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CITY COMMISSION MEETING 
AGENDA  

 23718 W US HWY 27 
 

JANUARY 11, 2024                           6:30 PM 
__________________________________________________________________________________ 
 

MAYOR KATHERINE WEITZ 
VICE MAYOR TRISTAN GRUNDER 

COMMISSIONER ANDREW MILLER 
COMMISSIONER BYRAN WILLIAMS 

_________________________________________________________________________________ 
 
 
(A) CALL TO ORDER AND ROLL CALL     
 
(B) INVOCATION AND PLEDGE OF ALLEGIANCE    
 
(C) APPROVAL OF AGENDA: 
 
(D) APPROVAL OF CONSENT AGENDA: 
 

1. MINUTES OF THE DECEMBER 14, 2023, COMMISSION MEETING 
  
(E) SPECIAL PRESENTATIONS  
 

1. ALACHUA COUNTY COMMUNITY REMEMBRANCE PROJECT, HIGH SPRINGS 
SUBCOMMITTE TO PRESENT THE ALACHUA COUNTY DIGITAL BLACK 
HERITAGE TRAIL MAP 

 
(F) UNFINISHED BUSINESS 
 

1. DISCUSS, CONSIDER AND ACT ON ORDINANCE 2023-18, AN ORDINANCE OF THE 
CITY OF THE CITY OF HIGH SPRINGS, FLORIDA ADDING SECTIONS 74-6 
THROUGH 74-8; SCHOOL ZONE SPEED INFRACTIONS; ADOPTING FINDINGS; 
PROVIDING FOR USE OF TRAFFIC INFRACTION DETECTORS IN ACCORDANCE 
WITH STATE LAW; PROVIDING FOR A LOCAL HEARING OFFICER. 
 

2. DISCUSS, CONSIDER AND ACT ON PURCHASING THE PRIEST THEATRE. 

 
(G) CITIZEN REQUESTS AND COMMENTS – FOR ISSUES NOT ON AGENDA (PLEASE STATE 

NAME FOR THE RECORD – LIMIT COMMENTS TO 5 MINUTES) 
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COMMISSIONER RESPONSE 
 
(H) NEW BUSINESS 
 

1. DISCUSS, CONSIDER AND ACT ON FY 2022 CITY AUDIT. (JAMES MOORE & CO.) 
 
2. DISCUSS, CONSIDER AND ACT ON FY 2022 CRA AUDIT. (JAMES MOORE & CO.) 

 

3. UPDATE ON WASTEWATER TREATMENT PLANT PROJECT. (REQUESTED BY 
MAYOR) 
 

4. DISCUSS, CONSIDER AND ACT ON THE NEXT STEPS OF THE CITY MANAGER 
HIRING PROCESS. 

 
(I) CITY ATTORNEY REPORT/UPDATE 
 
(J) CITY MANAGER REPORT/UPDATE 
 
(K) COMMISSION COMMENTS AND CONCERNS 
 
(L) MOTION TO ADJOURN. 
 
 
PLEASE NOTE: PURSUANT TO SECTION 286.015, FLORIDA STATUTES, IF A PERSON DECIDES TO APPEAL ANY DECISION MADE BY THE CITY COMMISSION WITH RESPECT TO ANY 
MATTER CONSIDERED DURING THIS MEETING, HE OR SHE WILL NEED TO ENSURE THAT A VERBATIM RECORD OF THE PROCEEDINGS IS MADE, WHICH RECORD INCLUDES THE 
TESTIMONY AND EVIDENCE UPON WHICH THE APPEAL IS TO BE BASED.  IN ACCORDANCE WITH THE AMERICAN WITH DISABILITIES ACT, A PERSON TH DISABILITIES NEEDING 
ANY SPECIAL ACCOMMODATIONS TO PARTICIPATE CITY COMMISSION MEETINGS SHOULD CONTACT THE OFFICE OF THE CITY CLERK 23718 W US HWY 27, TELEPHONE (386) 
454-1416. 



 
 

Consent  
Agenda 
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HIGH SPRINGS 

 CITY COMMISSION MEETING 
DECEMBER 14, 2023 

CITY HALL 
  

CALL TO ORDER AND ROLL CALL 
  
Mayor Weitz called the meeting to order at 6:30 p.m. 

 
ROLL CALL CITY COMMISSION:         

Mayor Katherine Weitz – Present 
 Vice Mayor Tristan Grunder – Present 
 Commissioner Andrew Miller- Present  

Commissioner Steve Tapanes – Present 
Commissioner Byran Williams – Present (arrived at 

6:47pm) 

STAFF PRESENT:  
Ashley Stathatos, City Manager 
Angela Stone, City Clerk 
Danielle Adams, City Attorney 
Jami Echeverri, Asst. City Clerk 
Kevin Mangan, PIO 
Antoine Sheppard, Chief of Police 
Kristyn Adkins, Planning Technician  

      Thomas Henry, Public Works Director  
      Kevin Pearson, Fire Captain 
      Mike Vogel, Interim Fire Chief 
      Allan Alligood, Building Official 
        
       
               
      

INVOCATION AND PLEDGE OF ALLEGIANCE   
  
Invocation by Damon Baudoin 
 
Pledge of Allegiance 
 

APPROVAL OF AGENDA: 
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Vice Mayor Grunder motioned to approve the agenda as presented. 
Commissioner Miller Second. 
Motion carried 4-0.  (Commissioner Byran Williams)        
    

APPROVAL OF CONSENT AGENDA:  
 
MINUTES OF THE NOVEMBER 16, 2023, COMMISSION MEETING 

 

Commissioner Miller Motioned to approve the Minutes of the November 16, 2023 Commission 
Meeting 
Commissioner Tapanes Seconded. 
Motioned carried 4-0 (Commissioner Williams not present) 

 

MINUTES OF THE NOVEMBER 28, 2023, COMMISSION MEETING 
 

Commissioner Miller Motioned to approve the Minutes of the November 28th, 2023 
Commission Meeting 
Commissioner Tapanes Seconded. 
Motioned carried 4-0 (Commissioner Williams not present) 
  
  
(E) SPECIAL PRESENTATIONS  
 
 RECOGNITION OF LOCAL TEACHERS (MAYOR) 
Mayor Weitz gave a speech on how wonderful teachers and teaching staff are and presented 
Ms. Sarah Rendek, and Elizabeth Treese with awards of recognition and thanks for their 
services as teachers/education professionals.  
 
Santa Fe High School Principal Dr. Wright gave a speech on how incredible Mrs. Beth Treese 
is as a teacher at Santa Fe High School.  
 
(F) UNFINISHED BUSINESS 
 

DISCUSS, CONSIDER AND ACT ON FY 2022/2023 BUDGET AMENDMENT. Ordinance 
(2023-17) 

City Manager Stathatos gave an explanation of the budget amendment and its requirements 
as per state statute.  
 
City Attorney Adams read resolution 2023-17 by title only.  
Vice Mayor Grunder Motioned to approve Ordinance 2023-17 as read by title only. 
Commissioner Miller Seconded. 

Mayor Katherine Weitz – Yes 
Vice Mayor Tristan Grunder – Yes 
Commissioner Andrew Miller- Yes  
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Commissioner Steve Tapanes – Yes 
Motioned carried 4-0 (Commissioner Williams not present) 

 
DISCUSS, CONSIDER AND ACT ON RESOLUTION 2023-U, A RESOLUTION 
AMENDING THE RATES CHARGED BY THE WATER SYSTEM. 
 
Attorney Adams read resolution 2023-U by title only. 
 
Vice Mayor Grunder Motioned to accept the water rates going up by CPI (approve 
Resolution 2023-U as read by title only. 
Seconded. 

Vice Mayor Tristan Grunder – Yes 
Commissioner Andrew Miller- Yes  
Commissioner Steve Tapanes – Yes 
Commissioner Williams – declined to vote. 
Mayor Katherine Weitz – Yes 
 
Resolution carried 4-0(Commissioner Williams Not voting) 
 

 
DISCUSS, CONSIDER AND ACT ON RESOLUTION 2023-V, A RESOLUTION 
AMENDING THE RATES CHARGED BY THE SEWER SYSTEM.  

 
City Manager Stathatos gave a brief explanation of the resolution.  
Attorney Adams read Resolution 2023-V by title only  

 
Vice Mayor Grunder motioned to approve Resolution 2023-V as read by title only. 
Commissioner Miller Seconded  
Commissioner Andrew Miller- Yes  
Commissioner Steve Tapanes – Yes 
Commissioner Byran Williams – Yes 
Mayor Katherine Weitz – Yes 
Vice Mayor Tristan Grunder – Yes 
Resolution passed 5-0 

 
 

DISCUSS, CONSIDER AND ACT ON RESOLUTION 2023-W, A RESOLUTION AMENDING 
THE RATES CHARGED BY THE SOLID WASTE SYSTEM.  

 

Attorney Adams advised that the resolution could be edited but to be very specific when 
making the motion for clarity and continuity.  
 
Commissioner Tapanes motioned to approve the residential part of the solid waste increase 
and tabling the commercial until a later time.  
(No second) 
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Grunder motioned to approve the resolution as written but for staff to communicate with 
Wastepro to see if a negotiation could be had for a more favorable contract.  
Williams Seconded.  
Commissioner Steve Tapanes – Yes 
Commissioner Byran Williams – Yes 
Mayor Katherine Weitz – Yes 
Vice Mayor Tristan Grunder – Yes 
Commissioner Andrew Miller- Yes  
Resolution passed 5-0 

 
 
(G) CITIZEN REQUESTS AND COMMENTS – FOR ISSUES NOT ON AGENDA (PLEASE 

STATE NAME FOR THE RECORD – LIMIT COMMENTS TO 5 MINUTES) 
   
Bruce Borders – thanked Mr. Thomas Henry, Chief Antoine Sheppard, and City staff for their 
work on the High Springs Christmas Parade.  
 
Brad Riddle – Thanked Thomas for allowing him to tour the facilities and after seeing them he 
commended the Water plant is in excellent condition.  
 
COMMISSIONER RESPONSE: 
 
(H) NEW BUSINESS 
 
 
APPOINTMENT OF THE MEMBERS OF THE MAYOR’S YOUTH COUNCIL. 
Mayor Weitz gave a brief speech and explanation of the High Springs Mayor’s Youth Council  
 
Annz Weitz, Samuel T. Nichol, Elijah Kellum, Leila Ceilley, Camden Treese, & Aiden 
Bloodsworth all applied and expressed follow up interest in becoming members of the High 
Springs Mayor’s Youth Council.  
 
Vice Mayor Grunder motioned to appoint Camden Treese and Leila Ceilley to the one-
year term on the Mayor’s Youth Council ending November 2024.  
Commissioner Miller Seconded  
Motion Carried 5-0 
 
Vice Mayor Grunder Motioned to appoint Sam Nichol, Anna Weitz, and Aiden 
Bloodsworth to the 2 year term ending in November 2025. 
Commissioner Tapanes Second. 
Motion Carried 5-0  
 
Vice Mayor Grunder Motioned to appoint Elijah Kellum to the Alternate position on the 
Mayor’s Youth Council.  
Commissioner Miller Seconded  
Motion Carried 5-0 
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DISCUSS, CONSIDER AND ACT ON ORDINANCE 2023-18, AN ORDINANCE OF THE 
CITY OF THE CITY OF HIGH SPRINGS, FLORIDA ADDING SECTIONS 74-6 THROUGH 
74-8; SCHOOL ZONE SPEED INFRACTIONS; ADOPTING FINDINGS; PROVIDING FOR 
USE OF TRAFFIC INFRACTION DETECTORS IN ACCORDANCE WITH STATE LAW; 
PROVIDING FOR A LOCAL HEARING OFFICER. 
 
Chief Sheppard gave a presentation and explanation of the proposed ordinance and 
that it has been pre-approved by the City Attorney.  
 
Attorney Adams read Ordinance 2023-18 by title only. 
 
Vice Mayor motioned to approve Ordinance 2023-18 as read by title only 
Commissioner Williams Seconded. 

Commissioner Byran Williams – Yes 
Mayor Katherine Weitz – Yes 
Vice Mayor Tristan Grunder – Yes 
Commissioner Andrew Miller- Yes  
Commissioner Steve Tapanes – Yes 
Ordinance Passes 5-0 

 
 

DISCUSS, CONSIDER AND ACT ON SITE PLAN FOR LIFESPRING CHURCH. 

Mayor Weitz recused herself from voting for ethical reasons per state statute. 
City Manager Stathatos introduced Mr. Highland who gave an explanation of the edit to the 
project.  
Commissioner Tapanes motioned to approve the amended site plan for Lifespring Church.  
Commissioner Wiliams Seconded. 
Motion Carried 4-0 (Mayor Weitz Recused from Voting) 

 
DISCUSS, CONSIDER, AND ACT ON PUBLIC SAFETY RADIO SYSTEM USER 
AGREEMENT.  
Interim Chief Vogel gave an explanation of the proposed user agreement.  
Alachua County Fire Rescue Chief Theus explained how the county acquired and transformed 
the radio system and how it operates and functions. 
 
Vice Mayor Grunder motioned to accept the Public Safety Radio System User Agreement with 
the Alachua County Radios 
Commissioner Miller Seconded 
Motion carried 5-0 
 
CITY ATTORNEY REPORT/UPDATE 
Danielle Adams advised the Commissioners on the changes to the new Form 6 required by 
elected officials starting next year.  
 
CITY MANAGER REPORT/UPDATE: 
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City Manager Stathatos recognized the new Pickleball Court and thanked the staff for 
their help. She thanked the Chamber and CRA for their support during the tree lighting 
and Christmas Parade.  
 
COMMISSION COMMENTS AND CONCERNS 
Commissioner Miller - thanked Drop Top Custom for the vehicle loaned to the 
commissioners for the Parade.  
Commissioner Tapanes – thanked everyone for their help.  
Commissioner Williams – hopes everyone has a peaceful and merry Christmas and he 
apologized for his tardiness.  
 
Staff Update: Thomas Henry 
Gave an update on the wells, generators, and gas line going in. He advised street bids 
will go out in January. In the daycare construction has begun and is under way. He gave 
an update on Parks' safety concerns.  
 
VICE MAYOR: 
Thanked everyone for their help in the parade and stated he enjoyed it. The Marine Cor. 
Hosted a car show Fundraiser at the Brewery and he was excited to participate as a 
judge.  
 
MAYOR: 
 
Mayor Weitz was excited about the meeting with the Senate regarding an 
Appropriations Grant for a new Police Station. Gave a kudos to City Clerk Stone for how 
she ran and handled the 2023 election. She gave a shoutout to the High Springs 
Community School EDP teacher and congratulated her on her retirement.  
 
 
 
MOTION TO ADJOURN. 
motioned to adjourn.  
Mayor Weitz adjourned the meeting at  8:07pm. 



 
 

SPECIAL  
PRESENTATION 



               Commission Agenda Item Request Form 
 

________________________________________________________________________ 
MEETING DATE:  January 11, 2024 
 
SUBJECT:  Alachua County Community Remembrance Project,  
Alachua County Digital Black Heritage Trail Map, Redesign of ACCRP’s Website 
 
AGENDA SECTION:  Presentations 
  
DEPARTMENT:  City Manager’s Office 
 
PREPARED BY:  Ashley Stathatos, City Manager 
         
RECOMMENDED ACTION:  Discussion & Consideration Only 

_______________________________________________ 
 
Ms. Veloria Kelly, Chair of the Alachua County Community Remembrance Project (ACCRP) 
High Springs Subcommittee, is presenting information on Phase I of the Alachua County Digital 
Black Heritage Trail Map and redesign of the ACCRP’s website.  This was completed in 
partnership with the University of Florida’s Museum Studies Program.  Several sites in High 
Springs have been included on the map, and plans are underway to include additional sites as 
well.   
 
REVIEWED BY CITY MANAGER:  Yes 
 
 



 
 

UNFINISHED 
BUSINESS 
ITEM #1 



               Commission Agenda Item Request Form 
 
________________________________________________________________________ 
 
MEETING DATE: January 11, 2024 
 
SUBJECT:   
 
School Zone Speed Ordinance 
 
AGENDA SECTION:  
 
New Business  
 
DEPARTMENT:  
  
Police Department  
 
PREPARED BY:  
 
Chief Antoine Sheppard  
 
RECOMMENDED ACTION:  Approval  

             
Summary 

 
This is the second reading for the school zone speed ordinance -the Florida legislature 
passed CS/CS/HB 657 during the 2023 Legislative Session, allowing automated speed 
detection in school zones.   
 
