Sports
Golf Course (par 3) 15,000 38 $6,000,000
Retail, Restaurant, Entertainment 30,000 100 3,000,000
Hotel 80,000 150 24,000,000
Industrial 50,000 50 4,000,000
Office 50,000 125 7,500,000
Sports Complex/ Recreation Fields 200,000 200 6,000,000
Residential 200,000 10 30,000,000

Zone Total 625,000 673 $80,500,000

Retreat, Conference, Learning
Retail, Restaurant, Entertainment 50,000 167 $10,000,000
Hotels 320,000 600 64,000,000
Industrial 100,000 100 8,000,000
Conference/ Educational 500,000 1,250 65,000,000

Zone Total 970,000 2,117 $147,000,000

Residential/ Corporate 
Corporate/ Institutional 500,000 1,250 $90,000,000
Retail, Restaurant, Entertainment 50,000 167 10,000,000
Residential 450,000 23 112,500,000

Zone Total 1,000,000 1,439 $212,500,000

Gateway
Concessions 10,000 33 $1,300,000
Office 20,000 50 2,600,000
Pier 25,000 6 3,250,000

Zone Total 55,000 90 $7,150,000

Infrastructure Preliminary Allowance: $365,000,000

Utility system upgrades
Roadways, transit and circulation enhancements
Structured and surface public parking
Landscaping, streetscape and urbanscape elements

12,840,000 20,934 $2,702,025,000
1.4 (multiplier)

29,308

Sources: Johnson Consulting; CCS; Manuel DeLemos; Estudios Tecnicos, Inc.; Data from 9 similar casinos; National Association of Home Builders; Mid- Ohio Regional Planning Council

Airport Uplands

Main Street

Sports Core

Island Paradise

Capeheart

Ceiba Park

7

8

10

11

Port Caribe

Caribbean Riviera

El Yunque Grande

Marsh Vista

Eco-Outpost Camp

6

9

1

2

3

4

5



R
O

O
S

E
V

E
LT

 R
O

A
D

S
 R

E
D

E
V

E
LO

P
M

E
N

T
 A

dd
en

du
m

 to
 th

e 
20

04
 R

eu
se

 P
la

n
  M

as
te

r P
la

n 
Illu

st
ra

te
d

C.H. Johnson Consulting, Inc.

ProgMatrixFinal2.xlsx Page 1 of 1 Printed on 4/28/10 at 7:29 AM

NSRR - Preliminary Reuse Plan Summary, Job Creation Estimates, and Order of Magnitude Cost
April 30, 2010 Addendum to 2004 Reuse Plan

Zone Location Projected Use   Development Area (GSF) 
Job Creation
(Direct and 
Induced)

Order of Magnitude 
Development Cost 

Commercial Heart
Retail/ Restaurants/ Entertainment District 200,000 667 $40,000,000

Hotel 320,000 600 96,000,000

Hospital 130,000 650 by others 

Office 50,000 125 7,500,000

Marina 25,000 50 3,500,000

International Cruise Terminal 150,000 38 19,500,000

Industrial/ Back of House 200,000 200 16,000,000

Ferry Terminal 50,000 13 6,500,000

Zone Total 1,125,000 2,342 $189,000,000

Destination Anchor
Casino 210,000 2,800 $147,000,000

Casino Hotel 2,400,000 4,500 720,000,000

Retail/ Restaurants/ Entertainment 200,000 667 40,000,000

Zone Total 2,810,000 7,967 $907,000,000

Premier Eco-Tourism Resort
Hotels - "Lodge" 560,000 1,050 $168,000,000
Eco Museum/ Visitor's Center 50,000 50 6,500,000
Office 30,000 75 3,000,000
Retail/ Restaurants/ Entertainment "Village" 100,000 333 13,000,000
Residential Villas 650,000 26 97,500,000

Marina 25,000 50 3,500,000
Water Taxi Terminal/ Pier 20,000 5 2,800,000

Zone Total 1,435,000 1,589 $294,300,000

Golf/Country Club Amenity
18 hole Golf Course and Clubhouse 35,000 100 $23,400,000
Residential 250,000 10 37,500,000

