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KEY WEST HOTEL COLLECTION 

SITE A – FAIRFIELD INN & SUITES 
Project Description Narrative 

(Special considerations – Design features) 

 

 
 

  
 

In addition to the items listed in Section 108-229 of the City of Key West Code of 

Ordinances, that are included on the site plan sheet, below there are the special 

considerations applicable to this Proposed Development. 

  

 

 

 

 DESIGN FEATURES 

  

 

1  The proposed Limited service Hotel will be located at 3252 North Roosevelt 

Boulevard, and consist of 135 renovated key with an approximate 4,900 SF new 

lobby and registration building. 

2 As part of the amenities offered by the proposed Hotel, this development 

includes a brand new pool and deck, located in the same area where the 

existing pool and deck are. 

3 The existing buildings that are planned to remain will be fully renovated 

including the enhancing of their exterior appearance. This will be achieve by the 

introduction of new architectural components, such as, screens, louvers, 

decorative railings, brand new exterior lighting package, new exterior 

guestroom walls. 

4 The proposed hotel is being designed to follow the Industry Standards for Green 

Design, which complies with the requirements of the applicable energy 

conservation code. 

5 The design of the Hotel street frontage including the drop-off zone will allow the 

free pedestrian movement along North Roosevelt Boulevard. The Hotel drop-off 

zone will have a demarcated drop-off zone, which allow for the appropriate 

drop-off and pick-up of both guest and visitors with no interference on the street 

thru traffic. 

6 The proposed hotel includes the following site improvements: 

 A 6ft tall brand new fence to screen the proposed hotel from adjacent 

residential uses. 

 Heavily vegetated buffer adjacent to the new fence. 

 New water feature. 

 New paving areas to enhance the sense of arrival to the proposed hotel. 

7 All hotel service incoming and outgoing will take place on the rear side of the 

new lobby building. 

8 The proposed hotel also includes 42” min roof parapets (New building only) for 

the purpose of concealing all roof top equipment. This feature enhances the 



overall appearance of the Hotel. 

9 The site offers a tremendous exposure to the North Roosevelt Boulevard which 

drives the design and the space organization to promote and maximize 

pedestrian interaction between the indoors and the street corridor. The 

proposed hotel offers a great focal destination that fits very well with the spirit 

and intent of the district. 

10 The proposed facility has been designed to be one of the modern City 

Landmarks, which blends with the near context providing an appropriate scale 

for the district, interest and warmth to create a dynamic interaction with the 

district residents. The proposed hotel has been designed with a great exterior 

appearance, pleasant interior environment, and to be a contributor to the Key 

West gateway. 

 

11 The hotel design includes an integral exterior sign and lighting design that works 

consistently with the intent of providing the city with an elegant and modern 

landmark 

 

 

END OF THE DOCUMENT 
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PROPERTY SF PROGRAM
SITE: A - KEY WEST

HOTEL PROGRAM SUMMARY

Food & Beverage
Breakfast Area 67 Seats

Modules Keys Percentage
Guestrooms

King Guestroom 51 51 38%
Double Queen Guestroom 65 65 49%
Suites 25 17 13%

TOTAL GUEST ROOMS 141 133 100%

HOTEL PROGRAM DETAIL

A. Public Areas

1. Foord & Beverage
a. Breakfast Area 1,500
b. Corner Market 75
c. Main Vending Area 65

Sub Total 1,640
2. Function 

a. Connect & Print Zone 200
Sub Total 200

4. Recreation
a. Outdoor Pool & Spa (1500 SF) 0
c. Exercise Room 295
d. Pool Restrooms 80

Sub Total 375
5. Public Circulation

a. Lobby/Lounge 900
b. Vestibules 145
c. Circulation 600
d. Public Toilets 120

Sub Total 1,765

PUBLIC AREAS TOTAL 4,180 Square Feet

B. Guest Rooms

1. Guest Room Modules
a. King Guestroom 

11'-11" x 18'-0-1/4" Sleeping Area
11'-11" x 22'-9 1/4" = 276 SF/ Module
276 x 51 = SF of Total Modules 14,076

d. Queen Queen
11'-11" x 18'-0-1/4" Sleeping Area
11'-11" x 22'-9 1/4" = 276 SF/ Module
276 x 65 = SF of Total Modules 17,940

e. Suites
17'-0" x 22'-0" Sleeping Area
17'-0" x 27'-6" = 468 SF/ Module
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PROPERTY SF PROGRAM
SITE: A - KEY WEST

468 x 17 = SF of Total Modules 7,956
Sub Total 39,972

GUEST ROOM TOWER TOTAL 39,972 Square Feet

Note: Exterior walkways are in addition to sf noted above

C. Administration & Back-of-House

1. General & Administrative
a. Work Area 250
b. General Manager's Office 130
c. Administration Storage 45
d. Circulation & Miscellaneous 100

Sub Total 525

2. Food & Beverage Preparation & Storage
a. Food Prep 400

Sub Total 400

3. General Service
a. Circulation & Miscellaneous 300

Sub Total 300

4. Employee Facilities
a. Employee Breakroom 210
b. Circulation & Miscellaneous 42% 150

Sub Total 360

5. Housekeeping & Laundry
a. Laundry Room 635
b. Linen Chute Room (None) 0
c. Janitor Closet 40
d. Circulation & Miscellaneous 75