The below correspondence/ordinance legally enables the City of High Springs to enact 
automated speed detection in the school zone of High Springs Community School – 
19559 High Springs Main St, High Springs, Florida.    
 
             
 
ATTACHMENTS:  
Ordinance  
 
REVIEWED BY CITY MANAGER: Yes 
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Business Impact Estimate 

Proposed ordinance’s title/reference: 
ORDINANCE NUMBER 2023-18 
 
AN ORDINANCE OF THE CITY OF THE CITY OF HIGH SPRINGS, FLORIDA ADDING 
SECTIONS 74-6 THROUGH 74-8; SCHOOL ZONE SPEED INFRACTIONS; ADOPTING 
FINDINGS; PROVIDING FOR USE OF TRAFFIC INFRACTION DETECTORS IN 
ACCORDANCE WITH STATE LAW; PROVIDING FOR A LOCAL HEARING OFFICER; 
REPEALING ORDINANCES IN CONFLICT; PROVIDING FOR SEVERABILITY; PROVIDING  
AN EFFECTIVE DATE.  
 
 
 
This Business Impact Estimate is provided in accordance with section 166.041(4), Florida Statutes. 
If one or more boxes are checked below, this means the City is of the view that a business impact 
estimate is not required by state law1 for the proposed ordinance, but the City is, nevertheless, 
providing this Business Impact Estimate as a courtesy and to avoid any procedural issues that could 
impact the enactment of the proposed ordinance. This Business Impact Estimate may be revised 
following its initial posting. 

☐  The proposed ordinance is required for compliance with Federal or State law or regulation; 
☐  The proposed ordinance relates to the issuance or refinancing of debt; 
☐  The proposed ordinance relates to the adoption of budgets or budget amendments, 

including revenue sources necessary to fund the budget; 
☐  The proposed ordinance is required to implement a contract or an agreement, including, 

but not limited to, any Federal, State, local, or private grant or other financial assistance 
accepted by the municipal government; 

☐  The proposed ordinance is an emergency ordinance; 
☐  The ordinance relates to procurement; or 
☐  The proposed ordinance is enacted to implement the following: 

a. Part II of Chapter 163, Florida Statutes, relating to growth policy, county and 
municipal planning, and land development regulation, including zoning, development 
orders, development agreements and development permits; 

b. Sections 190.005 and 190.046, Florida Statutes, regarding community development 
districts; 

c. Section 553.73, Florida Statutes, relating to the Florida Building Code; or 
d. Section 633.202, Florida Statutes, relating to the Florida Fire Prevention Code. 

 
 
 
 

 
1 See Section 166.041(4)(c), Florida Statutes. 



2 
 

 
 
 
In accordance with the provisions of controlling law, even notwithstanding the fact that an 
exemption noted above may apply, the City hereby publishes the following information: 
 
1. Summary of the proposed ordinance (must include a statement of the public purpose, such as 
serving the public health, safety, morals and welfare): 
 
Ordinance 2023-18 is to implement an automated speed detection system program in the Municipal 
school zones in order to reduce speeding and benefit public safety. 
 
 
2. An estimate of the direct economic impact of the proposed ordinance on private, for-profit 
businesses in the City, if any: 
(a) An estimate of direct compliance costs that businesses may reasonably incur; 
(b) Any new charge or fee imposed by the proposed ordinance or for which businesses will be 
financially responsible; and 
(c) An estimate of the City’s regulatory costs, including estimated revenues from any new charges 
or fees to cover such costs. 
 
There is no direct compliance costs that businesses may reasonably incur.  
There is no new charge or fee imposed by the proposed ordinance.  
There is no anticipated regulatory costs associated with this ordinance.  
 
 
3. Good faith estimate of the number of businesses likely to be impacted by the proposed 
ordinance: 
 
Zero. 
 
 
4. Additional information the governing body deems useful (if any): 
 
The ordinance has no fiscal impact beyond that of the speed violator within the school zone 
 
  



ORDINANCE NO. 2023-18 

AN ORDINANCE OF THE CITY OF THE CITY OF HIGH SPRINGS, 
FLORIDA ADDING SECTIONS 74-6 THROUGH 74-8; SCHOOL ZONE 
SPEED INFRACTIONS; ADOPTING FINDINGS; PROVIDING FOR USE 
OF TRAFFIC INFRACTION DETECTORS IN ACCORDANCE WITH 
STATE LAW; PROVIDING FOR A LOCAL HEARING OFFICER; 
REPEALING ORDINANCES IN CONFLICT; PROVIDING FOR 
SEVERABILITY; PROVIDING  AN EFFECTIVE DATE.  

WHEREAS, the Florida Legislature passed CS/CS/HB 657 during the 2023 Legislative 

Session, amending certain provisions of State law governing the use of automated Speed 

Detection Systems (SDS) in School Zones; and  

WHEREAS, CS/CS/HB 657 became law on June 1, 2023, resulting in Law of Florida 

2023-174 taking effect on July 1, 2023 and codified at s 316.003, F.S., 316.008, F.S., and 

316.0776, F.S.; and  

WHEREAS, speeding in School Zones presents a threat to the health and safety of the 

public and in particular the children in this City; and  

WHEREAS, consistent with s. 316.008(c), in consideration of this program the City has 

considered traffic data at a public hearing demonstrating a significant safety need; and   

WHEREAS, the City Commission of the City of High Springs wishes to implement an 

automated SDS program in school zones in order to reduce speeding and benefit public safety;  

NOW THEREFORE, BE IT ORDAINED BY THE PEOPLE OF HIGH SPRINGS, 

FLORIDA, as follows:   

SECTION 1. Recitals Adopted. The foregoing findings are true and correct and are made 

a part hereof and incorporated herein by reference.  

SECTION 2.  

(a).  Use of Automated Speed Detection Systems Pursuant to State Law.  The City of 



High Springs hereby elects to commence the use of Automated Speed Detection Systems in school 

zones within its jurisdiction in accordance with the provisions of State law, including Chapter 

316, Florida Statutes.  The City Authorizes the placement of SDS within Municipal School Zones, 

in accordance with Chapter 316, Florida Statutes.   

(b). Collection of Use of Incidental Video. In order to provide fair and even enforcement 

of school zone speed, the City prefers video-based enforcement over “still-photograph” 

enforcement for the dual purposes of reducing camera obstructions and for the benefit of having 

lane-specific video, which may be used for determining civil or criminal liability for incidents 

captured incidental to speed enforcement, in accordance with s. 316.1896(15)(a), Laws of Florida 

2023-174.   

SECTION 3. Amendment of City Code. Sections 74-6 through 74-8 of the City Code 

are hereby added:  

Sec. 74-6. Use of Automated Speed Detection Systems (SDS) Pursuant to 
Chapter 316, Florida Statutes.  

The City of High Springs shall utilize Automated Speed Detection Systems 

(SDS) consistent with and pursuant to all applicable provisions of State law in 

order to detect, process and penalize speeding in school zones under the 

Florida Uniform Traffic Control Law. The use of SDS shall be deemed a 

supplemental means of enforcing the Florida Uniform Traffic Control Law and 

nothing herein shall be construed or operate to preclude the enforcement of the 

Florida Uniform Traffic Control Law by any other means provided by law.  

Sec. 74-7. Designation of Local Hearing Officers.  

Local Hearing Officers from the Special Magistrate are hereby designated to 



conduct hearings requested by alleged violators wishing to contest a notice of 

violation detected by SDS in accordance with Chapter 316, Florida Statutes.  

Sec 74-8.  Determination of Safety Need.   

Automated Speed Detection Systems are authorized for use at the following 

locations, based upon the Commission’s finding that the school zone where a 

speed detection system is to be placed or installed constitutes a heightened 

safety risk that warrants additional enforcement measures: 

High Springs Community School 

(This list may be expanded by a Further Ordinance). 

SECTION 4.  Repeal of Conflicting Ordinances. All ordinances or parts of ordinances in 

conflict herewith are hereby repealed to the extent of such conflict. 

SECTION 5.   Severability. If any word, sentence, clause, phrase, or provision of this Ordinance, 

for any reason, is held to be unconstitutional, void, or invalid, the validity of the remainder of this 

Ordinance shall not be affected thereby.  

SECTION 6. Effective Date. This Ordinance shall become effective immediately upon its 

passage.  

SECTION 7.  Adoption by Reference.  Chapter 316, Florida Statutes provisions for SDS are 

hereby incorporated by Reference. 

 

DONE THE FIRST READING, by the City Commission of the City of High Springs, Florida, at 
a regular meeting, this 14th  day of December, 2023.  
  



DONE, THE PUBLIC NOTICE, in a newspaper of general circulation in the City of High Springs, 
Florida, by the City Clerk of the City of High Springs, Florida on the 28th day of December, 2023.   
  
DONE THE SECOND READING, AND ADOPTED ON FINAL PASSAGE, by an affirmative 
vote of a majority of a quorum present of the City Commission of the City of High Springs, Florida, 
at a regular meeting, this 11th day of January, 2024.  

  
BY THE MAYOR OF THE CITY OF HIGH SPRINGS, FLORIDA  

  
   

____________________________________       
Katherine Weitz, Mayor  
  
ATTEST, BY THE CLERK OF THE  
CITY COMMISSION OF THE CITY OF  
HIGH SPRINGS, FLORIDA:  
  
____________________________   
Angela Stone, City Clerk  
  

APPROVED AS TO FORM AND   
LEGALITY:  
  
____________________________  
S. Scott Walker, City Attorney  
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               Commission Agenda Item Request Form 
 

________________________________________________________________________ 
MEETING DATE:  January 11, 2024 
 
SUBJECT:  Alachua County Community Remembrance Project,  
Alachua County Digital Black Heritage Trail Map, Redesign of ACCRP’s Website 
 
AGENDA SECTION:  Presentations 
  
DEPARTMENT:  City Manager’s Office 
 
PREPARED BY:  Ashley Stathatos, City Manager 
         
RECOMMENDED ACTION:  Discussion & Consideration Only 

_______________________________________________ 
The Priest Theater is a historic building located at 18575 NW 237th Street. The lot it is 
situated on is .28 acres or 12,197 square feet. The building is 4,100 square feet consisting 
of a large auditorium seating approximately 240 people, stage, backstage area, 
messanine, movie screen, projection room, concession stand/lobby, restrooms and storage 
areas.  
 
Two appraisals have been performed on the Priest Theatre.  One appraisal was completed 
on June 1, 2021.  This appraisal estimated the market value of the Priest Theatre to be 
$325,000.  A second appraisal was completed on August 29, 2023.  This appraisal 
estimated the market value of the Priest Theatre to be $310,000 and the Library District 
Parcel next to the property to be $9,000.  (If the City Commission decides to move 
forward with the project, staff would like to approach the County to see if they would 
donate the parcel.)  Janet Alligood provided estimates of the interior contents.  They 
include a Barco projector, digital sound system and roll down screen for $30,000, a 
Simplex projector for $7,500 and other miscellaneous items.  The total of all the interior 
items is estimated to be $45,400.   
 
If the City Commission decides to move forward, an offer needs to be made on the 
property, contracts and closing documents written, reviewed and approved, and the 
property closed on. 
 
STAFF RECOMMENDATION:  Direct Staff to Make an Offer on the Property 
 
REVIEWED BY CITY MANAGER:  Yes 
 
 



Emerson Appraisal Company, Inc. 
Appraisers, Consultants & Market Analysts 

PROPERTY 

PRIEST THEATRE 

18575 NORTHWEST 237TH STREET 

HIGH SPRINGS, ALACHUA COUNTY, FLORIDA  32643 

DATE OF VALUATION: AUGUST 22, 2023 





Property Priest Theatre
18575 NW 237th Street
High Springs, Florida 32643

Apparent Owner:
Theatre Parcel

Library Parcel Alachua County Library District

Tax Code No.: 00633-000-000 Theatre Parcel

00634-000-000 Library Parcel

00634-001-000 Library Parcel

Flood Data: 12001C0105D Effective Date:

Zone X - Area of minimal flood hazard

Current Use: Theatre use (closed)
Land Area: 0.430 Acres± 18,750 SF+/-
Building Area ( GBA): 5,035 SF± Ground floor only

6,335 SF± Including mezzanine 

Building Year Built: 1910
Condition: Fair-poor

(Overall fair condition with portions in poor condition)
Site B/L Ratio: 29.4% Ground floor only

Zoning: C-2 Commercial

Land Use Plan: Mixed Use
Land Use Jurisdiction: City of High Springs

Highest and Best Use:
As Vacant: Retail sales, office and/or service use

As Improved: Theater and/or retail use

Appraisal Conclusions:

Priest Movie Theatre Parcel

Estimated Market Value $310,000

( "As Is" Condition)
Date of Value 8/22/2023
Property Interest Appraised Fee Simple

Marketing/Exposure Time 3-12 Months

Library District Parcel of Land

Estimated Market Value $9,000
( "As Is" Condition)
Date of Value 8/22/2023
Property Interest Appraised Fee Simple

Property Summary and Appraisal Conclusions

6/16/2006

Bobby Sheffield and Janice Sheffield, husband and wife, 
50% interest and Archie Alan Alligood and Janet Sheffield 
Alligood, husband and wife, 50% interest all as joint 
tenants with right of survivorship.

Priest Theatre, 2023-085
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APPRAISAL DATA AND SCOPE OF WORK 

Problem Identification:   

Subject Property: 

The subject property is the Priest Theatre building located at 18575 Northwest 237th Street, 
High Springs, Alachua County, Florida 32643.   

Existing Use of Real Estate as of Date of Value:    

Movie/theater facility.  

Use of Real Estate Reflected in the Appraisal:   

Movie/theater facility and/or use as a retail/commercial building.  

Relevant Characteristics:  

The subject property is the Priest Theatre Building located in the downtown area of High 
Springs at 18575 Northwest 237th Street. The property is located about one half block 
southwest of the intersection of US Highway 27 and Main Street in the immediate 
downtown area of High Springs. This is an existing theater building built in 1910 that has 
been renovated/remodeled several times over its life and, currently, is an overall fair to 
poor condition. The appraisal includes the theater building on about 17,150± square feet 
of land area, together with a separate Library District Parcel containing about 1,600± 
square feet of land area. Separate value estimates are provided for each parcel. The 
appraisal analysis provides a fee simple market value estimate for the real estate only and 
does not include any equipment, furniture, fixtures and/or any business goodwill/value. 

The appraisal has been completed contingent upon a Special Appraisal Assumption 
regarding 1) survey/title search information, as well as, the General Assumptions and 
Limiting Conditions and Appraisal Certification.  See the Special Appraisal Assumptions 
section of this report for a more detailed description.  The Aas is@ market value is as of the 
most recent date of viewing of the property on August 22, 2023.   

Date of Report: August 29, 2023 

Effective Date of Appraisal 
(Date of Value):  AAs Is@: August 22, 2023 

Date(s) of Viewing:  August 22, 2023 

Client:   

City of High Springs, Florida, c/o Ms. Ashley Stathatos, City Manager.  

Intended User: 

City of High Springs, Florida.  There are no other intended users. 

Intended Use of Report:   

Assist the client and intended users in establishing a current Aas is@ market value for the 
property to facilitate a business decision.  There are no other intended uses. 
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APPRAISAL DATA AND SCOPE OF WORK (CONT=D) 

Property Interest Appraised:  

Fee simple interest.  The appraisal analysis does not consider mortgages or any past due 
taxes, associations fees or other obligations (if any).  The value estimate does not include 
any furniture, fixtures, equipment and/or any business goodwill/value.  However, the value 
estimate does include all built-in mechanical systems.  