Zone Total 285,000 110 $60,900,000

Environmental Retreat
Dining/ Conference 25,000 21 $4,625,000
Lodging 100,000 75 10,000,000
Office/ Research 25,000 16 3,250,000

Zone Total 150,000 112 $17,875,000

Collateral Development
Airport, Government, Military 500,000 500 $40,000,000
Industrial/ Warehouse 500,000 500 40,000,000
Specialty Industrial 200,000 200 16,000,000
Office 75,000 188 7,500,000
Retail 75,000 250 15,000,000
Residential 250,000 25 32,500,000
18-hole Golf Course & Clubhouse 35,000 88 23,400,000

Zone Total 1,635,000 1,751 $174,400,000

Town Center
Educational Facilities/ Schools 80,000 80 $10,400,000
Office 100,000 250 15,000,000
Retail, Restaurant, Entertainment 400,000 1,333 80,000,000
Residential 1,450,000 83 217,500,000
Industrial/ Back of House 200,000 200 16,000,000
Hotel 320,000 600 64,000,000
University 200,000 200 26,000,000

Zone Total 2,750,000 2,746 $428,900,000

Community Sports
Golf Course (par 3) 15,000 38 $6,000,000
Retail, Restaurant, Entertainment 30,000 100 3,000,000
Hotel 80,000 150 24,000,000
Industrial 50,000 50 4,000,000
Office 50,000 125 7,500,000
Sports Complex/ Recreation Fields 200,000 200 6,000,000
Residential 200,000 10 30,000,000

Zone Total 625,000 673 $80,500,000

Retreat, Conference, Learning
Retail, Restaurant, Entertainment 50,000 167 $10,000,000
Hotels 320,000 600 64,000,000
Industrial 100,000 100 8,000,000
Conference/ Educational 500,000 1,250 65,000,000

Zone Total 970,000 2,117 $147,000,000

Residential/ Corporate 
Corporate/ Institutional 500,000 1,250 $90,000,000
Retail, Restaurant, Entertainment 50,000 167 10,000,000
Residential 450,000 23 112,500,000

Zone Total 1,000,000 1,439 $212,500,000

Gateway
Concessions 10,000 33 $1,300,000
Office 20,000 50 2,600,000
Pier 25,000 6 3,250,000

Zone Total 55,000 90 $7,150,000

Infrastructure Preliminary Allowance: $365,000,000

Utility system upgrades
Roadways, transit and circulation enhancements
Structured and surface public parking
Landscaping, streetscape and urbanscape elements

12,840,000 20,934 $2,702,025,000
1.4 (multiplier)

29,308

Sources: Johnson Consulting; CCS; Manuel DeLemos; Estudios Tecnicos, Inc.; Data from 9 similar casinos; National Association of Home Builders; Mid- Ohio Regional Planning Council
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Zone Location Projected Use   Development Area (GSF) 
Job Creation
(Direct and 
Induced)

Order of Magnitude 
Development Cost 

Commercial Heart
Retail/ Restaurants/ Entertainment District 200,000 667 $40,000,000

Hotel 320,000 600 96,000,000

Hospital 130,000 650 by others 

Office 50,000 125 7,500,000

Marina 25,000 50 3,500,000

International Cruise Terminal 150,000 38 19,500,000

Industrial/ Back of House 200,000 200 16,000,000

Ferry Terminal 50,000 13 6,500,000

Zone Total 1,125,000 2,342 $189,000,000

Destination Anchor
Casino 210,000 2,800 $147,000,000

Casino Hotel 2,400,000 4,500 720,000,000

Retail/ Restaurants/ Entertainment 200,000 667 40,000,000

Zone Total 2,810,000 7,967 $907,000,000

Premier Eco-Tourism Resort
Hotels - "Lodge" 560,000 1,050 $168,000,000
Eco Museum/ Visitor's Center 50,000 50 6,500,000
Office 30,000 75 3,000,000
Retail/ Restaurants/ Entertainment "Village" 100,000 333 13,000,000
Residential Villas 650,000 26 97,500,000

Marina 25,000 50 3,500,000
Water Taxi Terminal/ Pier 20,000 5 2,800,000

Zone Total 1,435,000 1,589 $294,300,000

Golf/Country Club Amenity
18 hole Golf Course and Clubhouse 35,000 100 $23,400,000
Residential 250,000 10 37,500,000