Sub Total 750

BACK-OF-HOUSE TOTAL 2,335 Square Feet

SUMMARY

A. Public Areas 4,180

B. Guest Room Tower 39,972

C. Administration & Back-of-House 2,335

TOTAL 46,487 Square Feet

SQUARE FEET PER GUEST ROOM 350

D. Parking

Parking Spaces (Including Handicap Spaces) 134 Spaces Total

Proposed Handicap Spaces 5

Bike Parking Spaces 47 Total

Page 2 of 2



  Scope Narrative 

 KEY WEST HOTEL COLLECTION:  
 SITE A – FAIRFIELD INN & SUITES  
 

Site Improvements: 

 Develop landscaping at property perimeter, existing courtyards, pool, and “Sense of Arrival” to 
create resort like privacy 

 Demolish existing reception and Waffle House building 
 Install new pool with expanded pool deck experience including a water feature and pool side bar  
 Exterior lighting enhancements to compliment new landscaping 
 Asphalt repairs, curb cuts, paving, drainage improvements as necessary 

 
Public Building: 

 Provide new 4,900 SF new hotel arrival public building located near existing guestroom building 
“A” 

 Renovate 2500 SF of existing guestroom building “A” to serve as new BOH 
 Provide new Porte Cochere 

 
Guestroom Buildings: 

 Complete renovation of all existing guestrooms 

 Extend ~ 17 guestrooms to create suites in Building “D” 

 Provide new elevated walkway to service guestrooms in Building “D” 

 Reposition rooms to achieve a 60:40 queen queen to king ratio 

 Replace exterior skin and existing window system 

 Provide new handrails, finishes, and architectural features at on-grade and elevated walkways 

 Replace existing roof 
 Install life safety system required by code 

 Install new sprinkler systems 

 Install new HVAC in form of PTAC 

 

FFE & OSE 

 Provide all new FF&E and OS&E throughout entire resort 



CONCEPTUAL CONSTRUCTION EXPENDITURES ESTIMATE
SITE A - KEY WEST

Site: A Scope Description Estimated Labor Cost Estimated Material Cost Total Estimate Cost Estimated Expenditure - Key West

Demolition $272,000 $48,000 $320,000 $320,000

Utility / Drainage / Paving $52,500 $97,500 $150,000 $150,000

Landscaping / Pool / Lighting $140,000 $210,000 $350,000 $350,000

Pavilions / Stairs / Pool Bar $112,500 $137,500 $250,000 $250,000

New Lobby Building $715,000 $585,000 $1,300,000 $1,300,000

Porte Cochere $65,000 $65,000 $130,000 $130,000

Back Of House Renovations $150,000 $100,000 $250,000 $250,000

Existing Guestroom Building 

Renovations $2,100,000 $1,400,000 $3,500,000 $3,500,000

Structral & Infrastructure 

Improvements $455,000 $245,000 $700,000 $700,000

Housing Expenses $150,000 $150,000

$7,100,000Conceptual Construction Budget:



ID Task Name Duration Start Finish

1 DEVELOPMENT APPROVAL 113 days Mon 1/14/13 Wed 6/19/13

2 Owner's Letter to the City 0 days Mon 1/14/13 Mon 1/14/13

3 Submission to Planning Department 1 day Fri 2/8/13 Fri 2/8/13

4 Site Plan for FEMA Review 0 days Fri 2/8/13 Fri 2/8/13

5 Planning Staff Review & Response 20 days Mon 2/25/13 Fri 3/22/13

6 Planning Board Meeting 1 day Thu 3/21/13 Thu 3/21/13

7 Commission Staff Review & Response 20 days Fri 4/5/13 Thu 5/2/13

8 City Commission Meeting 1 day Wed 5/8/13 Wed 5/8/13

9 30 Day Public Appeal Period 20 days Thu 5/9/13 Wed 6/5/13

10 45 State Appeal Period 30 days Thu 5/9/13 Wed 6/19/13

11 DESIGN 78 days Tue 1/1/13 Thu 4/18/13

12 Civil Design Package 15 days Fri 2/1/13 Thu 2/21/13

13 Model Room Package 0 days Tue 1/15/13 Tue 1/15/13

14 Complete 80% DDs 24 days Tue 1/1/13 Fri 2/1/13

15 Complete 80% MEP DDs 0 days Fri 2/1/13 Fri 2/1/13

16  Due Diligences Solution Presentations 0 days Fri 2/1/13 Fri 2/1/13

17 Complete 80% Landscape DDs 0 days Fri 2/1/13 Fri 2/1/13

18 Complete 100% DDs 14 days Mon 2/4/13 Thu 2/21/13

19 Complete 100% CDs 40 days Fri 2/22/13 Thu 4/18/13

20 Completed FF&E Documents 20 days Fri 2/22/13 Thu 3/21/13

21 OWNER BRAND OPERATOR APPROVAL 62 days Fri 2/22/13 Mon 5/20/13

22 Review Comments for 100% DDs 5 days Fri 2/22/13 Thu 2/28/13

23 Review Comments for 100% CDs 5 days Fri 4/19/13 Thu 4/25/13

24 Model Rooms 0 days Mon 5/20/13 Mon 5/20/13

25 Review Comments for FF&E Documents 14 days Fri 3/22/13 Wed 4/10/13

26 PERMITTING 88 days Tue 1/15/13 Thu 5/16/13

27 Architectural MODEL ROOMS 19 days Tue 1/15/13 Fri 2/8/13

28 Architectural 20 days Fri 4/19/13 Thu 5/16/13

29 CIVIL SFWMD 60 days Fri 2/22/13 Thu 5/16/13

30 CIVIL FDEP 60 days Fri 2/22/13 Thu 5/16/13

31 GC ESTIMATING 54 days Fri 2/22/13 Wed 5/8/13

32 DD Estimate 14 days Fri 2/22/13 Wed 3/13/13

33 GMP Estimate 14 days Fri 4/19/13 Wed 5/8/13

34 CONSTRUCTION 201 days Mon 2/25/13 Mon 12/2/13

35 Order Early Release Long Lead Items 32 days Fri 3/1/13 Mon 4/15/13

36 Model Rooms 40 days Mon 2/25/13 Fri 4/19/13

37 Civil Sitework 60 days Fri 5/17/13 Thu 8/8/13

38 Termite Treatment & Abatement 20 days Fri 5/3/13 Thu 5/30/13

39 Final Test & Mobilization 7 days Fri 5/24/13 Mon 6/3/13

40 Demolition 14 days Thu 6/6/13 Tue 6/25/13

41 Structural 34 days Wed 6/26/13 Mon 8/12/13

42 Building/Threshold Strutural Inspections 25 days Tue 7/9/13 Mon 8/12/13

43 Building/Threshold Strutural Inspections 25 days Tue 7/9/13 Mon 8/12/13

44 Skin & Roof 38 days Tue 7/23/13 Thu 9/12/13

45 MEP 30 days Tue 8/13/13 Mon 9/23/13

46 Building/Threshold MEP Inspections 20 days Tue 8/27/13 Mon 9/23/13

47 Building/Threshold MEP Inspections 20 days Tue 8/27/13 Mon 9/23/13

48 Finishes 55 days Fri 9/13/13 Thu 11/28/13

49 Building/Threshold Final Inspections 20 days Fri 11/1/13 Thu 11/28/13

50 Building/Threshold Final Inspections 20 days Fri 11/1/13 Thu 11/28/13

51 Hardscape & Landscape 42 days Wed 10/2/13 Thu 11/28/13

52 Punch List 20 days Tue 11/5/13 Mon 12/2/13

53 FFE & OSE 211 days Tue 2/19/13 Tue 12/10/13

54 FFE & OSE Installation 21 days Tue 11/12/13 Tue 12/10/13

55 Model Rooms FFE Procurement & Installation 65 days Tue 2/19/13 Mon 5/20/13

56 Operations 18 days Wed 11/27/13 Fri 12/20/13

57 Administration Staff 18 days Wed 11/27/13 Fri 12/20/13

58 Open 0 days Fri 12/20/13 Fri 12/20/13

1/14

2/8

2/8

3/21

5/8

1/15

2/1

2/1

2/1

5/20

12/20
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March 13, 2013 
 
Kerri Barsh, Shareholder 
Greenberg Traurig, P.A. 
333 S.E. 2nd Avenue 
Miami, Florida  33131 
 
RE:   Replacement Cost Report / Days Inn Key West Hotel  

3852 North Roosevelt Boulevard, Key West, Florida 33040 
Parcel ID: 00065060-000000 
File No: 122093 
             

Dear Ms. Barsh: 
 
In response to your request, we have prepared an appraisal of the subject which is a “depreciated” cost 
analysis (referred to as “Actual Cash Value” in the FEMA guidance materials) for the structure located 
at 3852 North Roosevelt Boulevard, Key West, Florida 33040.  The building is known as Days Inn Key 
West Hotel. 
 
The 133 room hotel contains approximately 64,722 square feet and is located in Key West, along North 
Roosevelt Boulevard.  No personal property, trade fixtures or furnishings were included, nor site 
improvements outside the footprint of the main hotel building.  
 
The purpose of this appraisal is to provide an estimate of the “actual cash value” of the subject for the 
substantial improvement calculation required by the City of Key West's Flood Damage Prevention 
Ordinance and FEMA regulations.  The scope of the assignment involved inspecting the property, 
utilizing measurements from the plans and tax records, obtaining cost data, reviewing the data and 
writing the report. 
 
This report is Summary Report prepared under Standards Rule 2 of the Uniform Standards of 
Professional Appraisal Practice (USPAP) of the Appraisal Foundation.  The summary format means 
that some of the supporting data is retained in our work file. 
 
Sincerely, 

 
Britt J. Rosen, CCIM 
State-Certified General Real Estate Appraiser RZ1758 
 
 

8603 South Dixie Highway, Suite 305, Pinecrest, Florida  33143 
305.663.4504 – Fax 305.663.7977 www.brittexusa.com 



 

 

REPLACMENT COST REPORT  
 
As disclosed in the cover letter to this report, this is an appraisal report complying with the Uniform 
Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation. This appraisal 
report is a Summary Report prepared under Standards Rule 2 of USPAP.  As such, it might not include 
a full discussion of the data, reasoning and analyses used in the appraisal process to develop the 
appraiser's opinion.  Supporting documentation concerning the data, reasoning and analyses is retained 
in the appraiser's work file. 