Type and Definition of Value:  

The Atype@ of value estimated in this report is market value.  The definition of market value 
is as follows: 

Market Value 

The most probable price which a property should bring in a competitive and open market 
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and 
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this 
definition is the consummation of a sale as of a specified date and the passing of title from 
seller to buyer under conditions whereby: 

1. Buyer and seller are typically motivated. 
2. Both parties are well informed or well advised, and each acting in what they 

consider their own best interest. 
3. A reasonable time is allowed for exposure in the open market. 
4. Payment is made in terms of cash in US dollars or in terms of financial 

arrangements comparable thereto; and 
5. The price represents the normal consideration for the property sold unaffected by 

special or creative financing or sales concessions granted by anyone associated 
with the sale. 

The definition of market value used is from Federal Register "12", CFR Part 34 and is the 
typical definition of market value used for most appraisal assignments and for lending 
purposes.  

Assignment Conditions:   

This assignment is made considering Special Appraisal Assumptions relating to 
hypothetical conditions and/or extraordinary assumptions, as described in the report.  No 
hypothetical assumptions are made for the appraisal analysis.  An extraordinary 
assumption is made relating to 1) survey/title search information.  Also, the appraisal is 
made contingent upon the enclosed General Assumptions and Limiting Conditions and 
Appraisal Certification.  

Appraisal Solution:  

The appraisal solution for the subject property considers all applicable methods or approaches in 
estimating market value for the subject property and no restrictions have been placed on the scope 
of work by the client.  The type of appraisal analysis applied and report type are described in the 
following scope of work information.  
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APPRAISAL DATA AND SCOPE OF WORK (CONT=D) 

Property Identification Scope: 

Extent Property is Identified: 

- Physical At time of appraisal, the physical property description was based upon 
available public records data for the legal description or other information 
provided by the property owner/client, together with a viewing of the 
property.   

- Legal The legal description is from available public records data sources for the 
subject property primarily provided by the Alachua County Property 
Appraiser=s Office.  No documentation relating to the legal description, a 
current land survey or title search information was available.  (See 
Special Appraisal Assumption 1.)  

- Economic Current economic conditions, to the extent possible, are considered for the 
market value estimate for the subject property. However, given the recent 
Coronavirus issues in the United States, what affect future economic 
conditions may have on real property marketability and value conclusions 
is uncertain at the current time. Inherently the appraisal analysis could vary 
depending upon the duration and effects caused by the Coronavirus 
pandemic in the United States. 

Extent Property Viewed:   

William Emerson, MAI, performed an interior and exterior viewing of the property on August 
22, 2023.  

Type of Appraisal Analysis Applied:    

The appraisal solution identified application of the Income and Sales Comparison 
Approaches in estimating market value for the subject property.  In addition, the Direct 
Land Sales Comparison Approach was applied in estimating the land value for the subject 
property. 

Type and Extent of Data Researched:  

Type of Data:   

Market data was collected sufficient to support the approaches to value used in 
the appraisal solution above.  This includes physical data relating to land, 
buildings and mechanical systems through a viewing of the property and other 
available information sources.  Research was conducted as to the applicable tax 
data, zoning and land use information, flood zone data, area demographics, 
current market trends, income/expense data, leases, comparable listing data, 
sales and rentals as appropriate for the approaches applied in the analysis.  This 
includes sufficient information to support the approaches to values applied and the 
conclusions and opinions of the appraiser. 

  Time Frame:   

This appraisal provides a current value conclusion for the subject property.  To 
the extent possible, the most recent and relevant data is included in the analysis 
as deemed essential to support the value conclusions.  Typically, this is a subset 
of available sales data in the area of the subject property that is the most applicable 
and/or pertinent to the valuation solution at hand.   



Emerson Appraisal Company, Inc.  Page 4 

APPRAISAL DATA AND SCOPE OF WORK (CONT=D) 

Geographical Scope:  

The subject theater property is located in the older downtown section of the City of 
High Springs.  The geographical scope of coverage considers the subject 
neighborhood as well as competing retail and commercial districts in other areas 
of Alachua County.  This geographical scope of coverage is consistent with the 
size, magnitude and other property characteristics of the subject real estate.   

Level of Confirmation and/or Verification:  

All sales information in this appraisal has been confirmed as a minimum from 
public record sources.  In many cases, market sales have been confirmed by 
public record sources, a principle to the transaction, sales agent or other 
verification in addition to public records information.  All rental information is 
confirmed by an owner, leasing agent or other source believed to be reliable.  Any 
cost, income and expense data provided by the client and/or property owner is 
assumed to be accurate as provided and no attempt was made by the appraiser 
to Aaudit@ or otherwise verify accuracy of information provided.  The appraiser or 
other associates with Emerson Appraisal Company have made cursory exterior 
viewings of most sales and/or rental properties included in the analysis.  
However, some properties may have been viewed through information collected 
from MLS data, online photographs or other data sources without a field viewing.  

Report Format/Scope:  

This communication is an “Appraisal Report” transmitted using the appraisal report criteria of 
USPAP.  The report provides a summary of the data and analysis considered by the appraiser.  
This appraisal is transmitted using the AAppraisal Report@ criteria of USPAP and is intended to 
comply with the reporting requirements set forth under Standard Rule 2-2(a) of the Uniform 
Standards of Professional Appraisal Practice.  Supporting documentation concerning the data, 
reasoning, and analyses is retained in the appraiser's file for this assignment and is incorporated 
by reference. Further, the information contained in this report is specific to the needs of the client 
and for the intended use stated in this report.  The appraiser is not responsible for unauthorized 
use of this report. 

Scope of Work Acceptability:   

The above scope of work and defined research and analysis, in the opinion of the appraiser, will 
develop credible assignment results given the character of the property, the intended use and other 
aspects of scope of work defined above.  Also, the appraiser(s) have the appropriate knowledge 
and experience to complete the appraisal assignment competently, consistent with the competency 
provisions of USPAP.   
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AREA DATA 

Alachua County is located in the approximate center of the State of Florida, midway between the Atlantic 
Ocean and the Gulf of Mexico, and midway between Miami and Pensacola.  It is 72 miles southwest of 
Jacksonville, 100 miles northeast of Tampa/St. Petersburg and 143 miles southeast of Tallahassee, the 
state capitol. Gainesville is located in approximately the center of Alachua County and is the largest city 
and county seat and home to the University of Florida, Santa Fe College and UF Health Regional Medical 
Center.  Alachua County has a 2020 Census population of about 278,468 people and is the natural retail 
center for an eight county area in North Central Florida along the I-75 corridor. The 2025 estimate is 283,035 
persons.  The continuous support of the University of Florida, UF Health Regional Medical Center, Santa 
Fe College and numerous other state funded agencies has contributed greatly to the stability and growth 
of the economic base in the Gainesville/Alachua County area with over 47 percent of the local employment 
in the governmental sector. This governmental influx of funds has enabled Alachua County to continue 
growing economically, even during mild downward trends and recessions in the national economy. For a 
more detailed description of the Alachua County area, including demographics, see the AAlachua County 
Area Analysis Information@ in the addenda of the appraisal report.   

NEIGHBORHOOD DATA 

The subject property is the Priest Theatre located in downtown area of High Springs along Northwest 237th

Street.  This location is part of the downtown historic district, which surrounds the intersection of Main 
Street and North 1st Avenue (US Highway 27).  Many of the buildings in this area date back to the early 
20th century when High Springs was a major railroad junction.  Most of the modern retail stores and 
commercial facilities within the community are now located along US Highway 441, which runs east to 
northwest several blocks to the north of the subject=s location.  Most of the traffic on Main Street is local in 
character; whereas, North 1st Avenue is also known as US Highway 27 and has a substantial regional traffic 
count.   

The traffic count along Main Street south of US Highway 441 and north of 1st Avenue is about 7,400 cars 
per day.  US Highway 27 (1st Avenue) has a traffic count of about 10,000 cars per day and US Highway 
441 west of Main Street has a traffic count of about 12,300 cars per day.   

High Springs is a small residential community with a 2021 population of 6,415 persons.  High Springs 
supports local oriented retail trade and small industries and is also a primary bedroom community for the 
City of Gainesville.  The City of Gainesville is the county seat and the largest city in Alachua County and 
supports the University of Florida, together with several large regional medical facilities and other 
employment centers.   

High Springs has access to Gainesville via US Highway 441 to the southeast, which connects to Interstate 
75 providing good access to regional transportation for north and south access in Alachua County, as well 
as, North Florida.  US Highway 441 is a four lane divided highway, which is a main thoroughfare for 
Alachua County and North Florida.  The City of High Springs has two main commercial thoroughfares, 
which generally consist of US Highway 27/41 extending north and south through town, together with US 
Highway 441, which generally extends east and west through the northern quadrant of High Springs.  Also, 
there are some commercial and industrial uses west of town along US Highway 27/41.   

The City of High Springs is serviced by central water utilities and the city installed a central sewer system 
in about 2004.  However, central sewer is not available in all areas of the city. 

High Springs is predominantly a rural residential community that supports a relatively wide range of single 
family homes.  Lower end homes start in a range around $100,000, with custom homes on average as 
high as $600,000 within the High Springs area.  Also, there are larger acreage parcels in immediate 
proximity to the city, which support typical agricultural activities.  There has been new single family 
residential development in all sectors of the city over the past 20 years with the new central sewer system 
allowing for densities from one to four units per acre supporting typical single family detached subdivisions.  
Most of the newer projects are at the lower price points for the Alachua County market supporting homes 
in the $250,000 to $350,000 price range.  
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Location Map
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Neighborhood Map
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NEIGHBORHOOD DATA (CONT’D) 

Most of the commercial growth has been between High Springs and the City of Alachua along US Highway 
441 predominately for freestanding commercial outlets that are typically owner occupied.  The High 
Springs Shopping Center (Winn Dixie and Dollar General) is the only neighborhood shopping center in High 
Springs and is located along US Highway 441 in North High Springs, but there are some freestanding 
commercial buildings ranging as large as 20,000 square feet in size.  The only other neighborhood 
oriented grocery outlets are in the City of Newberry to the south or the City of Alachua to the southeast.  
The City of Alachua is located about five miles southeast of High Springs.   

There is a Publix Shopping Center in the City of Alachua, which has increased commercial traffic in the 
area.  Regional shopping is provided at the City of Gainesville by the Oaks Mall Regional Shopping Center, 
together with other big box retail outlets predominantly along the I-75 corridor situated at Northwest 39th

Avenue, Newberry Road or Archer Road.   

APPARENT OWNER AND RECENT SALES HISTORY 

Based upon information from the Alachua County tax records, the subject Priest Theatre Property is 
described as a separate Alachua County tax code parcel, with the Library District Property described as 
two Alachua County tax code parcels. The theater property is owned by Bobby Sheffield and Janice 
Sheffield, husband and wife, 50 percent interest and Archie Alan Alligood and Janet Sheffield Alligood, 
husband and wife, 50 percent interest, all as joint tenants with right of survivorship. The current owners 
appear to have acquired title to the property in two Warranty Deeds, with the majority of the property 
acquired in a Warranty Deed dated June 18, 2015 and recorded in Official Record Book 4358, Page 2349 
of the public records of Alachua County, Florida. This was a related parties transaction with nominal 
documentary stamps placed on the deed indicating nominal consideration for the property. The remaining 
portion of the site was acquired in a Warranty Deed dated November 12, 2020 and was between Mitchell 
Edward Sands, grantor, and the current owners of the property, grantee, and was for a narrow 5 foot wide 
strip of land along the north side of the building. The small Library District Parcel of land is described as 
Alachua County Tax Code Parcels 00634-000-000 and 00634-001-000. Based upon the Alachua County 
tax information, this site appears to be a narrow 20 foot wide by 80 foot lot located just northwest of the 
theater building. This was the location of the old city of High Springs library, which is owned by the Alachua 
County Library District. The description for this property is taken from the Alachua County tax records. 

Based on a review of the Alachua County Property Appraiser=s Records, it appears that there have been 
no other sales transactions concerning the property within the last three years.  As of the date of appraisal, 
I am not aware of any other sales and/or listing agreements concerning the subject property within the last 
three years.  However, I have not been provided with a detailed title search, which may reveal other 
transactions and/or encumbrances for the property.   

LEGAL DESCRIPTION 

The legal description of the subject property is taken from the available Alachua County tax records, 
including the most recent Warranty Deeds of record. In addition, an older land survey was provided for the 
appraisal analysis, which gives overall property dimensions for the subject property. This land survey was 
prepared by Mark D. Duren and Associates, Inc., of Lake City, Florida (File 20-473, October 21, 2020). 

The legal description for the theater parcel portion of the subject property is taken from the most recent 
Warranty Deeds of record, including Official Record Book 4358, Page 2349 and Official Record Book 4872, 
Page 1940 of the public records of Alachua County, Florida, copies of which are included in the addenda 
of the appraisal report. The legal description for the Library District Parcel is taken from the Alachua County 
tax records, with the configuration of this parcel estimated from the available "Land Survey" (see the “Land 
Survey), a copy of which is included in the property description section of the appraisal report. 

See the Warranty Deeds in the addenda of the appraisal report and tax information for a more detailed 
description. 
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ZONING INFORMATION 

Based upon information from Alachua County Public Records data sources and available High Springs 
public zoning information, the subject property is currently zoned AC2" (Commercial) and is designated for 
AMixed Use@ purposes on the City of High Springs Comprehensive Land Use Plan.  The AC2" category is 
intended for single family, multiple family, general retail, commercial, office and service activities.  
Businesses in this category require location convenient to automotive and pedestrian traffic.  The list of 
uses permitted in the AC2" category is shown on the ALand Use Table@ in the addenda of the report under 
the AC2" column.  Generally, this zoning category allows for a variety of residential and commercial uses.   



Emerson Appraisal Company, Inc.  Page 10 

Zoning Map
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Land Use Map
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TAX DATA 

The subject property is currently assessed as three separate individual Alachua County Tax Code Parcels 
for the 2022 tax year. The property has current assessed value and taxes, as shown on the following 
AAssessed Value and Taxes Table@. As shown, the property has a current assessed value of $120,168, 
with real estate taxes of $2,469. The property has total real estate taxes and fees for the 2022 tax year of 
about $2,939. Typically, the county applies a 4 percent discount for early payment in November of the tax 
year and the discounted tax amount for the subject property is about $2,820 (rounded).  

See the following AAssessed Value and Taxes Table@ and the tax information sheets in the addenda of the 
appraisal report. 

PROPERTY DESCRIPTION 

The subject property is the Priest Theatre Building, which consists of a one story commercial building with 
mezzanine, oriented towards movie theater use. The property is located at 18575 Northwest 237th Street, 
which is just south of US Highway 27 and northwest of Main Street in the heart of the downtown area. The 
property consists of the theater parcel, which makes up the majority of the overall site, together with a small 
parcel of land owned by the Alachua County Library District. Separate value estimates are provided for 
each of these parcels in the appraisal report. These are both inside lots with direct frontage and access 
provided by Northwest 237th Street and with rear access provided by dirt road access through the center of 
the block to the rear of the theater property. Northwest 237th Street is a two lane paved city street with 
angled car parking in front of the Priest Theatre. 
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Priest Theatre – High Springs, FL (8/22/2023)  

Photographs Page 1 of 4 

Front view NW 237th Street facing SW 

NW 237th Street facing NE Front view 

South side view North side view 
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Priest Theatre – High Springs, FL (8/22/2023)  

Photographs Page 2 of 4 

Rear view South vacant land/lot 

Library District strip of land Sewer connection SW corner of building 

Possible underground tank NE corner of site Area behind building facing north 
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Priest Theatre – High Springs, FL (8/22/2023)  

Photographs Page 3 of 4 

Area behind building facing south Lobby area 

Lobby area Theatre access hallway 

Theatre facing screen Theatre facing access hallway 
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Priest Theatre – High Springs, FL (8/22/2023)  

Photographs Page 4 of 4 

Theatre Theatre 

Stage area Stairs from lobby to mezzanine area 

Mezzanine rea Movie projector room 



Priest Theatre
Property Summary Table

Property Tax Parcel:
Priest Theatre 00633-000-000 Theatre Parcel
18575 NW 237th Street 00634-000-000 Library Parcel
High Springs, Florida 32643 00634-001-000 Library Parcel

Site Characteristics

Site Area Theatre Parcel 17,150 SF± or 0.394 Acres ±

(Approx.) Library Parcel 1,600 SF± or 0.037 Acres ±

Total 18,750 SF± or 0.430 Acres ±

Parking No on site parking - City public parking long street

Building Area Ground Floor 5,035 SF±
Total GBA 6,335 SF± (including mezzanine)

Building to Land Area Ratio 29.4% 1st Floor/Theatre Parcel only

Flood Map: 12001C0105D Zone X - Area of minimal flood hazard
Effective Date: June 16,2006

Building Characteristics

Occupancy Theatre

Single-tenant

Year Built 1910 Original construction

Condition Fair-poor

(Overall fair condition with portions in poor condition)
Building Area - GBA SF % Year Built Age-Yrs.