Zone Total 285,000 110 $60,900,000

Environmental Retreat
Dining/ Conference 25,000 21 $4,625,000
Lodging 100,000 75 10,000,000
Office/ Research 25,000 16 3,250,000

Zone Total 150,000 112 $17,875,000

Collateral Development
Airport, Government, Military 500,000 500 $40,000,000
Industrial/ Warehouse 500,000 500 40,000,000
Specialty Industrial 200,000 200 16,000,000
Office 75,000 188 7,500,000
Retail 75,000 250 15,000,000
Residential 250,000 25 32,500,000
18-hole Golf Course & Clubhouse 35,000 88 23,400,000

Zone Total 1,635,000 1,751 $174,400,000

Town Center
Educational Facilities/ Schools 80,000 80 $10,400,000
Office 100,000 250 15,000,000
Retail, Restaurant, Entertainment 400,000 1,333 80,000,000
Residential 1,450,000 83 217,500,000
Industrial/ Back of House 200,000 200 16,000,000
Hotel 320,000 600 64,000,000
University 200,000 200 26,000,000

Zone Total 2,750,000 2,746 $428,900,000

Community Sports
Golf Course (par 3) 15,000 38 $6,000,000
Retail, Restaurant, Entertainment 30,000 100 3,000,000
Hotel 80,000 150 24,000,000
Industrial 50,000 50 4,000,000
Office 50,000 125 7,500,000
Sports Complex/ Recreation Fields 200,000 200 6,000,000
Residential 200,000 10 30,000,000

Zone Total 625,000 673 $80,500,000

Retreat, Conference, Learning
Retail, Restaurant, Entertainment 50,000 167 $10,000,000
Hotels 320,000 600 64,000,000
Industrial 100,000 100 8,000,000
Conference/ Educational 500,000 1,250 65,000,000

Zone Total 970,000 2,117 $147,000,000

Residential/ Corporate 
Corporate/ Institutional 500,000 1,250 $90,000,000
Retail, Restaurant, Entertainment 50,000 167 10,000,000
Residential 450,000 23 112,500,000

Zone Total 1,000,000 1,439 $212,500,000

Gateway
Concessions 10,000 33 $1,300,000
Office 20,000 50 2,600,000
Pier 25,000 6 3,250,000

Zone Total 55,000 90 $7,150,000

Infrastructure Preliminary Allowance: $365,000,000

Utility system upgrades
Roadways, transit and circulation enhancements
Structured and surface public parking
Landscaping, streetscape and urbanscape elements

12,840,000 20,934 $2,702,025,000
1.4 (multiplier)

29,308

Sources: Johnson Consulting; CCS; Manuel DeLemos; Estudios Tecnicos, Inc.; Data from 9 similar casinos; National Association of Home Builders; Mid- Ohio Regional Planning Council
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PHASING/
SEQUENCE 

Pre Development Launch

Phase I Launch

Pre development Launch:

•	 Pre development Launches: within each sequenced phase 
will be a series of “site preparation” initiatives necessary to 
entice investment, provide a framework for redevelopment, 
establish critical infrastructure or ensure quality guidance and 
zoning; it is anticipated these will overlay on each phased 
launch and be facilitated, managed and directed by the LRA 
through both public and private sector means

Phase I Launch
•    Phase One Launch: critical to the success of the 

redevelopment are the initial projects in Zones 1, 2, 3, & 
4  which establish the framework and foundation for the 
destination anchor and tourism uses, and in parallel in Zone 
7 which initiates the community main street opportunities 
and potentials; by stressing both in the initial launch a 
range of markets will be met (and created) as well as the 
establishment of redevelopment energies in two distinct 
geographic areas of the site – affording the opportunity for 
adaptive reuse and quick return from the Zone 7 facilities.
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Phase II Launch

Phase III Launch

Phase II Launch:

•	 Phase Two Launch: initial projects in Zones 5, 6, 8 & 11 which 
will start the collateral and related development once the 
Phase One Launch projects have established greater value 
and direction; by so doing, the redevelopment will create 
value throughout its course rather than merely following and 
reacting to market conditions alone.