 
1. Identify the Client: Greenberg Traurig, P.A.  
 
2. The intended users of this report are the clients and the City of Key West.  
 
3. State the problem to be solved: To provide the “depreciated” cost analysis (replacement 

cost) of the existing hotel structures.   
 
4. State the purpose of the appraisal: The purpose of this assignment is to provide information 

to the client to make an informed decision regarding the replacement cost of the existing 
structure and assist the building department in its flood plain management evaluation.  

 
5. State information sufficient to identify the real estate involved in the consulting 

assignment, and state the physical and legal characteristics of the property:  
 
 Subject:      Days Inn Key West Hotel is located at: 
     3852 North Roosevelt Boulevard 

Key West, Florida  33040 
  

 Tax Folio:   00065060-000000 
      
 Legal Description:   PT KW No. 22 A Parcel Of Land Lying West Of North 

Roosevelt Boulevard 600feet x 240feet, OR17-405/406 
OR595-884 OR598-2523 OR601-547/E OR640-519/520 
OR647-641/656 OR687-822 OR711-689/690 OR861-
1856/1857 OR943-1115Q/C OR950-1278/1280 OR998-
960/967 OR1192-342/344Q/C OR1592-951/955 OR1592-
956/960 OR1592-961/965 OR1592-966/970 OR2250-1887/89 
OR2250-1892/95 OR2250-2288/96, according to Monroe 
County, FL 

 
 Building Description: The property consists of four hotel buildings containing a total 

of 133 units (rooms).  The buildings were constructed in 
1975 and consist of poured reinforced concrete, concrete 
block, exterior stucco and contain approximately 64,722 
square feet of occupied building area (according to the 
replacement cost estimate). Each building contains an elevator 
and the buildings were in good overall condition at the time of 
inspection.  See attached sketches and photos. 

 
 Land Size:    144,184 Square Feet (per tax roll) or 3.31 Acres 



 

 

DEPRECIATED COST ANALYSIS 
(continued) 

 
6. State the effective date of the consulting assignment:  The effective date of the report is 

March 7, 2013; the “effective” date of the contractor's replacement “cost new" estimate. 
Note the property was inspected by the appraiser on October 29, 2012, however, the date of 
value remains March 7, 2013. 

 
7. State the scope of work and the extent of the data collection process: The extent of the data 

collection includes the following: review of the Monroe County tax records, inspecting the 
property, photographing the interior and exterior of the hotel, and the review and use of 
detailed cost "new" estimate provided by Hardin Construction Company, LLC.  The date of 
the estimate is March 7, 2013, which is the effective date of this report. The Hardin 
Construction Company's estimate can be found under Appendix I of this report.  

 
8. State all assumptions, hypothetical conditions, and limiting conditions that affect the 

analyses, opinions, and conclusions: That there are no unusual subsurface conditions 
present.  That the replacement of the building would use materials similar to those used and 
if materials are not available that were used that materials similar in utility and quality or 
substituted.  No site improvements are included in the replacement value. 
 

9. Summarize the information used in the consulting analyses, the consulting procedures 
applied, and summarize the reasoning that supports the analyses, opinions and conclusions:  
The detailed “cost new" estimates that are part of this report were reviewed and are relied 
on as the method to calculate the costs to rebuild the subject, less depreciation.  This report 
provides a recommendation about the depreciated replacement value of the commercial 
structures as of the effective date of this report.  The per-building valuation summary is 
provided on page 12 of this report. 

 
DEPRECIATED REPLACEMENT VALUE /  

DAYS INN KEY WEST   (“Actual Cash Value”) 
3852 North Roosevelt Boulevard 

Key West, Florida  33040 
 

ELEVEN MILLION SEVEN HUNDRED THOUSAND DOLLARS 
$11,700,000 

 
10. Please see the signed Certification which begins on the following page. 

 
 

 
 
 
 
 



 

 

 
CERTIFICATION 

 
The undersigned certifies to the best knowledge and belief: 
 
 The statements of fact contained in this report are true and correct. 

 
 The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions stated in this report, and are my unbiased 
professional analyses, opinions, conclusions and recommendations. 

 
 I have no present or prospective interest in the property that is the subject of this 

report and I have no personal interest or bias with respect to the parties involved. 
 

 My engagement in this assignment was not contingent on developing or reporting 
predetermined results.  

 
 My compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction in value that favors 
the cause of the client, the amount of the opinion, the attainment of a stipulated result, 
or the occurrence of a subsequent event directly related to the intended use of this 
report. 

 
 The depreciated replacement cost is estimated at $11,700,000 and is summarized on 

the following pages.    
 
 The commercial structures were inspected on the interior and exterior by Britt J. 

Rosen, State-Certified General Real Estate Appraiser RZ1858. Richard C. Tyler, 
State-Certified General Real Estate Appraiser RZ3136, and Britt J. Rosen worked 
together on the report development and writing.  

 
 We have performed no services, as appraisers or in any other capacity, regarding the 

property that is the subject of this report within the three-year period immediately 
preceding acceptance of this assignment.   