Theatre Building 1st Floor 5,035 100.0% 1910 113

Total 5,035 100.0% 113

Other:

Mezzanine 1,300

Note: GBA = Gross Building Area ; Site and Building area are approximate

Priest Theatre, 2023-085



Improvement Summary Table

Improvement Data

Property Type: Commercial building

Current/Former Use: Theater

Location: 18575 NW 237th Street

Neighborhood: Downtown High Springs

Construction Type: Class C- Masonry and wood frame 

Gross building area First Floor 5,035

Mezzanine 1,300

Total 6,335

Building Stories 1 with mezzanine area

Story Height: 24''+/- feet

Quality/Design: Average/Average

Designed Occupancy: Theatre Use

Condition Fair-poor

(Overall fair condition with portions in poor condition)
Year Built: 1910

Age:  years Economic Life 60

Actual- Avg. 113

Effective 40

Remaining Economic Life 20
Note: Remaining economic life can be extended with repairs and/or 

renovation/remodeling

Exterior/Structure:
Foundation Masonry footers/concrete for wall supports

Floor Structure Mix of concrete slab and wood frame
Walls Masonry/Brick
Roof Shed design with built up membrane roof cover (fair-poor 

condition). 

Facade Unfinished brick along front with stucco finish on sides and rear 
of building

Windows None - front doors glass
HVAC Central HVAC - electric ; 2 zones one for the lobby area and the 

other for the theatre. Both of which appear to be older systems..

Interior:
Floors Mix of hardwood, concrete, ceramic tile and resilient tile

Partitions Wood frame with plaster finish/painted brick

Ceilings Painted plaster in lobby  and exposed ceiling system in theatre

Lighting Ceiling and wall mounted

Fire Sprinkler system No

Fire alarm system No
Utilities: Connected to city water, sanitary sewer and electric service

Site Improvements: Sidewalk, utility connections and landscaping

Other features: This is the Priest Theatre property consisting of an older 
commercial building containing about 5,035+/- square feet of 
ground floor area together with a Mezzanine of about 1,300+/- 
square feet. The building was built in 1910 and currently is in 
overall fair to poor condition and in need of repairs/renovation. 
The interior is oriented with a front entrance lobby with 
concessions counter and restrooms with the majority of the 
interior being a  theatre with stadium seating of about 240 seats. 
Other features include the stage area behind the movie screen 
and a mezzanine area access by a staircase off of the lobby.

Emerson Appraisal Company, Inc.

Priest Theatre

Description

Priest Theatre, 2023-085



Estimated Repairs/Renovation Cost - Theatre vs Retail Building Use

Paul Stresing Associates, Inc. Assessment Report  (4/5/2021)

Level 1 Low High Average Low High Average Low High Average

1 Emergency Exit enhancements $3,500 $3,500 $3,500 $3,500 $3,500 $3,500 $3,500 $3,500 $3,500

2 Life Safety exits signage and detector $500 $500 $500 $500 $500 $500 $500 $500 $500

3 Misc. wood floor repair $1,500 $2,500 $2,000 $1,500 $2,500 $2,000 $0 $0 $0

4 Exit alcove reconfiguration $2,500 $3,000 $2,750 $2,500 $3,000 $2,750 $0 $0 $0

Total $8,000 $9,500 $8,750 $8,000 $9,500 $8,750 $4,000 $4,000 $4,000

Level 2 Low High Average Low High Average Low High Average

1 Fire and voice evacuation system, $15,000 $15,000 $15,000 $15,000 $15,000 $15,000 $0 $0 $0

2 Thinning out seats and griding bolts $750 $750 $750 $750 $750 $750 $0 $0 $0

3 Stage ceiling and mezzanine wood replacement $3,000 $3,500 $3,250 $3,000 $3,500 $3,250 $0 $0 $0

4a Mezzanine door at base of stairs $1,200 $1,500 $1,350 $1,200 $1,500 $1,350 $0 $0 $0

4b Mezzanine egress window/door and escape stairs $65,000 $65,000 $65,000 $65,000 $65,000 $65,000 $0 $0 $0

5 HVAC replacement $60,000 $60,000 $60,000 $60,000 $60,000 $60,000 $60,000 $60,000 $60,000

6 Minor electrical upgrades $5,000 $6,000 $5,500 $5,000 $6,000 $5,500 $5,000 $6,000 $5,500

7a Exterior handicap accessibility ramp $50,000 $55,000 $52,500 $50,000 $55,000 $52,500 $0 $0 $0

7b Handicap lift, landing, wall cut-in and electrical $65,000 $65,000 $65,000 $65,000 $65,000 $65,000 $0 $0 $0

8 Freestanding bathroom building $350,000 $400,000 $375,000 $0 $0 $0 $0 $0 $0

Total $614,950 $671,750 $643,350 $264,950 $271,750 $268,350 $65,000 $66,000 $65,500

Level 3 Low High Average Low High Average Low High Average

1 Front of stage north exist alcove removal or reconfigure $2,500 $3,500 $3,000 $2,500 $3,500 $3,000 $0 $0 $0

2 Installation of gutter and downspout system $2,200 $2,500 $2,350 $2,200 $2,500 $2,350 $2,200 $2,500 $2,350

3 Handicap push button door access $3,200 $4,200 $3,700 $3,200 $4,200 $3,700 $0 $0 $0

Total $7,900 $10,200 $9,050 $7,900 $10,200 $9,050 $2,200 $2,500 $2,350

Level 4 Low High Average Low High Average Low High Average

1 Front marquess replacement $50,000 $90,000 $70,000 $0 $0 $0 $0 $0 $0

2 Dumpster screen wall and gate $75,000 $75,000 $75,000 $0 $0 $0 $0 $0 $0

Total $125,000 $165,000 $145,000 $0 $0 $0 $0 $0 $0

Level 5 Low High Average Low High Average Low High Average

3 Reroofing of building $75,000 $75,000 $75,000 $75,000 $75,000 $75,000 $75,000 $75,000 $75,000

4 Misc. interior steel ceiling beam maintenance $3,000 $4,000 $3,500 $3,000 $4,000 $3,500 $3,000 $4,000 $3,500

5 Misc. Painting/maintenance $3,000 $5,000 $4,000 $3,000 $5,000 $4,000 $3,000 $5,000 $4,000

Total $81,000 $84,000 $82,500 $81,000 $84,000 $82,500 $81,000 $84,000 $82,500

Appraiser Adjustments

1 Demolish interior lobby, theatre seating and stage, $0 $0 $0 $0 $0 $0 $80,000 $90,000 $85,000

rebuild/new interior restrooms to create one story retail space.

Total Levels 1-5 + Appraiser Adjustments $836,850 $940,450 $888,650 $361,850 $375,450 $368,650 $232,200 $246,500 $239,350

Estimated cost increase 4/2021 to 8/2023

1.215 Cost Increase factor (21.5% increase) $1,016,773 $1,142,647 $1,079,710 $439,648 $456,172 $447,910 $282,123 $299,498 $290,810

Rounded $1,020,000 $1,140,000 $1,080,000 $440,000 $460,000 $450,000 $280,000 $300,000 $290,000

Per SF 5,035 SF $202.58 $226.42 $214.50 $87.39 $91.36 $89.37 $55.61 $59.58 $57.60

Appraiser recommended for 
continued Theatre use

Appraiser recommended for 
regular retail/commercial 
building use
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Tax Parcel Map 
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Aerial Photograph 1
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Aerial Photograph 2
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PROPERTY DESCRIPTION (CONT=D) 

For the appraisal analysis, I was provided with a “Land Survey” prepared by Mark D. Duren and Associates, 
Inc., Land Surveyors of Lake City, dated October 21, 2020. The overall parcel dimensions and land area is 
estimated from this available “Land Survey”. As shown on the attached “Land Survey”, the subject property 
has about 105 feet of frontage along Northwest 237th Street, with depth of about 150 feet and a rear or east 
property line of about 125 feet. The property is L-shaped and is estimated to contain about 17,150± square 
feet or 0.394± acres. This is the theater parcel with the adjoining Library District Parcel located to the 
northwest of the theater property having about 20 feet of frontage along Northwest 237th Street, with a depth 
of about 80 feet. This parcel is rectangular in shape and is estimated to contain about 1,600± square feet 
or 0.037± acres. This land area estimate is approximate and will most likely vary depending upon the results 
of the current detailed land survey, with area estimates. 

The overall property is improved with the theater building, which is a one-story structure with interior 
mezzanine oriented facing the Northwest 237th Street road frontage. The main building contains about 
5,035± square feet on the ground floor, with a second level mezzanine containing about 1,300± square 
feet, indicating total gross building area of about 6,335± square feet. The theater building is oriented on the 
north half of the lot with the south half being open, grassy lot area. The property does not have any onsite 
parking, but there is available public parking along Northwest 237th Street and in the Downtown High 
Springs area. Overall, the theater parcel has a building to land area ratio of about 29.4 percent based upon 
the ground floor area only. 

The site is mostly level in elevation and appears to be adequately drained.  A review of the National Flood 
Hazard Maps (Map 12001C0105D, effective date June 16, 2006) indicates that the site is located within 
Zone AX@, an area of minimal flood hazard.  City utilities, including water, sewer and electricity are readily 
available in the area and connected to the subject improvements.   

See the AProperty Summary Table@, AImprovement Summary Table@, ASite Maps@ and APhotographs@ for 
more detailed descriptions. 

The subject site and building characteristics appear to be typical of the surrounding properties and no major 
detrimental conditions were noted. For the appraisal analysis, I have not been provided with an 
environmental audit or assessment report by a qualified engineer and I am not aware of any potential 
environmental hazards associated with the subject retail building or site. Generally, the subject site and 
building appear to be typical of the surrounding properties for environmental conditions and no substantial 
environmental hazards are noted for the property. The appraisal analysis is completed generally assuming 
that there are no substantial environmental hazards that would cause a significant loss in the market value 
for the property. 

Reportedly in the past, there had been some building settlement at the northwest corner of the property, 
which has been repaired, which was due to land subsidence off of the northwest corner of the building. In 
addition a metal pipe, which appears to be for an underground tank, was noted at the northeast corner of 
the building, and the such, there may be an older underground fuel storage tank. 

Based upon the Alachua County tax records and information provided by the owner, the Priest Theatre was 
originally built in about 1910, indicating an actual age of about 113 years. The building is of masonry and 
wood frame construction, resting on a perimeter poured masonry/concrete foundation system with a 
concrete slab floor system. The exterior walls are of brick and masonry construction with a combination of 
exposed brick veneer along the front of the building and stucco finish along the sides and rear. The building 
has a shed design roof with built-up membrane roof cover that reportedly is reaching the end of its useful 
life and will, most probably, need to be replaced in the near future. Currently, the building is in overall fair 
to poor condition and is in need of general repairs and/or renovation. The improvements are estimated to 
have an economic life of about 60 years with an estimated effective age of 40 years, indicating most 
probable remaining economic life of 20 years. It should be noted that the remaining economic life can be 
extended with renovation/remodeling similar to what has been performed for the building in the past.  
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PROPERTY DESCRIPTION (CONT=D) 

The appraisal analysis, I was provided with a Theater Building Assessment Report prepared by Paul 
Stresing Associates Inc., architect, dated April 5, 2021, including nine descriptive pages, together with 
photographs of the exterior and interior of the building. This Architectural Assessment Report provides a 
detailed description of the building improvements and property components and provided an 
assessment/evaluation of the existing condition of the building with suggested repairs and/or renovation 
and associated cost.  

I have summarized the estimated repairs/renovation cost presented in the Stresing Associates report, as 
shown on the attached “Estimated Repairs/Renovation Cost Table”. The first column provides the 
Architectural Assessment Report conclusions and cost, with Columns 2 and 3 containing recommendations 
by the appraiser for continued theater use and/or regular retail/commercial building use for the property. 
The architectural assessments were provided over 2 years ago, and a cost increase factor is applied to 
account for the estimated cost increases over the last 2+ years. As shown, the estimated repairs/renovation 
costs, as presented in the architectural report, average about $1,080,000 when adjusted for cost increases.  

I have also provided an estimate of my recommendations for continued theater use and/or converting the 
property to regular retail/commercial building use. Converting the property to regular retail/commercial use 
would eliminate many of the needed renovation costs associated with continued theater use, but will result 
in costs associated with demolishing portions of the interior of the building and installing or rebuilding the 
restrooms to create a one story retail space. Essentially, the mezzanine, lobby and central hallway areas 
would be removed creating an open large retail space for the entire first floor of the building. The estimated 
cost associated with this remodeling scenario is estimated at about $290,000. If the property is retained for 
continued theater use, I have estimated necessary repairs of about $450,000, with the largest cuts to the 
architectural suggestions being to not build a freestanding restroom building, not reinstalling the front 
marquis and not screening the rear dumpster.  

In any case, the architectural report provides a framework for estimating most probable repairs/renovation 
costs for the subject property based upon various scenarios. A copy of the Architectural Assessment Report 
is included in the addenda of the appraisal.  

The subject theater building has construction features generally summarized as shown on the attached 
"Improvement Summary Table". Interior finishes are a mix of hardwood, finished concrete, ceramic tile and 
resilient tile flooring, with wood frame/plaster finish and/or painted brick interior walls. The interior of the 
building is oriented with a front entrance lobby with concessions counter and restrooms access off of the 
central hallway providing access from the lobby to the theater area. The majority of the interior of the 
building is configured for theater use with stadium seating, currently with about 240 seats. Other features 
include the stage area behind the movie screen that is in overall poor condition and a mezzanine area 
accessed by a staircase off of the lobby, which provides for additional seating areas and the movie 
projection room.  

Currently, the building is estimated to be in overall fair to poor condition and is in need of general repairs 
and/or renovation. The architectural assessment report provides a good overview of needed items and 
associated costs for the property.  

See the attached “Building Sketch” and “Photographs”. 
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HIGHEST AND BEST USE 

Highest and best use has been defined as "the reasonably probable and legal use of vacant land or an 
improved property, which is physically possible, appropriately supported, financially feasible and that results 
in the highest value".   The highest and best use of the land as vacant and property as improved must 
meet four criteria.  The highest and best use must be: 1) physically possible (i.e., what uses of the site in 
question are physically possible); 2) legally permissible (i.e., what uses of the site are permissible by zoning 
and deed restrictions); 3) financially feasible (i.e., which possible and permissible uses will produce a 
positive net return); and, 4) maximally productive (i.e., of the uses, which meet the above three criteria and 
which use produces the highest net return or the highest worth). 

It is recognized that in cases where a site has existing improvements, the highest and best use may very 
well be determined to be different from the existing use.  The existing use will continue, however, unless 
and until land value in its highest and best use exceeds the total value of the property in its existing use.  
In determining the highest and best use, the above four criteria must first be applied to the land as if vacant 
and available for development.  Secondly and independently, consideration must be given to the site as 
improved. 

HIGHEST AND BEST USE OF SITE AS VACANT 

The physically possible uses of the subject site would include a wide range of prospective land uses. The 
subject site is mostly level in elevation, adequately drained and is not located in a flood hazard area. Based 
on information provided, the site has the availability of city water, sanitary sewer and electric utilities and 
has direct frontage along Northwest 237th Street.  The site does not appear to have any physical 
characteristics that would prohibit use of the subject site, and as such, the site appears to be capable of 
supporting a wide range of prospective building improvements. The only legal restrictions that apply to the 
site are private property restrictions and the public restrictions of land zoning and land use plan. There does 
not appear to be any private restrictions (i.e., deed restrictions) that affect the utility of the subject property. 
However, a detailed title search or current land survey have not been provided for the appraisal analysis, 
which may indicate deed restrictions, encumbrances, easements, encroachments or other restrictions 
associated with the subject property. The subject site is zoned “C-2” (Commercial), which permits a wide 
range of commercial, office and residential uses for the subject site. The property is located along Northwest 
237th Street and this is an older historic area of downtown High Springs. Given the character of the 
surrounding uses, the most probable use that is consistent with surrounding uses would be for a retail store, 
service use or other similar commercial use. This location would have good to average appeal for retail 
sales, restaurant and/or personal services use, all of which appear to be permitted by the “C-2” zoning 
category. This would be the most financially feasible and maximally productive use for the subject site as if 
hypothetically vacant. 