Phase III Launch
•	 Phase Three Launch: Zones 9 and 10 are most unique 

in that their greatest value and utilization will depend on 
how the Phase I and II launches enhance and impact the 
redevelopment; by sequencing these two zones later in the 
process their assets will be better deployed to serve the 
economic and social benefit of the overall project and region.

PHASING/
SEQUENCE 
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ROADWAY

Roadway Strategy
A majority of the existing road alignments will remain with general enhancements and improvements to 
establish an overall hierarchy including increased street widths and streetscape/landscape improvements. 
In limited areas, new streets, reconfigured streets and plazas/open spaces have been proposed to improve 
overall access/flow and create both a logical framework for development to occur – and a “connectivity” to 
enhance pedestrian, vehicular and transit movement within the site and between neighboring communities. 
For planning purposes, the roads illustrated above and suggested in the legend follow the various street 
sections established in the 2004 Reuse plan.

The entire roadway network will require a more detailed traffic study once development plans advance 
further.  For planning purposes, the roads illustrated above and suggested in the legend follow the various 
street geometric design sections established in the 2004 Reuse plan.

LEGEND   (2004 Reuse)
  
Blue (B):  Type “A & F”

Red (A):  Type “B”

Green (C):  Type “D”

Orange (D):  Type “I”

Purple (E):  Type “G & H”
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UTILITIES/
INFRAS.

Utility Infrastructure
The Addendum contemplates a modern, efficient and sustainable utility infrastructure system throughout.  Essential to this is 
the upgrading and consolidation of the wastewater treatment plants into a modular and expandable central plant, utilizing the 
existing plants as pumping stations and redundant capacity during implementation.  This will better facilitate smart growth over 
time, and greatly diminish ongoing operating costs.  Similar strategies will be put in place for water supply, electrical supply, 
gas, communication and other networks through the coordination by the LRA of both public and private sector utility providers.

Infrastructure development will be strategically phased in order to help facilitate and anticipate new development and invest-
ment, and to maintain the objectives of smart growth, energy efficiency and sustainability.  Renewable energy sources such as 
wind and solar, as well as a central recycling center are contemplated in the redevelopment.
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MARKET & ECONOMICS UPDATE 
A D D E N D U M   TO   T H E   2 0 0 4   R E U S E   P L A N
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Market and Economics Update

I. Market Analyses  
• Tourism Market
• Origin of Visitors
• Air Travel Industry
•  Cruise Industry
• Eco-tourism
• Local Market 

II. Land Use Analysis   
• Hotel Market Analysis 
• Gaming Analysis
• Retail Market Analysis
•  Residential Market Analysis
• Commercial Office Market Analysis
• Industrial Market Analysis
• Support Land Uses

III. Market and Economics Analysis   
• Development Vision
• Development Summary
• Development Visitation and Visitor Profile
•  Development Impact
•  Comparison with 2004 Reuse Plan
•  Conclusions
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Summary and Conclusions

The Addendum to the Reuse Plan for Roosevelt Roads provides for the following:

•  It considers the trends in various markets addressed in the Plan, including tourism,  airport related commercial activities,  nature 
based developments, and educational services.

•  It represents a commitment to incorporate community points of view in the Plan and has done so through a number of meetings and 
workshops with community groups.

•  The economic impacts are significant for the two municipalities and for Puerto Rico as a whole.  As mentioned in the text, over 
29,000 jobs will be created in the 20 - 25 year construction time frame, many of these will be held by residents of the two municipali-
ties. 

•  The Plan will impact the two municipalities – Ceiba and Naguabo – through the creation of jobs, by stimulating new residential and 
commercial construction within and outside the Base’s perimeter.  A major source of income for the two municipalities will be gener-
ated once the various facilities are operational.

Although not explicitly included in the Plan, the Government is committed to providing the means to assure that the regional workforce has 
the skills necessary to benefit from the jobs that will be created by the Re-use Plan.

Another benefit to Puerto Rico include a major change in its positioning as a tourism destination. In this sense, the Addendum to the Reuse 
Plan will be what could be called a “game changer”.  In other words, it will not only reflect potential estimated demand based on historical 
trends for the various uses considered, but will also generate new demand due to the synergies to be created among them.
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C. Navy Current Transferred Parcels Map

source: BRAC