 
 I, Britt J. Rosen, certify that I have at least three years experience in the field of 

commercial property inspections, commercial risk assessment, and commercial 
property replacement cost evaluation. 

 
The effective date of this cost analysis / inspection report is March 7, 2013.  
 

 
Britt J. Rosen, CCIM 
State-Certified General Real Estate Appraiser RZ1758 
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BRITTEX APPRAISAL SERVICES, INC. 
 

AERIAL PHOTOGRAPH 
 

 
 
Note: Aerial obtained from Bing Maps 
URL - http://www.bing.com/maps 
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BRITTEX APPRAISAL SERVICES, INC. 
 

 
LOCATION MAP 
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BRITTEX APPRAISAL SERVICES, INC. 
 

PHOTOGRAPHS 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of the subject as seen from North Roosevelt Boulevard 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View looking west along the north elevation of building A - ground floor 
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BRITTEX APPRAISAL SERVICES, INC. 
 

PHOTOGRAPHS  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The north elevation of building A - view from the second floor 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Pool area 
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BRITTEX APPRAISAL SERVICES, INC. 
 

PHOTOGRAPHS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View looking north along the east elevation of building B  
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Pool cabana - showers and bathroom 
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BRITTEX APPRAISAL SERVICES, INC. 
 

PHOTOGRAPHS 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

Building B as seen from the pool area 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Looking north along the rear parking area 
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BRITTEX APPRAISAL SERVICES, INC. 
 

PHOTOGRAPHS 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Building C as seen from the parking area 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Looking south along Building C's east elevation 
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BRITTEX APPRAISAL SERVICES, INC. 
 

PHOTOGRAPHS 
 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

View looking northwest from the pool area 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Looking south across the pool area 
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BRITTEX APPRAISAL SERVICES, INC. 
 

PHOTOGRAPHS 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Typical stairs and landing 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Southeast side of Building C 
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BRITTEX APPRAISAL SERVICES, INC. 
 

PHOTOGRAPHS 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Typical kitchen-living area 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Typical kitchen 
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BRITTEX APPRAISAL SERVICES, INC. 
 

PHOTOGRAPHS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Typical bedroom 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Typical bathroom 
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BRITTEX APPRAISAL SERVICES, INC. 
 

DEPRECIATED COST ANALYSIS 
(continued) 

 
Preface to Replacement Cost Calculation – Scope of Work 
 
The approach to the replacement cost was arrived at by the following procedure.  The land is not 
included and the total is for labor, material and equipment for the main commercial historic hotel 
structure only. It is an estimate of the replacement costs of the structure and not a “market value.”  
Site improvements are not included.  The date of the depreciated replacement cost is March 7, 2013. 
 
Cost New 
 
As noted in the preface to this report, a replacement “cost new" estimate was provided by Hardin 
Construction Company, LLC, which was reviewed by the appraiser and is relied on as a method to 
calculate the costs to rebuild the subject of similar utility.  The replacement cost "new" is 
$15,200,578 and the estimates are located in Appendix I of this report.   
 
Estimate of Depreciation  
 
Physical depreciation is estimated using an effective age of 17 years and the remaining economic life 
of the building is estimated at 53 years.  The physical depreciation of 23% correlates with data 
obtained from the Monroe County Property Appraiser's web site.  The remaining economic life is 
typical of hotel buildings.  

 
Summary and Reconciliation 
 
In our opinion, the depreciated replacement cost of the subject property, as of March 7, 2013, is 
shown in the chart which follows: 
 

  
DEPRECIATED REPLACEMENT VALUE 

Depreciated Cost Analysis / Actual Cash Value 
Days Inn Key West  

3852 North Roosevelt Boulevard 
Key West, Florida  33040 

 
ELEVEN MILLION SEVEN HUNDRED THOUSAND DOLLARS 

$11,700,000 
 
  

Description
No. of 
Units

Building Size 
SqFt (under 

air)

Building Size 
SqFt (occupied 

area)

Replacement 
Cost New 
Estimate

Cost Per 
Occupied 

SqFt
23% 

Depreciation

Depreciated 
Replacement 

Value
Building A 40 12,974 17,957 4,059,639 $226.08 933,717 $3,125,922
Building B 40 12,476 15,594 3,899,231 $250.05 896,823 $3,002,408
Building C 35 12,006 15,758 3,828,257 $242.94 880,499 $2,947,758
Building D 18 11,779 15,413 3,413,451 $221.47 785,094 $2,628,357

Total 133 49,235 64,722 $15,200,578 $234.86 $3,496,133 $11,704,445

$11,700,000

Days Inn Key West: Cost Estimate Summary

Depreciated Replacement Value (Rounded)
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APPENDIX I 

COST ESTIMATE 
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BRITTEX APPRAISAL SERVICES, INC. 
 

APPENDIX II 
SKETCHES & DRAWINGS 
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APPENDIX III 
BRITT J. ROSEN’S RESUME 
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BRITTEX APPRAISAL SERVICES, INC. 
 