HIGHEST AND BEST USE AS IMPROVED 

The subject property is currently improved with a commercial/retail building that is oriented towards movie 
theater use, with direct frontage and visibility along Northwest 237th Street in downtown High Springs. The 
theater building was originally built in 1910 and has been remodeled/renovated several times over its life 
and, currently, is in overall fair condition, with portions being in a poor condition (mainly the theater stage 
area behind the movie screen). The building has been adequately maintained and is estimated to have a 
relatively long remaining economic life expectancy with continued maintenance.  

The existing building improvements are substantial in character with the building designed for movie/theater 
use, which has been the use of the property for many years. The building has custom design features 
including lobby, restrooms, mezzanine and stadium theater seating, which is specifically designed for 
movie/theater use. The overall building would also have good appeal for regular retail store and/or other 
commercial uses typical of uses within the older historic area of downtown High Springs. This, however, is 
an older building structure that is in need of repairs and renovation for either continued movie theater use 
or for conversion to regular retail and/or commercial uses.  
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HIGHEST AND BEST USE AS IMPROVED (CONT’D) 

If the property were converted to regular retail store and/or commercial use, the interior would need to be 
remodeled with removal of the theater seating, entry hallway, restrooms and mezzanine, creating a single 
level floor area and rebuilding the restrooms on the ground floor level. By converting the building to a regular 
retail store and/or commercial use, the need for additional emergency access to the mezzanine area and 
other potential upgrades to facilitate movie theater use of the property (similar to the repairs/renovations 
described in the Stresing Associates Assessment Report in April 2021) would be eliminated. Also, it should 
be noted that the property has additional open land or lot area, which would facilitate a patio and/or 
additional building area for the site.  

In summary, the subject property is estimated to have a highest and best use as improved for the existing 
movie/theater use and/or, potentially, for an alternative retail and/or service use for the building. It is 
estimated that continued theater use of the building would require a greater investment or renovation costs, 
whereas, conversion of the property to regular retail/commercial building use could be achieved at a lower 
cost. Also, the highest and best use for the property could change depending upon detailed cost 
estimates/construction bids for the potential future work to keep the existing movie theater use and/or 
conversion of the building for alternative retail/commercial uses. 

APPRAISAL PROCESS 

There are three basic approaches that may be used by appraisers in the estimation of market value.  
These three approaches provide data from the market from three different sources when all are available.  
These three approaches are the Cost Approach, the Income Approach and the Sales Comparison 
Approach.  Normally, these three approaches will each indicate a different value.  After all the factors in 
each of the approaches have been carefully weighed, the indications of value derived from each approach 
are reconciled to arrive at a final value estimate.  

The appraisal analysis for the existing movie theater property applies the Income and Sales Comparison 
Approaches to market value. In addition, the appraisal provides a land value estimate for the theater parcel 
and separate library parcel and the Direct Land Sales Comparison Approach is applied in estimating the 
land value for the property. The analysis is as follows. 

LAND VALUE 

The Direct Land Sales Comparison Approach is used to estimate the land value for the subject property. 
The subject site is directly compared with recent sales of similar properties in the downtown business district 
of High Springs that have recently sold. A search of recent land sales and building sales in downtown High 
Springs produced four comparable properties to compare with the subject parcel of land, as shown on the 
attached "Land Sales Table" and “Land Sales Map". The sale search generated one sale of a vacant parcel 
of land and three sales of improved properties to compare with the subject property.  

Three of the sales, because they are for improved properties, involved land and building improvements. 
For these sales, the Land Residual Market Extraction Technique was applied to estimate the land value 
component of each of these properties. The Land Residual Technique involves estimating the depreciated 
improvement value associated with the improvements on the property that sold and then deducting this 
from the sales price to indicate the contributory land value of the sale, which is then expressed on a land 
value per square foot of land area. The Land Residual Technique is applied as shown on the attached 
"Land Residual Technique-Market Extraction Table".  
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LAND VALUE (CONT’D) 

The sales are described as Sale 1 (All Florida Antique Lot), which is a vacant lot located along Main Street, 
Sale 2 (Secret Garden Sale Building), Sale 3 (River Run Olive Oil Store) and Sale 4 (Lions Lair Store). 
These are all medium to smaller size parcels, with Sales 1 and 2 being about 0.344± acres and with Sales 
3 and 4 being very small parcels of land of 0.066 to 0.108 acres. As shown on the attached “Land Residual 
Table”, the single land sale (All Florida Antique Lot) indicated a price level of $12.67 per square foot.  Sales 
2, 3 and 4 in which the Land Residual Technique was applied, indicated a land value of $14.20 for The 
Secret Garden Sale, $27.48 for the River Run Olive Oil Store Sale and $18.51 per square foot for the Lions 
Lair Store Sale.  

As was expected, the very small lots indicated relatively high price levels on a per square foot of land area 
basis of about $18.51 up to $27.48. The larger parcels containing 0.344± acres indicated lower price levels 
of around $12.67 up to $14.20 per square foot. This is fairly consistent with the marketplace where price 
levels on a per square foot basis tend to drop for larger parcels of land in comparison to smaller parcels.  

As shown on the attached “Land Sales Table”, the four sales are relatively recent transactions from June 
2018 through June 2023. The sales indicated a price per square foot range from a low of $12.67 up to 
$27.48, with an average of $18.21 per square foot. The three most comparable sales to the subject Priest 
Theatre Lot are estimated to be Sales 1, 2 and 3, with a direct comparison made, as shown on the attached 
"Land Sales Comparison Analysis Grid". As shown on the attached “Land Sales Analysis Grid”, the sales 
are adjusted in comparison of the subject parcel of land with physical adjustments applied for location; 
access and visibility; utilities; parcel size; site configuration; topography; zoning; and any other necessary 
adjustments. On an overall basis, Sale 1 (All Florida Antique Lot) is estimated to be most comparable to 
the subject property for size and location. The sales were adjusted for market conditions in the land residual 
table, and as such, no adjustment for time or market conditions is applied in the “Land Sales Analysis Grid”. 

On an overall basis, the most comparable sale is estimated to be Sale 1 (All Florida Antique Lot), which is 
the most similar for size and location. This property, however, is estimated to be slightly inferior for location 
further away from the downtown area and also is estimated to have superior road frontage along Main 
Street. This sale indicated a net adjustment of minus 5 percent or $12.04 per square foot.  

Sale 2 (Secret Garden Sale) is a corner lot that is very similar to Sale 1, except it has slightly better site 
configuration as a corner lot in comparison to the subject property. This sale indicated a net adjustment of 
minus 10 percent or $12.78 per square foot. 

Sale 3 (River Run Olive Oil Store Lot) is a very small parcel of land that is superior to the subject property 
for access and visibility along Main Street, but is a substantially smaller lot with a large adjustment applied 
to account for this factor. This land sale indicated a net adjustment of minus 55 percent or $12.37 per 
square foot. 

As shown on the attached “Land Sales Analysis Grid”, the theater portion of the subject property, containing 
17,150 square feet, is estimated to be in an overall price per square foot range from $12.04 to $12.78, with 
an average of $12.40 per square foot. A land value of $12.40 is estimated for the subject property indicating 
an estimated land value of $210,000 for the theater parcel portion of the property.  

Estimated Land Value – Theater Parcel  $210,000 
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LAND VALUE (CONT’D) 

Immediately adjacent and northwest of the theater parcel is the Library District Parcel, which is a very small 
parcel of land containing 1,600± square feet. This is a very narrow lot being about 20 feet wide by 80 feet, 
which has very limited use as a standalone property. It is estimated that the Library District Parcel has very 
limited marketability due to its small size and that it would have its greatest appeal to the adjoining property 
owners, who may want to acquire the land to expand their existing lot or create a better lot configuration for 
their parcel. This property is estimated to have a land value at about 40 to 50 percent of the indicated value 
for the theater parcel estimated at about $5.00 to $6.20 per square foot.  

Applying this to the 1,600± square feet included in the Library District Parcel indicates an overall land value 
range from a low of around $8,000 up to $9,920. The Library District Parcel is estimated to have a land 
value towards the middle of this range at $9,000. 

Estimated Land Value – Library Parcel  $9,000 



Land Sales Table

Supported Sale

Sale Sale Price

No. Date Property Address Price SF± Acres± Zoning Per/SF±

1 Jun-23 All Florida Antique Lot 18800 Blk. Main Street $190,000 15,000 0.344 C-2 $12.67

2 Aug-20 Secret Garden Sale 18741 Main Street $213,000 15,000 0.344 C-2 $14.20

3 Feb-21 Rivers Run Olive Oil Store 18627 Main Street $79,000 2,875 0.066 C-2 $27.48

4 Jun-18 Lions Lair Store 18556 Main Street $87,000 4,700 0.108 C-2 $18.51

Sales Analysis :       Low $79,000 2,875 0.066 $12.67

 = Most Comparable High $213,000 15,000 0.344 $27.48

Average $142,250 9,394 0.216 $18.21

Subject Aug-23 Theatre Parcel 18575 NW 237th Street 17,150 0.394 C-2

Library Parcel 1,600 0.037 C-2

Total 18,750 0.430

Note: Land value for sales 2,3 & 4 is estimated by the Land Residual Technique

Emerson Appraisal Company, Inc.

Land Size

Priest Theatre, 2023-085



DeLorme Street Atlas USA® 2009

Land Sales Map

Data use subject to license.

© DeLorme. DeLorme Street Atlas USA® 2009.

www.delorme.com

TN

MN (6.1°W)

0 100 200 300 400 500

0 20 40 60 80 100

ft
m

Scale 1 : 3,600

1" = 300.0 ft Data Zoom 15-7



Sale 1 2 3 4

Property: All Florida Antique Lot Secret Garden Sale Rivers Run Olive Oil Store Lions Lair Store

Address: 18800 Blk. Main Street 18741 Main Street 18627 Main Street 18556 Main Street

Tax Parcel 00643-001-000 00596-000-000 00603-001-000 00630-000-000 & -001

Zoning: C-2 C-2 C-2 C-2

Date of Sale: 6/21/2023 8/6/2020 2/10/2021 6/27/2018

Land Area SF: 15,000 15,000 2,875 4,700

Land Area Acres: 0.344 0.344 0.066 0.108

Building Area SF: n/a 2,364 2,250 1,525
Building Year Built: n/a 1929 1934 1900
Building Condition: n/a Good-Avg. Average Average

Sales Price Entire Property: $190,000 $265,000 $217,500 $120,000
Time adjusted - see sales table (8/23) $190,000 $288,850 $233,813 $138,300
Improvements Estimated Cost/SF: n/a $134 $138 $141
Improvements Estimated Cost: n/a $316,776 $310,500 $215,025
Estimated Economic Life/Years: n/a 50 50 50
Estimated Effective Age/Years: n/a 38 25 38
Indicated Depreciation %: n/a 76.0% 50.0% 76.0%
Indicated Depreciation: n/a $240,750 $155,250 $163,419

$0 $76,026 $155,250 $51,606

Improvement Value Per SF n/a $32.16 $69.00 $33.84
Improvement Value % of Purchase Price: 0.0% 26.3% 66.4% 37.3%

$190,000 $212,824 $78,563 $86,694

Indicated Land Value - rounded: $190,000 $213,000 $79,000 $87,000
Land Value % of Purchase Price: 100.0% 80.4% 36.3% 72.5%
Indicated Land Value per SF: $12.67 $14.20 $27.48 $18.51

Comments: Existing parking lot Building retained after sale and in 
use, 1 story building/retail use 

Building retained after sale and in 
use, 1 story building/retail use 

Building retained after sale and in 
use, 1 story building/retail use 

Land Residual Technique - Market Extraction Table
Priest Theatre

Estimated Contributory Value 
Improvements (cost less depreciation):

Estimated Contributory Value Land: 
Sales Price less contributory value 
improvements

Priest Theatre, 2023-085



Priest Theatre

Description Subject Site

Comparison Adjustment Comparison Adjustment Comparison Adjustment

Date of Value/Sale Aug-23 Jun-23 Aug-20 Feb-21

Sale Price1: n/a $190,000 $213,000 $79,000

Parcel Size SF± 17,150 15,000 15,000 2,875

Price Per/SF± n/a $12.67 $14.20 $27.48

Transactional Adjustments:

Market Conditions 3%/Year +/- Adjust up 0.0% Adjust up 0.0% Adjust up 0.0%

Adjusted Price/Acre $12.67 $14.20 $27.48

Other Transactional Adj. None 0.0 0.0% 0.0

Total Transactional Adj. $12.67 $14.20 $27.48

Physical Considerations:

Location: NW 237th St. Inferior 5.0% Inferior 5.0% Similar 0.0%

Access & Visibility Secondary frontage Superior -10.0% Superior -10.0% Superior -10.0%

Utilities City utilities Similar 0.0% Similar 0.0% Similar 0.0%

Parcel Size SF 17,150 Similar 0.0% Similar 0.0% Smaller -45.0%

Site Configuration Slightly Irregular Similar 0.0% Corner -5.0% Similar 0.0%

Topography Level Similar 0.0% Similar 0.0% Similar 0.0%

Zoning C-2 Similar 0.0% Similar 0.0% Similar 0.0%

Other None Similar 0.0% Similar 0.0% Similar 0.0%

 1 Cash equivalent sale price

Total Net Adjustment -5.0% -10.0% -55.0%

Adjusted Sales Price/SF± $12.04 $12.78 $12.37

Subject Property - Theatre Parcel

Parcel Size SF± 17,150 Analysis Summary:   Low $12.04

Estimated Value Per/SF $12.40 High $12.78

Indicated Land Value $212,660 Average $12.40

Rounded $210,000

Land Value - Theatre Parcel $210,000 Estimated Land Value - Theatre Parcel $210,000

Estimated Land Value - Library Parcel

1,600 SF @ $5.00 Per SF = $8,000 Low

1,600 SF @ $6.20 Per SF = $9,920 High

Estimated Land Value - Library Parcel $9,000

Emerson Appraisal Company, Inc.

Note: The Library Parcel has very limited marketability due to its small 
size. The property has its greatest appeal to the adjacent property 
owners who may want to acquire the land to expand their existing lots.

Land Sales Comparison Analysis Grid 

Sale 1 Sale 2 Sale 3

All Florida Antique Lot Secret Garden Sale Rivers Run Olive Oil Store

Priest Theatre, 2023-085



Emerson Appraisal Company, Inc.  Page 36 

INCOME APPROACH 

The Income Approach, as used for investment properties, has as its premise the estimation of the net 
income that can be generated by the subject property.  This income is then capitalized in a manner that is 
commensurate with the risk and life expectancy of the improvements to indicate the present value of the 
income stream.   

The subject property is an owner occupied/operated movie theater that recently has not been operated due 
to the Coronavirus pandemic over the timeframe of 2020 through 2022. The property is a special use facility 
designed specifically for movie theater use, as described in the report. Given the special use characteristics 
of the subject property for movie theater use, application of the Income Approach is problematic for the 
existing theater property. The perspective of the Income Approach is that the property would be converted 
to regular retail store/commercial building use, with an adjustment applied for the most probable cost to 
convert the property to this use.  

Comparable rentals and sales of retail properties are available within the High Springs downtown area and 
also the City of Alachua downtown area to use for comparison purposes. Typically, rental terms for similar 
retail and/or commercial space in the High Springs area is on a modified gross basis. Modified gross rental 
terms typically call for the tenant to be responsible for their own utilities and interior maintenance of the 
building, with the landlord responsible for real estate taxes, insurance, maintenance of the exterior of the 
building and major building components, management, and any other miscellaneous expenses. Since the 
property is a single tenant facility, typically, the tenant is also responsible for yards and grounds and/or 
common area maintenance. 

A search of the immediate downtown district of the City of High Springs produced four comparable retail 
rentals to compare with the subject property. These rentals are summarized as shown on the attached 
"Rental Table", with map and photographs. The four comparable rentals were research within the 
immediate subject neighborhood and downtown High Springs and are described as Rentals 1 and 2 (First 
Avenue Center), which is a retail center in High Springs, Rental 3 (retail store) along Main Street and Rental 
4 (Barbershop Space) along US Highway 27. Rentals 3 and 4 are located in the immediate Downtown 
Business District, with Rentals 1 and 2 located further east to the subject property along US Highway 27. 

As shown on the attached table, the rentals vary on a per square foot basis from a low of $10.00 up to 
$22.29, with an average of $15.31 per square foot. The rentals vary significantly for overall unit size, with 
the two smaller rentals (Rentals 3 and 4) in the immediate Downtown Business District at the upper end of 
the range at $18.00 to $22.29 per square foot and with regular retail space (Rentals 1 and 2) located further 
from the downtown area being in the $10.00 to $10.96 per square foot range. 

The subject Priest Theatre Building is a larger facility containing about 5,035± square feet of ground floor 
area that is located in the immediate downtown area. Taking into consideration the age, larger size, location 
and condition of the subject property, the commercial building is estimated to have a market rental towards 
the middle lower end of the range at $12.50 per square foot. 

Applying this amount to the subject building indicates an estimated gross rental income of $62,938 per 
year. To the projected gross potential income is applied an estimated vacancy and collection loss on a long-
term stabilized occupancy basis of 7 percent. Deducting vacancy and collection loss from the gross 
potential income indicates projected effective gross income of $58,824. 

From the projected effective gross income is deducted typical operating expenses including fixed and 
variable expenses. Fixed expenses include real estate taxes and insurance with variable expenses 
including yards and ground maintenance, utility expense, building reserves and maintenance, 
management, and miscellaneous expenses.  
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INCOME APPROACH (CONT’D) 

Real estate taxes are estimated consistent with the existing real estate tax expense for the subject property 
at about $2,820 per year. Hazard insurance is estimated for the property at about $1.00 per square foot of 
building area or $5,035 per year. Given the single tenant characteristics of the property, the tenant would 
typically be responsible for yards and grounds or common area maintenance and, also, utility expense for 
the property. The owner would be responsible for building reserves and maintenance for major building 
components, including the roof cover, heating and air conditioning systems, and exterior of the structure. 
An amount is estimated for building reserves and maintenance of $1.00 per square foot or $5,035 per year. 
This building reserves and maintenance expense takes in consideration that the property would be 
converted to regular retail store/commercial building use with improvements/remodeling, as described in 
the improvement description section of the appraisal report. Management is estimated at about 5 percent 
effective gross income and miscellaneous expenses are estimated at about $1,500 per year, mostly for 
professional fees and supplies. 

As shown on the attached AIncome Approach Summary Table@, total operating expenses are estimated at 
about $17,331 or about 29.5 percent of effective gross income. Conversely, the analysis indicates projected 
net operating income of $41,493 or about 70.5 percent of effective gross income. 

The projected net operating income is converted into a value conclusion by means of the income 
capitalization process. A market derived overall capitalization rate is estimated from recent sales of similar 
older retail buildings in the downtown Alachua and High Springs area. As shown on the “Market Sales 
Table” in the Sales Comparison Approach section of the report, five recent sales were included that are 
generally comparable to the subject property for age, condition and location either in downtown Alachua or 
downtown High Springs. These are all comparable older retail buildings that are in older historic areas of 
Alachua and High Springs that were in either average or good condition. The sales indicated an overall rate 
range from a low of 6.9 percent up to 7 percent, with an average of 6.9 percent.  

The subject property, given its good to average condition (with remodeling) and age, is estimated to have 
an overall rate within the range estimated at 7 percent. Applying this amount to the projected net operating 
income indicates a value conclusion by income capitalization of $592,757. The indicated value by income 
capitalization is after the property has been remodeled to regular retail store/commercial building use in a 
single-story format.  

As described in the improvement description section of the appraisal report, the estimated 
repairs/renovation cost recommended by the appraiser for regular retail/commercial building use are 
summarized with total cost estimated at about $290,000 or $57.60 per square foot of ground floor area. 
Major components of replacement would include new heating and air conditioning systems, new roof cover, 
and other miscellaneous upgrades consistent with the estimates from the Stresing Associates Assessment 
Report, together with an estimate by the appraiser for the cost to convert the interior the building to regular 
retail store use. This would include demolition of the interior lobby, mezzanine, theater seating and stage, 
rebuilding the former restrooms on the ground floor of the building and, essentially, cleaning up and 
converting the space to retail store/commercial use similar to many of the other retail buildings in the 
downtown area of High Springs. This would create a larger open 5,035± square foot retail store for the 
subject property.  

In order to estimate the “as is” value by the Income Approach, the $290,000 cost for repairs/remodeling are 
deducted from the indicated value by income capitalization to indicate an “as is” market value by the Income 
Approach of $303,000 (rounded). The calculation is summarized as shown on the attached “Income 
Approach Summary Table”. In summary, the subject property is estimated to have a fee simple market 
value by the Income Approach of $303,000. 

Estimated Market Value by Income Approach  $303,000
(Fee Simple/AAs Is@ Condition) 



Rental Table

Rental Rent Equivalent Bld/Unit Lease Rent/ Year

No. Property Address SF/Yr Mod-Gross Size SF± Terms Month Built Comments

1 First Avenue Center 23352 W US 27 High Springs $10.96 $10.96 2,300 Mod Gross $2,101 1997 Average retail space

2 First Avenue Center 23352 W US 27 High Springs $10.00 $10.00 1,200 Mod Gross $1,000 1997 Average retail space

3 Retail Store 18646 Main St. #10, High Springs $18.00 $18.00 800 Mod Gross $1,200 1967 Good-Avg.- remodeled

4 Barber Shop Space 23652 W Hwy. 27 High Springs $22.29 $22.29 700 Mod Gross $1,300 1971 Good - remodeled

Analysis:     Low $10.00 $10.00 700 $1,000 1967

High $22.29 $22.29 2,300 $2,101 1997

Average $15.31 $15.31 1,250 $1,400 1983

Rentals 1 & 2 

Rental 4

Emerson Appraisal Company, Inc.

Rental 3

Priest Theatre, 2023-085
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Reconstructed Operating Statement

Gross Potential Income M=Market rent; C= Contract rent

Annual Per month

Building Area - 1st Floor M 5,035 SF±  @ $12.50 SF/YR $62,938 $5,245

Total Gross Rental Income 5,035 SF±  @ $12.50 SF/YR - Avg. $62,938 $5,245

Other Income: Late fees, damage deposits, etc. 0.50% $315

$/SF GBA %

Gross Potential Income Per/Mo. $5,271 $63,252 $12.56 107.5%

Gross Potential Income $63,252 $12.56 107.5%

Less: Vacancy & Collection Loss

Stabilized Occupancy Basis 7.00% $4,428 $0.88 7.5%

Effective Gross Income Per/Mo. $4,902 $58,824 $11.68 100.0%

Less: Typical Operating Expenses

   Fixed Expenses GBA

  Taxes 5,035 SF±  @ $0.56 /SF = $2,820 $0.56 4.8%

  Insurance 5,035 SF±  @ $1.00 /SF = $5,035 $1.00 8.6%

   Variable Expenses

  Yards & Grounds Tenant pay's $0 $0.00 0.0%

  Utilities Tenant pay's $0 $0.00 0.0%

  Building Reserves & Maintenance 5,035 SF±  @ $1.00 /SF = $5,035 $1.00 8.6%

  Management 5.00% $2,941 $0.58 5.0%

  Miscellaneous Expenses $1,500 $0.30 2.5%

Sub-Total Expenses $17,331 $3.44 29.5%

Net Operating Income  (NOI) $41,493 $8.24 70.5%

Capitalization Process

Income Capitalization $41,493 NOI / 7.00% OAR $592,757 $117.73

Adjustments : Repairs/Remodeling to retail store/commercial building use -$290,000 -$57.60

Total $302,757 $60.13

Indicated Market Value by Income Approach - Fee Simple Interest $302,757

Rounded $303,000 $60.18

Income Approach Summary 
Priest Theatre

Priest Theatre, 2023-085
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SALES COMPARISON APPROACH 

The Sales Comparison Approach has as its premise a comparison of the subject property, on an overall 
basis, with recent sales of similar retail buildings that have sold in the subject market area.   To the extent 
possible, the most recent market sales are considered to reflect current economic conditions in the local 
marketplace.  

Market research was performed for recent available sales of comparable older retail properties that could 
be used for comparison purposes targeting comparable sales in proximity to the subject property. The sale 
search yielded five relatively recent sales, which are summarized on the enclosed AMarket Sales Table 1@
and ASales Map@. 

The sale search for the subject property primarily targeted the downtown High Springs area for comparable 
older retail buildings and the next most comparable area being the downtown area of Alachua also in 
Northwest Alachua County. The search produced five comparable sales of similar retail buildings, all of 
which are older in age and in average to good condition. The comparable sales are described as Sale 1 
(Gause Retail store) in Downtown Alachua, Sale 2 (Secret Garden Retail Store) in High Springs, Sale 3 
(River Run Olive Oil Store) in Downtown High Springs, Sale 4 (Lions Lair Retail store) in Downtown High 
Springs and Sale 5 (Heal Retail Store) in Downtown Alachua.  

To the extent possible the comparable sales are similar to the subject property for age, most having been 
built between 1900 and 1935, with an average year built of 1913. The sale search did turn up three relatively 
recent sales in the immediate Downtown High Springs area and two relatively recent sales from the 
downtown area of the City of Alachua, which is very similar to the High Springs downtown area. The sales 
are briefly described as follows, with detailed sales sheets and photographs included in the addenda of the 
appraisal report. 

Improved Sale 1 is the Gause Retail Store located in the older downtown area of the City of Alachua at 
14856 Main Street, Alachua, Florida. The store is situated on a small "footprint" lot with about 25 feet of 
frontage along Main Street in a row of attached buildings. The building was built in the early 1900s and has 
been renovated/remodeled several times over its life and was in good condition when it sold in January 
2021. The store has about 1,551 square feet of area and sold for $165,000 indicating a price level of about 
$106.38 per square foot. The property had been listed for sale at $173,000 and was on the market for about 
13.2 months. The sale indicates an income capitalization rate of about 6.9 percent.  

Improved Sale 2 is the Secret Garden Retail Store located in downtown area of the City of High Springs at 
18741 Northwest Main Street, High Springs, Florida. The store is situated on a corner lot with good parking 
and was built in 1929 and has been renovated/remodeled several times over its life. The store was in overall 
good to average condition when it sold in August 2020 and has about 2,364 square feet of area. The 
property sold for $265,000 indicating a price level of about $112.10 per square foot. The property had been 
listed for sale at $265,000 and was on the market for about 17 months when it was put under contract. 

Improved Sale 3 is the River Run Olive Oil Store located in the older downtown area of the City of High 
Springs at 18627 Main Street, High Springs, Florida. The store is situated on a small "footprint" lot with 
about 31 feet of frontage along Main Street in a row of attached buildings. The building was built in 1934 
and has been renovated/remodeled several times over its life and was in average condition when it sold in 
February 2021. The store has about 2,250 square feet of area and sold for $217,500 indicating a price level 
of about $96.67 per square foot. The property had been listed for sale at $217,500 and was on the market 
for about 1.9 months when it was put under contract. 
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SALES COMPARISON APPROACH (CONT’D) 

Improved Sale 4 is the Lions Lair Retail Store located in the older downtown area of the City of High Springs 
at 18556 North Main Street, High Springs, Florida. The store is situated on a small "footprint" lot with about 
25 feet of frontage along Main Street in a row of attached buildings and there is rear land area used for 
parking and access to the building. The building was built in the early 1900s and has been 
renovated/remodeled several times over its life and was in average condition when it sold in June 2018. 
The store has about 1,525 square feet of area and sold for $120,000 indicating a price level of about $78.69 
per square foot. The property had been listed for sale at $130,000 and was on the market for about 2.2 
months when it was put under contract. This sale indicates an income capitalization rate of about 6.9 
percent. 
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SALES COMPARISON APPROACH (CONT’D) 

Improved Sale 5 is the Heal Retail Store located in the older downtown area of the City of Alachua at 14521 
Main Street, Alachua, Florida. The store is situated on a small "footprint" lot with about 30 feet of frontage 
along Main Street in a row of attached buildings. The building was built in the early 1900s and has been 
renovated/remodeled several times over its life and was in average condition with the roof replaced prior to 
the sale in December 2018. The store has about 1,416 square feet of area and sold for $138,000 indicating 
a price level of about $97.46 per square foot. The property had been listed for sale at $149,900 and was 
on the market for about 7.4 months when it sold. This sale indicated an overall capitalization rate of about 
7.0 percent. 

The five comparable sales researched from the City of High Springs and the City of Alachua generally 
consists of regular retail store and/or commercial building sales to compare with the subject property. The 
Sales Comparison Approach is applied to the subject property based upon the most probable conversion 
to regular retail store and/or commercial use, but also consideration is given to the unique design 
characteristics associated with the existing Priest Theatre configuration of the building improvements.  

A sale search of the North Florida and Florida region did not produce any recent sales of older similar movie 
theater buildings in small communities to compare with the subject property. The sale search for older 
movie theater building facilities was expanded on a national basis to include sales and/or current listings of 
comparable theater properties. The sale/listing search produced five comparable sales and listings, mostly 
consisting of listings of theater properties in smaller communities.  
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SALES COMPARISON APPROACH (CONT’D) 

The theater sales are summarized as shown on the attached “Table 2 Theater Sales/Listings” and are 
described as Sale 1 (Egyptian Theater) in Delta, Colorado, Listing 2 (West Main Theater) in Laporte, Texas, 
Listing 3 (Elk Rapids Cinema) in Elk Rapids, Michigan, Listing 4 (Roxy Theater) in Montana and Listing 5 
(Palace Theater) in Wolcott, New York. Generally these are similar size facilities that are older in age, built 
between 1927 to 1949, with an average year built in 1938. The properties varied in size anywhere from 
4,800 up to 7,978, with an average of 6,388 square feet of building area. Most of these facilities were in 
“fair” or “fair to poor” condition, except for Sale 3 (Elk Rapids Cinema), which is in overall good to average 
condition and, as expected, established the upper end of the price per square foot range of the 
sales/listings.  

The sales/listings varied from a low of $220,000 up to $500,000, with an average price level of about 
$348,000 (rounded). On a per square foot basis, the sales/listings varied from $28 up to $97, with an 
average of about $58 per square foot (rounded). The three most comparable properties are estimated to 
be Sale 1 and Listings 2 and 4 that average $341,000 and with an average price level of $55 per square 
foot (rounded). 

SALES ANALYSIS 

The market sales from High Springs and Alachua were adjusted for time or market conditions at a rate of 3 
percent per year to the August 2023 valuation timeframe. The most applicable unit of comparison is 
estimated to be the indicated price per square foot of building area. The sales indicated an adjusted price 
per square foot range from a low of $91 up to $122, with an average of $109 per square foot (rounded). On 
an overall basis, these sales are comparable for age and condition, but, on average, were smaller sales 
containing 1,416 up to 2,364, with an average of 1,821 square feet per property. On an overall basis, the 
most comparable sales are the three most recent sales, including Sale 1 (Gause Retail Store), Sale 2 
(Secret Garden Retail Store) in High Springs and Sale 3 (River Run Olive Oil Store) in High Springs. 

A more detailed comparison is made for the subject property, applying adjustments to the most comparable 
sales. Physical adjustments are applied for location, visibility and access; building age and condition; 
quality/design; building size; and any other necessary adjustments.  