BRITT J. ROSEN, CCIM 
 Brittex Appraisal Services, Inc. 
 8603 S. Dixie Highway, Suite 305 
 Miami, Florida  33143 
 (305) 663-7334 / (800) 869-5517 
 www.brittexusa.com 
 
EXPERIENCE 
12/93 Present  BRITTEX APPRAISAL SERVICES, INC. - Real Estate Appraisers and                            
  Consultants.   State Certified General Real Estate Appraiser RZ1858. 
 
7/91 - 12/93  HEDG-PETH & GALLAHER, INC. - Real Estate Appraisers and     
   Consultants.   Worked under Robert E. Gallaher, Jr., MAI on residential                
  and commercial appraisals.  License No. RI 0000684.  
 
10/86 - 6/91    BRITTEX COMPANIES - President                                 

Licensed Real Estate Broker.  Brokers residential and commercial property.  1991 
CCIM designee (Certified Commercial Investment Member).  License No. CQ 
0259305. Licensed General Contractor.  Builders of custom luxury homes.  
Brittex has built custom homes with sales totaling over 4.3 million dollars (nine 
residences totaling over 40,000 square feet). License No. CGC 020615. 

 
6/83 - 10/86    KENDAR CORPORATION - Construction Manager 

In charge of 162 unit Kingston Square Condominium improvement program of 
over three million dollars.  

 
8/80 - 6/83      FRANK J. ROONEY - General Contractor/Ft. Lauderdale 

The largest general contractor in Florida.  Advanced from Estimator to Project    
Engineer.  Project Engineer on the 27 million dollar Palmetto Yard    Operations 
Facility for the Broward County Metrorail mass transit system.   

 
6/78 - 6/86      KENDAR REALTY, INC. - Realtor and Developers 

Sold commercial real estate; over 25 million in commercial sales. Chairman of the 
Miami Board of Realtors Orientation Committee. Obtained the Florida real estate 
salespersons license in 1978 and became active in selling residential and 
commercial real estate.  

 
EDUCATION    1980 - UNIVERSITY OF FLORIDA, B.A. Building Construction 
 
AFFILIATIONS 
   BNI -    Biscayne Connections – Speaker Rotation 

CCIM - Certified Commercial Investment Member 
CIREI - Commercial Investment Real Estate Institute 
MAR - Miami Association of Realtors 

 CCIM - Board of Directors - Miami-Dade CCIM Chapter 
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Scott P. Russell, CFA
Property Appraiser
Monroe County, Florida

Key West (305) 292-3420
Marathon (305) 289-2550
Plantation Key (305) 852-

7130

Website tested on IE8, 
IE9, & Firefox.

Requires Adobe Flash 
10.3 or higher

Property Record Card -
Map portion under construction.

Alternate Key: 1065587 Parcel ID: 00065060-000000

Ownership Details
Mailing Address:
JLW KEY WEST 1 LLC 
506 FLEMING ST
KEY WEST, FL 33040

Property Details
PC Code: 39 - HOTELS,MOTELS

Millage Group: 10KW
Affordable 

Housing: No

Section-
Township-

Range:
34-67-25

Property 
Location: 3852 N ROOSEVELT BLVD KEY WEST 

Legal 
Description:

PT KW NO 22 A PARCEL OF LAND LYING W OF N ROOSEVELT BOULEVARD 600FT X 240FT OR17-405/406 
OR595-884 OR598-2523 OR601-547/E OR640-519/520 OR647-641/656 OR687-822 OR711-689/690 OR861-
1856/1857 OR943-1115Q/C OR950-1278/1280 OR998-960/967 OR1192-342/344Q/C OR1592-951/955 OR1592-
956/960 OR1592-961/965 OR1592-966/970 OR2250-1887/89 OR2250-1892/95 OR2250-2288/96
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Show Parcel Map that can launch map - Must have Adobe Flash Player 10.3 or higher

Land Details
Land Use Code Frontage Depth Land Area

100H - COMMERCIAL HIGHWAY 600 240 144,183.60 SF

Building Summary
Number of Buildings: 5
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Number of Commercial Buildings: 5
Total Living Area: 42125

Year Built: 1975

Building 1 Details
Building Type Condition E Quality Grade 400
Effective Age 17 Perimeter 268 Depreciation % 23

Year Built 1975 Special Arch 0 Grnd Floor Area 4,345
Functional Obs 0 Economic Obs 0

Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:
2 Fix Bath 0 Vacuum 0
3 Fix Bath 4 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 10 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area
1 FLA 1 1974 4,345 

2 OPX 1 1974 995 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C
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5660 OFF BLDG-1 STY-B 50 Y Y 

5661 RESTRNT/CAFETR-B- 50 Y Y 

Exterior Wall:

Interior Finish Nbr Type Area %

1553 C.B.S. 100 

Building 2 Details
Building Type Condition E Quality Grade 400
Effective Age 17 Perimeter 728 Depreciation % 23

Year Built 1975 Special Arch 0 Grnd Floor Area 13,200
Functional Obs 0 Economic Obs 0

Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:
2 Fix Bath 0 Vacuum 0
3 Fix Bath 78 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area
1 FLA 2 1974 6,900 
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2 OPF 2 1974 3,558 

3 FLA 2 1974 6,300 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C

5662 HOTEL/MOTEL B 100 Y Y 

5663 HOTEL/MOTEL B 100 Y Y 

Exterior Wall:

Interior Finish Nbr Type Area %

1554 C.B.S. 100 

Building 3 Details
Building Type Condition E Quality Grade 400
Effective Age 17 Perimeter 776 Depreciation % 23

Year Built 1975 Special Arch 0 Grnd Floor Area 11,376
Functional Obs 0 Economic Obs 0

Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:
2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 90 Dishwasher 0
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Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area
1 FLA 1 1974 5,688 

2 OPF 1 1974 2,015 

3 SBF 1 2000 112 

4 FLA 1 1974 5,688 

5 OUF 1 1974 2,015 

6 SBF 1 2000 64 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C
5664 HOTEL/MOTEL B 100 Y Y 

5665 HOTEL/MOTEL B 100 Y Y 

Exterior Wall:

Interior Finish Nbr Type Area %
1555 C.B.S. 100 

Building 4 Details
Building Type Condition E Quality Grade 400
Effective Age 17 Perimeter 788 Depreciation % 23

Year Built 1975 Special Arch 0 Grnd Floor Area 12,324
Functional Obs 0 Economic Obs 0
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Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:
2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 108 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area
1 FLA 1 1974 5,688 

2 DUF 1 2000 300 

3 OPF 1 2000 280 

4 FLA 1 1974 6,636 

5 OUF 1 1974 948 

6 OUF 1 1974 790 

7 OPF 1 1974 1,973 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C
5666 HOTEL/MOTEL B 100 Y Y 

5667 HOTEL/MOTEL B 100 Y Y 

Exterior Wall:
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Interior Finish Nbr Type Area %
1556 C.B.S. 100 

Building 5 Details
Building Type Condition P Quality Grade 300
Effective Age 24 Perimeter 128 Depreciation % 30

Year Built 1978 Special Arch 0 Grnd Floor Area 880
Functional Obs 0 Economic Obs 0

Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:
2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area
1 FLA 1 1977 880 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C
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5668 WAREHOUSE/MARINA C 100 N N 

Exterior Wall:

Interior Finish Nbr Type Area %
1557 METAL SIDING 100 

Misc Improvement Details
Nbr Type # Units Length Width Year Built Roll Year Grade Life

1 AP2:ASPHALT PAVING 66,531 SF 0 0 1970 1971 1 25 

2 PO5:COMM POOL 1,152 SF 48 24 1999 2000 1 50 

3 PT3:PATIO 1,680 SF 0 0 1978 1979 2 50 

4 CL2:CH LINK FENCE 2,168 SF 0 0 1978 1979 2 30 

5 UB2:UTILITY BLDG 253 SF 0 0 1978 1979 2 50 

6 PT2:BRICK PATIO 2,300 SF 0 0 1984 1985 2 50 

7 FN2:FENCES 1,440 SF 6 240 1988 1989 2 30 

8 PT3:PATIO 3,348 SF 75 60 1999 2000 2 50 

Appraiser Notes
DEVELOPMENT AGREEMENT ENTERED INTO WITH THE CITY OF KEY WEST RECORDED IN OR2410-119/183 (CITY RES 
NO 09-059). 

2007-01-12 - DAYS INN & WAFFLE HOUSE. - JEN 

14-1 ORIGINAL OVERRIDE VALUE WAS $ 6,181,645 

6/14/01 2001 AUDIT PARCEL. 

BUILDING 1 = WAFFLE HOUSE AND LOBBY, 2 = LEFT OF LOBBY, 3 = LEFT OF 2, 4 = LEFT AND PARALLEL OF 3 WITH 
POOL, 5 = MAINTENANCE BUILDING/BEHIND LOBBY 

ADJ LAND FROM 3.36 TO 3.31 PER OR2250-2288 

2003-01-30 (SKI) 134 MOTEL ROOMS 

Building Permits

Bldg Number Date 
Issued

Date 
Completed Amount Description Notes

08-4092 11/04/2008 15,000 Commercial REPAIR APROX. 30 DAMAGED SUPPORT 
CANTILEVERS, 10 LF OF SUPPORT COLUMN 

09-
00003735 11/19/2009 2,000 Commercial CHANGE SIGNS 

B931202 05/01/1993 12/01/1994 1,000 Commercial 5X5 CLOSET FOR W/HEATER 

M932656 09/01/1994 12/01/1994 6,000 Commercial REPLACE 10 TON AC 

9800891 03/19/1998 11/29/2000 100,000 Commercial REPAIR SPALLING CORROSION 

9800854 03/19/1998 11/29/2000 2,000 Commercial DEMO RAILS 2ND FLOOR 

9800236 04/08/1998 11/29/2000 21,474 Commercial DEMO INTERIOR RESTUARANT 

9801048 04/08/1998 11/29/2000 219,049 Commercial REMODEL RESTUARANT 

9800891 04/27/1998 11/29/2000 1 Commercial ALTERATIONS TO PERMIT 
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9801048 05/26/1998 11/29/2000 219,049 Commercial REVISION OF PLANS 

9802185 07/14/1998 11/29/2000 8,500 Commercial ELECTRICAL 

9802432 08/04/1998 11/29/2000 1,900 Commercial FIRE SUPPRESSION SYSTEM 

9802426 08/05/1998 11/29/2000 1,000 Commercial SIGN 

9804006 12/21/1998 11/29/2000 28,855 Commercial ROOFING 

9902791 09/03/1999 11/29/2000 22,500 Commercial REMODEL 133 ROOMS 

0000460 02/28/2000 11/29/2000 95,000 Commercial ROOFING 

9902791 03/30/2000 11/29/2000 235,000 Commercial ELECTRICAL 

0000283 02/07/2000 11/29/2000 10,250 Commercial RESURFACE POOL 

0102846 08/14/2001 11/15/2001 1,500 Commercial REPAIR MANHOLE 

03-1144 04/03/2003 12/31/2003 13,000 Commercial NEW SIGN 

05-2827 07/07/2005 08/07/2006 6,000 Commercial CHANGE OUT 7.5TON A/C 

Parcel Value History
Certified Roll Values.