Adjustments were applied to the three market sales in comparison with the subject property. Major 
adjustments include adjustments for building age and condition, with the subject property been in good to 
average condition after conversion to retail store space. Also, the subject property has a relatively low 
building to land area ratio of 29.4 percent when taking into consideration the adjacent vacant lot and/or site 
area. Sale 1 and sale 3 required relatively large adjustments to account for their higher building to land area 
ratios, with Sale 2 been fairly similar for building to land area ratio. On an overall basis, the sales indicated 
a net adjustment range from a low of $116.69 up to $125.52, with an average of $119.88 per square foot.  

The subject Priest Theatre Building, after conversion to regular retail store/commercial building use, is 
estimated to have a market value towards the middle of the range at $120 per square foot. Applying this 
amount to the 5,035 square feet included in the ground floor area indicates a market value by the Price Per 
Square Foot Method of $604,200.  

As was performed in the Income Approach an adjustment is applied for the estimated repair/remodeling 
cost of $290,000. The items of repair/remodeling are described in the property description section of the 
appraisal report. Deducting this amount from the estimated market value after remodeling indicates an “as 
is” market value by the Sales Comparison Approach of $314,000. 
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SALES ANALYSIS (CONT’D) 

As shown, the estimated “as is” market value by the Sales Comparison Approach of $314,000 equates to 
a price level of about $62.36 per square foot of building area. This is the indicated price per square foot 
based upon the ground floor area only. As shown on the enclosed “Table 2 Theater Sale/Listings”, the 
subject property is compared to the theater sale/listings on an overall gross building area including the 
mezzanine for total building area of about 6,335 square feet. This amount is very consistent with the 
average of the most comparable sales, which averaged about $55.05 per square foot. This is in comparison 
to the overall market value by the Sales Comparison Approach of $314,000 or about $49.57 per square 
foot of gross building area, including the mezzanine. This price level on a per square foot basis is very 
consistent with the average of the sale/listings, particularly when taking into consideration that two of the 
most comparable properties are listings and not completed sales. In summary the “as is” market value by 
the Sales Comparison Approach of $314,000 is estimated to be consistent with indicated price levels for 
similar older movie theater buildings in small communities across the United States. 

In summary, the subject Priest Theatre Property has an estimated market value by the Sales Comparison 
Approach of $314,000.  

Estimated Market Value by Sales Comparison Approach $314,000 
(Fee Simple/AAs Is@ Condition)



Sales Table 1 - Retail/Commercial Buildings

Building Bldg./ Sale Time Adj.

Sale Sale Year Size Land Price Aug-23

No. Date Property Address Price1 Built Condition SF± Ratio OAR Per/SF 3.0%

Sales - Retail/Commercial Buildings

1 Jan-21 Gause Retail Store 14856 N. Main St. Alachua $165,000 1900 Good 1,551      76.3% 6.9% $106.38 $114.63

2 Aug-20 Secret Garden Retail Store 18741 N. Main St. High Springs $265,000 1929 Good-Avg. 2,364      16.0% n/a $112.10 $122.19

3 Feb-21 River Run Olive Oil Store 18627 N. Main St. High Springs $217,500 1934 Average 2,250      78.0% n/a $96.67 $103.92

4 Jun-18 Lions Lair Store 18556 N. Main St. High Springs $120,000 1900 Average 1,525      32.4% 6.9% $78.69 $90.69

5 Dec-18 Heal Retail Store 14521 N. Main St. Alachua $138,000 1900 Average 1,416      29.5% 7.0% $97.46 $111.10

 Sales Analysis:  Low $120,000 1900 1,416      16.0% 6.9% $78.69 $90.69

= Most comparable High $265,000 1934 2,364      78.0% 7.0% $112.10 $122.19

Average $181,100 1913 1,821      46.4% 6.9% $98.26 $108.50

Subject Aug-23 Priest Theatre 18575 NW 237th Street 1910 Fair-poor 5,035      29.4%

Subject Property 1) Gause Retail Store 2) Secret Garden 3) River Run Store

4) Lions Lair Store 5) Heal Retail Store

  1 Cash equivalent sale price

Emerson Appraisal Company, Inc.

Priest Theatre, 2023-085



Table 2 - Theatre Sales/Listings

Building

Sale Sale Year Size Price

No. Date Property Price1 Built Condition SF± Per/SF

1 Oct-22 Egyptian Theatre - Sale $333,000 1928 Fair 6,250      $53.28

452 Main St, Delta, CO

2 Aug-23 West Main Theatre - Listing $400,000 1949 Fair-poor 7,744      $51.65

430 W Main St. La Porte, TX

3 Aug-23 Elk Rapids Cinema - Listing $500,000 1940 Good-Avg. 5,170      $96.71

205 River St. Elk Rapids, MI

4 Aug-23 Roxy Theatre - Listing $289,000 1945 Average 4,800      $60.21

25 Main Ave. N Choteau, MT

5 Aug-23 Palace Theatre - Listing $220,000 1927 Fair 7,978      $27.58

12053 E Main St. Wolcott, NY

 Sales Analysis:  Low $220,000 1927 4,800      $27.58

 = Most Comparable High $500,000 1949 7,978      $96.71

Average $348,400 1938 6,388      $57.89

Average Sales/Listings 1,2 & 4 $340,667 1941 6,265      $55.05

Subject Property

Aug-23 Priest Theatre 1910 Fair-poor 6,335      

18575 NW 237th Street (including mezzanine)

  1 Cash equivalent sale price

Emerson Appraisal Company, Inc.

Priest Theatre, 2023-085



Subject Property

Property Name Priest Theatre Gause Retail Store Secret Garden Retail Store River Run Olive Oil Store

Location: 18575 NW 237th Street 14856 N. Main St. Alachua 18741 N. Main St. High Springs 18627 N. Main St. High Springs

City: High Springs Alachua High Springs High Springs

Submarket: Downtown Downtown Downtown Downtown

Year Built: 1910 1900 1929 1934

Condition: Fair-poor Good Good-Avg. Average

Quality/Design: Average/Average Average/Average Good/Average Average/Average

Bld. Area SF± 5,035 1,551 2,364 2,250

Parking: Adequate Adequate Adequate Adequate

Building to Land Ratio 29.4% 76.3% 16.0% 78.0%

Date of Valuation/Sale: 8/22/2023 Jan-21 Aug-20 Feb-21

Marketing time frame Months n/a 13.2 17.0 1.9

Sale Price1 :  ---------- $165,000 $265,000 $217,500

Price Per SF±:  ---------- $106.38 $112.10 $96.67

Market Conditions Adj. 3.0%/Yr.

Other Transactional Adj. none none none

Adjusted Sale Price $114.63 $122.19 $103.92

¹ Cash equivalent sale price

Physical Adjustments

Location, Visibility & Access Similar 0.0% Superior -5.0% Superior -5.0%

Building Age/Condition Good-Avg. after conversion to retail store space Inferior 7.5% Inferior 7.5% Inferior 12.0%

Quality/Design Similar 0.0% Similar 0.0% Similar 0.0%

Building Size (SF) Smaller -8.0% Smaller -4.0% Smaller -4.0%

Other Adj. Surplus land - B/L ratio Inferior 10.0% Superior -3.0% Inferior 10.0%

Other Adj. Similar 0.0% Similar 0.0% Similar 0.0%

Total Net Adjustment 9.5% -4.5% 13.0%

Adjusted Sales Price/SF± $125.52 $116.69 $117.43

Indicated Value Subject Property - After Conversion to Retail Store

Enclosed Building Area 5,035 Analysis Summary:   Low $116.69

Estimated Value Per/SF $120.00 High $125.52

Indicated Fee Simple Value- after repairs $604,200 Average $119.88

Other Adjustment - Repairs/Remodeling -$290,000 $57.60 Per SF (see property description section of report)

Indicated Value $314,200

Rounded $314,000 Indicated "as is" value for regular retail store/commercial building use

$62.36 Per SF Ground Floor Area

$49.57 Per SF GBA (including mezzanine area)

Emerson Appraisal Company, Inc.

See sales table See sales table See sales table

Sales Comparison Analysis Grid

Comparable 1 Comparable 2 Comparable 3

Priest Theatre, 2023-085
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Sales/Listings Photographs 

Photographs Page 1 of 2 

Subject Priest Theatre Subject Priest Theatre 

Sale 1) Egyptian Theatre, Delta, Co Sale 1) Egyptian Theatre, Delta, CO 

Listing 2) West Main Theatre, La Porte, TX Listing 2) West Main Theatre, La Porte, TX 
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Sales/Listings Photographs 

Photographs Page 2 of 2 

Listing 3) Elk Rapids Cinema, Elk Rapids, MI Listing 3) Elk Rapids Cinema, Elk Rapids, MI 

Listing 4) Roxy Theatre, N Choteau, MT Listing 4) Roxy Theatre, N Choteau, MT 

Listing 5) Palace Theatre, Wolcott, NY Listing 5) Palace Theatre, Wolcott, NY 
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RECONCILIATION AND FINAL VALUE CONCLUSION – PRIEST THEATRE PARCEL 

As shown on the attached AValuation Summary Table@, the fee simple Aas is@ market value for the subject 
property is estimated to be in an overall value range from a low of $303,000, as indicated by the Income 
Approach, up to $314,000, as indicated by the Sales Comparison Approach. On an overall basis, it is 
estimated that there is better data associated with the Sales Comparison Approach and with slightly more 
weight given to the Sales Comparison Approach, the subject property is estimated to have a market value 
towards the middle upper end of the range at $310,000.  

Estimated Market Value – Priest Theatre Parcel $310,000.00
(Fee Simple AAs Is@ Condition, August 22, 2023)

The property is estimated to have a typical exposure/marketing time of about 3 to 12 months. 

LIBRARY DISTRICT PARCEL 

In addition to the estimated market value for the theater parcel, a market value estimate is provided for the 
adjacent small Library District Parcel just northwest of the theater parcel. This is a very small parcel of land 
that has narrow configuration estimated at 20 feet with an 80 foot depth, which has very limited uses as a 
standalone property. This property would have its greatest appeal to the adjoining property owners who 
may want to acquire this land to expand their ownership and/or create a better site configuration.  

Taking all of these factors into consideration, the Library District Parcel is estimated to have a market value 
of $9,000. 

Estimated Market Value – Library District Parcel $9,000.00
(Fee Simple AAs Is@ Condition, August 22, 2023)



Priest Movie Theatre Parcel

Indicated Value

Value by Cost Approach Approach not applied

Value by Income Approach $303,000

Value by Sales Comparison Approach $314,000

Indicated Value Range $303,000 to $314,000

Estimated Market Value $310,000

("as is" condition)

Date of Value: 8/22/2023

Property Rights: Fee Simple

Estimated Exposure/Marketing Time Frame 3-12 Months

Separated as follows: %

Land 67.7% $210,000

Improvements 32.3% $100,000

FF & E - Portable 0.0% $0

Business Value 0.0% $0

Total 100.0% $310,000

Library District Parcel of Land

Estimated Market Value $9,000

( "As Is" Condition)

Date of Value 8/22/2023

Property Interest Appraised Fee Simple

 Valuation Summary Table
Priest Theatre

Note: The Library Parcel has very limited marketability due to its small size. The 
property has its greatest appeal to the adjacent property owners who may want 
to acquire the land to expand their existing lots.

Priest Theatre, 2023-085
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SPECIAL APPRAISAL ASSUMPTIONS

This appraisal analysis and conclusions are contingent upon the following Assumptions and/or Conditions.  
The use of these hypothetical conditions and extraordinary assumptions may have affected the value 
conclusions and other assignment results.   

Hypothetical Conditions

(That which is contrary to what exists but is supposed for purposes of analysis). 

None. 

Extraordinary Assumptions

(An assumption directly related to a specific assignment which, if found to be false, could alter the 
appraiser’s opinions or conclusions). 

1) Survey/Title Search Information 

At time of appraisal, a current detailed land survey and/or title search information was not available.  
As such, actual lot size, status of any easements, encroachments and the final value conclusion 
could vary depending upon results of a current land survey and/or title search information.  
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal has been made with the following assumptions and limiting conditions:  

1. The conclusions and opinions expressed in this report apply to the date of value set forth in the 
report and letter of transmittal.  The dollar amount of any value opinion or conclusion rendered or 
expressed in this report is based upon the economic period and purchasing power of the American 
dollar existing on the date of value. 

2. The appraiser assumes no responsibility for economic, physical or demographic factors which may 
affect or alter the opinions in this report if said economic, physical or demographic factors were not 
present as of the date of the report and/or letter of transmittal accompanying this report.  The 
forecasts, projections, or operating estimates contained herein are based on current market 
conditions, anticipated short-term supply and demand factors, and a continued stable economy.  
These forecasts are, therefore, subject to changes with future conditions.  The appraiser is not 
obligated to predict future political, economic or social trends. 

3. In preparing this report, the appraiser was required to rely on information furnished by other 
individuals or found in previously existing records and/or documents.  Unless otherwise indicated, 
such information is presumed to be reliable.  However, no warranty, either express or implied, is 
given by the appraiser for the accuracy of such information and the appraiser assumes no 
responsibility for information relied upon later found to have been inaccurate.  The appraiser 
reserves the right to make such adjustments to the analysis, opinions and conclusions set forth in 
this report as may be required by consideration of additional data or more reliable data that may 
become available. 

4. No opinion as to the title of the subject property is rendered.  Data related to ownership and legal 
description was obtained from County Public Records and/or the client and is considered reliable.  
Title is assumed to be good and marketable, unless otherwise stated, and free and clear of all liens, 
encumbrances, easements and restrictions, except those specifically discussed in the report.  The 
property is appraised assuming it to be under responsible ownership and competent property 
management, and available for its highest and best use. 

5. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, ground 
water or structures that render the subject property more or less valuable.  No responsibility is 
assumed for such conditions or for obtaining the engineering studies that may be required to 
discover them. 

6. Unless otherwise stated, the subject property is appraised assuming it to be in full compliance with 
all applicable zoning and use regulations and restrictions, unless a non-conformity has been 
described in the appraisal report.  

7. It is assumed that all required licenses, permits, certificates of occupancy, consents or other 
legislative or administrative authority from any local, state or national government or private entity 
or organization have been or can be obtained or renewed for any use on which the opinion of value 
contained in this report is based. 

8. No engineering surveys or studies have been made by the appraiser.  All engineering studies or 
information provided by other sources is assumed to be correct.  Except as specifically stated, 
data relative to size and area of the subject property was taken from sources considered reliable.  
It is assumed that the use of the land and improvements is confined within the boundaries or 
property lines of the property described and that there is no encroachment or trespass unless 
expressly noted in the report. 

9. No opinion is expressed as to the value of subsurface oil, gas or mineral rights or whether the 
property is subject to surface entry for the exploration or removal of such materials, except as is 
expressly stated. 

10. Maps, drawings and other illustrative material in this report are included only to help the reader 
visualize the property.  They should not be considered as surveys or relied upon for any other 
purpose, nor should they be removed from, reproduced or used apart from the report. 

11. No responsibility is assumed for the legal description provided or for matters pertaining to legal or 
title considerations.  Title to the property is assumed to be good and marketable unless otherwise 
stated.   
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

12. The physical condition of the improvements is based upon visual viewing.  No liability is assumed 
for the soundness of the structure, if any, since no engineering tests were made of the building. 

13. The distribution, if any, of the total valuation in this report between land, improvements, equipment 
or any business value or good will applies only under the stated program of utilization.  The 
separate values allocated for land, buildings and other components must not be used in conjunction 
with any other appraisal and are invalid if so used. 

14. Possession of this report, or a copy of it, does not carry with it the right of publication.  Without the 
written consent of the appraiser, this report may not be used for any purpose by any person other 
than the party to whom it is addressed.  In any event, this report may be used only with proper 
written qualification and only in its entirety for its stated intended use. 

15. The appraiser's duties, pursuant to his/her employment to make the appraisal, are complete upon 
delivery and acceptance of the appraisal report. 

16. The appraiser, by reason of this appraisal, is not required to give further consultation, testimony, or 
be in attendance in court with reference to the property in question unless arrangements have been 
previously made. 

17. Neither all nor any part of the contents of this report (especially any conclusions as to value, the 
identity of the appraiser, or the firm with which the appraiser is connected) shall be disseminated 
to the public through advertising, public relations, news, sales, or other media without the previous 
written consent of the appraiser and/or of the client; nor shall it be conveyed by any including the 
client to the public through advertising, public relations, news, sales or media, without the written 
consent and approval of the author, particularly as to valuation conclusions, the identity of the 
appraiser, or a firm with which he is connected, or any reference to any professional society or 
institute or any initialed designations conferred upon with the appraiser. 