View Taxes for this Parcel.

Roll 
Year

Total Bldg 
Value

Total Misc 
Improvement Value

Total Land 
Value

Total Just 
(Market) Value

Total Assessed 
Value

School 
Exempt Value

School Taxable 
Value

2012 7,337,543 125,298 1,023,819 9,244,369 9,244,369 0 9,244,369 

2011 7,339,449 127,330 2,778,937 10,118,241 10,118,241 0 10,118,241 

2010 7,699,601 129,361 3,806,500 10,703,258 10,703,258 0 10,703,258 

2009 7,702,143 131,393 4,541,783 10,607,762 10,017,256 0 10,607,762 

2008 7,702,143 133,772 4,541,783 9,106,597 9,106,597 0 9,106,597 

2007 6,413,320 123,260 6,055,711 8,432,550 8,432,550 0 8,432,550 

2006 6,340,552 99,121 3,659,040 5,594,012 5,594,012 0 5,594,012 

2005 5,944,770 100,804 2,927,232 7,602,633 7,602,633 0 7,602,633 

2004 6,080,572 102,437 2,378,376 7,229,155 7,229,155 0 7,229,155 

2003 6,080,572 104,068 2,378,376 6,085,568 6,085,568 0 6,085,568 

2002 6,080,572 105,752 2,378,376 5,795,779 5,795,779 0 5,795,779 

2001 6,080,572 107,383 2,049,062 5,795,779 5,795,779 0 5,795,779 

2000 4,835,391 56,541 1,612,800 5,730,000 5,730,000 0 5,730,000 

1999 5,905,347 57,429 1,612,800 5,730,000 5,730,000 0 5,730,000 

1998 3,946,097 58,298 1,612,800 5,730,000 5,730,000 0 5,730,000 

1997 3,946,097 59,166 1,612,800 5,730,000 5,730,000 0 5,730,000 

1996 3,587,362 60,127 1,612,800 5,730,000 5,730,000 0 5,730,000 

1995 3,587,362 61,094 1,612,800 6,000,676 6,000,676 0 6,000,676 

1994 3,587,362 62,035 1,612,800 5,939,546 5,939,546 0 5,939,546 

1993 3,587,362 62,996 1,612,800 6,028,311 6,028,311 0 6,028,311 

1992 3,587,362 61,854 1,612,800 6,028,311 6,028,311 0 6,028,311 

1991 2,988,294 62,844 1,872,000 8,087,429 8,087,429 0 8,087,429 

1990 2,988,427 63,852 1,998,000 8,087,429 8,087,429 0 8,087,429 

1989 2,988,427 62,994 1,944,000 8,194,645 8,194,645 0 8,194,645 
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This page has been visited 354,244 times.

Monroe County Monroe County Property Appraiser
Scott P. Russell, CFA

P.O. Box 1176 Key West, FL 33041-1176

1988 2,246,632 47,027 1,152,000 5,979,484 5,979,484 0 5,979,484 

1987 2,216,435 47,752 777,600 5,585,677 5,585,677 0 5,585,677 

1986 2,214,287 48,498 777,600 4,793,573 4,793,573 0 4,793,573 

1985 2,179,271 48,288 633,600 4,185,805 4,185,805 0 4,185,805 

1984 1,966,992 50,559 633,600 3,850,918 3,850,918 0 3,850,918 

1983 1,966,992 52,852 633,600 3,227,917 3,227,917 0 3,227,917 

1982 1,916,005 55,122 633,600 2,604,727 2,604,727 0 2,604,727 

Parcel Sales History
NOTE: Sales do not generally show up in our computer system until about two to three months after the 
date of sale. If a recent sale does not show up in this list, please allow more time for the sale record to be 
processed.  Thank you for your patience and understanding.

Sale Date Official Records Book/Page Price Instrument Qualification
11/8/2006 2250 / 2288 25,000,000 WD K

11/7/2006 2250 / 1892 6,670,600 WD H

11/6/2006 2250 / 1887 6,670,600 WD H

8/13/1999 1592 / 0961 6,250,100 WD Q

1/15/1999 1592 / 0956 2,425,500 WD P

1/1/1999 1592 / 0951 7,649,000 WD Q

11/1/1991 1192 / 342 6,997,800 WD C

12/1/1986 998 / 960 1 WD M

8/1/1985 950 / 1278 5,500,000 WD Q

8/1/1982 861 / 1856 4,400,000 WD U

2/1/1974 711 / 689 225,000 00 Q
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