18. The intended use of this appraisal report and the intended user(s) are described in the scope of 
work section of the appraisal.  This appraisal may not be appropriate for other use(s) or user(s).  

19. The appraiser has not been provided any information regarding the presence of any material or 
substance on or in any portion of the subject property or improvements thereon, which material or 
substance possesses or may possess toxic, hazardous and/or other harmful and/or dangerous 
characteristics.  Unless otherwise stated in this report, the existence of hazardous materials, which 
may or may not be present on the property, was not observed by the appraiser.  The appraiser 
has no knowledge of the existence of such materials on or in the property.  The appraiser, 
however, is not qualified to detect such substances.  The presence of substances such as 
asbestos, urea-formaldehyde foam insulation, and other potentially hazardous materials may affect 
the value of the property.  The value estimated is predicated on the assumption that there is no 
such material on or in the property or in proximity that would cause a loss in value.  No 
responsibility is assumed for such conditions or for any expertise or engineering knowledge 
required to discover them.  The intended user is urged to retain an expert in this field, if desired.   

20. The Americans with Disabilities Act ("ADA") became effective January 26, 1992.  The appraiser(s) 
have not made a specific compliance survey and analysis of this property to determine whether or 
not it is in conformity of the various detailed requirements of the ADA.  It is possible that a 
compliance survey of the property, together with a detailed analysis of the requirements of the ADA, 
could reveal that the property is not in compliance with one or more of the requirements of the Act.  
If so, this fact could have a negative effect upon the value of the property.  Since the appraiser(s) 
have no direct evidence relating to this issue, I (we) did not consider possible non-compliance with 
the requirements of ADA in estimating the value of the property. 

 Rev. 7/20 



Improved Sale No. 1 

Property Identification  
Record ID 840 
Property Type Retail, Retail Store
Property Name Gause Retail Store
Address 14856 Main Street, Alachua, Alachua County, Florida 32615 
Location Downtown Alachua
Tax ID 03632-000-000
Latitude, Longitude N29.791497, W-82.495740
Market Type Retail Building
  
Sale Data  
Grantor Thomas & Patricia Gause
Grantee Martin Samuel Brabham
Sale Date January 15, 2021 
Deed Book/Page 4852/377
Property Rights  Fee simple
Marketing Time 13.2 Months
Conditions of Sale Arms length
Financing Owner Finc. 1 year mtg. $100,000 @ 5.0% Interest 
Sale History No sales within 3 years
Verification Joan Sroka, Listing agent; 352-514-1258, December 17, 2020;  

Other sources: Public records & MLS, Confirmed by Bill 
Emerson

  
Sale Price $165,000  
Cash Equivalent $165,000  
  
Land Data  
Land Size 0.043 Acres or 1,875 SF
Front Footage 25 ft Main Street;
Zoning CBD Central Business District, Commercial General 
Topography Level
Utilities City water, sewer & Electric
  
General Physical Data  
Building Name Retail Store
Building Type Single Tenant
Gross SF 1,551 
  
Construction Type Masonry/wood frame
Roof Type Shed 
HVAC Central system
Sprinklers No 
Stories 1 
Year Built 1900 Actual age not known
Condition Good
  

   



Improved Sale No. 1 (Cont.) 
 
Income Analysis  
Potential Gross Income $18,000  
Vacancy $900  Est. 5%
Effective Gross Income $17,100  
Expenses $5,717  
Net Operating Income $11,383  
  
Indicators  
Sale Price/Gross SF $106.38
Floor Area Ratio 0.83 
Land to Building Ratio 1.20:1
Occupancy at Sale 0% 
Gross Income Multiplier 9.17 
Eff. Gross Income 
Multiplier 

9.65 

Expenses/Sq. Ft. $3.69
Overall or Cap Rate 6.9% 
Net Operating Income/Sq. 
Ft. 

$7.34 

 
 
Remarks  
This is the Gause Retail Store located in the older downtown area of the city of Alachua at 14856 
Main Street Alachua, Florida. The store is situated on a small  "foot print" lot with about 25 feet 
of frontage along Main Street in a row of attached buildings. The building was built in the early 
1900's and has been renovated/remodeled several times over its life and was in good condition 
when it sold in January of 2021. The store has about 1,551 square feet of area and sold for 
$165,000 indicating a price level of about $106.38 per square foot. The property had been listed 
for sale at $173,000 and was on the market for about 13.2 months. The sale indicates an Income 
Capitalization rate of about 6.9 percent. 
 

   



Improved Sale No. 1 (Cont.) 
 

 
   



Improved Sale No. 1 (Cont.) 
 

   



Improved Sale No. 2 

Property Identification  
Record ID 842 
Property Type Retail, Retail Store
Property Name Secret Garden Retail Store
Address 18741 N. Main Street, High Springs, Alachua County, Florida 

32643
Location Downtown High Springs
Tax ID 00596-000-000
Latitude, Longitude N29.828496, W-82.595829
Market Type Retail Building
  
Sale Data  
Grantor Michael and Sharon Tugman
Grantee Alachua Rentals, LLC
Sale Date August 06, 2020 
Deed Book/Page 4801/207
Property Rights  Fee simple
Marketing Time 17 Months
Conditions of Sale Arms length
Financing Cash Sale
Sale History No sales within 3 years
Verification Leslie Morgan, Listing agent; 352-339-5095, December 18, 

2020;  Other sources: Public records & MLS, Confirmed by Bill 
Emerson

  
Sale Price $265,000  
Cash Equivalent $265,000  
  
Land Data  
Land Size 0.344 Acres or 15,000 SF
Front Footage Main Street;
Zoning C-2 Commercial, Commercial General
Topography Level
Utilities City water, sewer & Electric
  
General Physical Data  
Building Name Retail Store
Building Type Single Tenant
Gross SF 2,364 
  
Construction Type Wood frame
Roof Type Gable/metal
Foundation Brick pier
HVAC Central and window units
Stories 1 
Year Built 1929 
Condition Good-Average
  

   



Improved Sale No. 2 (Cont.) 
 
Indicators  
Sale Price/Gross SF $112.10
Floor Area Ratio 0.16 
Land to Building Ratio 6.25:1
Occupancy at Sale 0% 
 
 
Remarks  
This is the Secret Garden Retail Store located in downtown area of the city of High Springs at 
18741 Northwest Main Street High Springs, Florida. The store is situated on a corner lot with 
good parking and was built in 1929 and has been renovated/remodeled several times over its life. 
The store was in overall good to average condition when it sold in August 2020. The store has 
about 2,364 square feet of area and sold for $265,000 indicating a price level of about $112.10 
per square foot. The property had been listed for sale at $265,000 and was on the market for about 
17 months when it was put under contract.
 
 

   



Improved Sale No. 3 

Property Identification  
Record ID 982 
Property Type Retail, Retail Store
Property Name Rivers Run Olive Oil Store
Address 18627 Main Street, High Springs, Alachua County, Florida 

32643
Location Downtown High Springs
Tax ID 00603-001-000
Latitude, Longitude N29.827277, W-82.596512
Market Type Retail Building
  
Sale Data  
Grantor River Run Olive Oil Company, Inc.
Grantee Dae Jung Kim, LLC
Sale Date February 10, 2021 
Deed Book/Page 4859/296
Property Rights  Fee simple
Marketing Time 1.9 Months
Conditions of Sale Arms length
Financing Cash Sale
Sale History 12/28/2015 $175,000 OR 4401/1662
Verification Brian Oen, Listing agent; 352-494-2100, December 01, 2022;  

Other sources: Public records & MLS, Confirmed by Bill 
Emerson

  
Sale Price $217,500  
Cash Equivalent $217,500  
  
Land Data  
Land Size 0.066 Acres or 2,875 SF
Front Footage 31 ft Main Street;
Zoning C-2 Commercial, Commercial General
Topography Level
Utilities City water, sewer & electric
  
General Physical Data  
Building Name Retail Building
Building Type Single Tenant
Gross SF 2,250 
  
Construction Type Masonry & wood frame
Roof Type Shed/membrane cover
HVAC Central HVAC
Stories 1 
Floor Height 10 
Year Built 1934 
Condition Average
  

   



Improved Sale No. 3 (Cont.) 
 
Indicators  
Sale Price/Gross SF $96.67
Floor Area Ratio 0.78 
Land to Building Ratio 1.28:1
Occupancy at Sale 0% 
 
 
Remarks  
This is the River Run Olive Oil Store located in the older downtown area of the city of High 
Springs at 18627 Main Street High Springs, Florida. The store is situated on a small  "foot print" 
lot with about 31 feet of frontage along Main Street in a row of attached buildings. The building 
was built in 1934 and has been renovated/remodeled several times over its life and was in average 
condition when it sold in February 2021. The store has about 2,250 square feet of area and sold 
for $217,500 indicating a price level of about $96.67 per square foot. The property had been 
listed for sale at $217,500 and was on the market for about 1.9 months when it was put under 
contract. 
 
 

 
   



Improved Sale No. 3 (Cont.) 
 

   



Improved Sale No. 4 

Property Identification  
Record ID 841 
Property Type Retail, Retail Store
Property Name Lions Lair Retail Store
Address 18556 N. Main Street, High Springs, Alachua County, Florida 

32643
Location Downtown High Springs
Tax ID 00630-000-000 & 00630-001-000
Latitude, Longitude N29.826300, W-82.597402
Market Type Retail Building
  
Sale Data  
Grantor Richard Melvin and Jennifer Melvin
Grantee LL Swim Building, LLC
Sale Date June 27, 2018 
Deed Book/Page 4611/898
Property Rights  Fee simple
Marketing Time 2.2 Months
Conditions of Sale Arms length
Financing Cash Sale
Sale History No sales within 3 years
Verification John Caldwell, Listing agent; 352-339-3202, December 17, 

2020;  Other sources: Public records & MLS, Confirmed by Bill 
Emerson

  
Sale Price $120,000  
Cash Equivalent $120,000  
  
Land Data  
Land Size 0.108 Acres or 4,700 SF
Front Footage 25 ft Main Street;
Zoning C-2 Commercial, Commercial General
Topography Level
Utilities City water, sewer & Electric
  
General Physical Data  
Building Name Retail Store
Building Type Single Tenant
Gross SF 1,525 
  
Construction Type Masonry & wood frame
Roof Type Shed/metal
Foundation Concrete/brick
HVAC Central HVAC
Stories 1 
Year Built 1900 Actual year built unknown
Condition Average
  

   



Improved Sale No. 4 (Cont.) 
 
Income Analysis  
Potential Gross Income $15,600  
Vacancy $780  Est. 5%
Effective Gross Income $14,820  
Expenses $6,494  
Net Operating Income $8,326  
  
Indicators  
Sale Price/Gross SF $78.69
Floor Area Ratio 0.32 
Land to Building Ratio 3.13:1
Occupancy at Sale 0% 
Gross Income Multiplier 7.69 
Eff. Gross Income 
Multiplier 

8.10 

Expenses/Sq. Ft. $4.26
Overall or Cap Rate 6.94%
Net Operating Income/Sq. 
Ft. 

$5.46 

 
 
Remarks  
This is the Lions Lair Retail Store located in the older downtown area of the city of High Springs 
at 18556 North Main Street High Springs, Florida. The store is situated on a small  "foot print" lot 
with about 25 feet of frontage along Main Street in a row of attached buildings and there is rear 
land area used for parking and access to the building. The building was built in the early 1900's 
and has been renovated/remodeled several times over its life and was in average condition when 
it sold in June of 2018. The store has about 1,525 square feet of area and sold for $120,000 
indicating a price level of about $78.69 per square foot. The property had been listed for sale at 
$130,000 and was on the market for about 2.2 months when it was put under contract. The sale 
indicates an Income Capitalization rate of about 6.9 percent. 
 

   



Improved Sale No. 4 (Cont.) 
 

   



Improved Sale No. 5 

Property Identification  
Record ID 839 
Property Type Retail, Retail Store
Property Name Heal Retail Store
Address 14521 Main Street, Alachua, Alachua County, Florida 32615
Location Downtown Alachua
Tax ID 03697-001-000
Latitude, Longitude N29.788351, W-82.495616
Market Type Retail Building
  
Sale Data  
Grantor Celine Rosemary Crane
Grantee Heal Y&M, LLC
Sale Date December 03, 2018 
Deed Book/Page 4648/775
Property Rights  Fee simple
Marketing Time 7.4 Months
Conditions of Sale Arms length
Financing Cash sale
Sale History No sales within 3 years
Verification Jay Rist, Listing agent; 352-375-1002, December 17, 2020;  

Other sources: Public records & MLS, Confirmed by Bill 
Emerson

  
Sale Price $138,000  
Cash Equivalent $138,000  
  
Land Data  
Land Size 0.110 Acres or 4,792 SF
Front Footage 30 ft Main Street;
Zoning CBD Central Business District, Commercial General 
Topography Level
Utilities City water, sewer & Electric
  
General Physical Data  
Building Name Retail Store
Building Type Single Tenant
Gross SF 1,416 
  
Construction Type Masonry/wood frame
Roof Type Shed 
Foundation Concrete/brick
HVAC Central HVAC
Stories 1 
Year Built 1900 exact age not know
Condition Average
  

   



Improved Sale No. 5 (Cont.) 
 
Income Analysis  
Potential Gross Income $18,000  
Vacancy $900  Est. 5%
Effective Gross Income $17,100  
Expenses $7,435  
Net Operating Income $9,665  
  
Indicators  
Sale Price/ SF $97.46
Floor Area Ratio 0.30 
Land to Building Ratio 3.33:1
Occupancy at Sale 100%
Gross Income Multiplier 7.67 
Eff. Gross Income 
Multiplier 

8.07 

Expenses/Sq. Ft. $5.25
Overall or Cap Rate 7% 
Net Operating Income/Sq. 
Ft. 

$6.83 

 
 
Remarks  
This is the Heal Retail Store located in the older downtown area of the city of Alachua at 14521 
Main Street Alachua, Florida. The store is situated on a small  "foot print" lot with about 30 feet 
of frontage along Main Street in a row of attached buildings. The building was built in the early 
1900's and has been renovated/remodeled several times over its life and was in average condition 
with the roof replaced prior to the sale in December of 2018. The store has about 1,416 square 
feet of area and sold for $138,000 indicating a price level of about $97.46 per square foot. The 
property had been listed for sale at $149,900 and was on the market for about 7.4 months when it 
sold.  
 

   



Improved Sale No. 5 (Cont.) 
 

 
   



Improved Sale No. 5 (Cont.) 
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Sign Up for Property Watch

Click Here to Open Cyclomedia Viewer in a New Tab

View Map

Millage Rate: 22.1087

ALLIGOOD & SHEFFIELD ET UX
19606 NW 202ND ST
HIGH SPRINGS, FL 32643

  2022 Certified Values 2021 Certified Values 2020 Certified Values 2019 Certified Values 2018 Certified Values

Improvement Value $51,668 $51,668 $51,668 $51,668 $52,100

Land Value $60,000 $60,000 $60,000 $60,000 $120,000

Land Agricultural Value $0 $0 $0 $0 $0

Agricultural (Market) Value $0 $0 $0 $0 $0

Just (Market) Value $111,668 $111,668 $111,668 $111,668 $172,100

Assessed Value $111,668 $111,646 $111,608 $111,574 $129,470

Exempt Value $0 $0 $0 $0 $0

Taxable Value $111,668 $111,646 $111,608 $111,574 $129,470

Maximum Save Our Homes Portability $0 $22 $60 $94 $42,630

"Just (Market) Value" description - This is the value established by the Property Appraiser for ad valorem purposes. This value does not represent anticipated selling price.

Parcel Summary

Parcel ID 00633-000-000
Prop ID 3138
Location Address 18575 NW 237TH ST

HIGH SPRINGS, FL 32643
Neighborhood/Area 257100.81
Subdivision G.M.WHETSTONE EST.ADDN TO H.S.
Legal Description G E FOSTER ADDN PB A-6 LOT 8 LESS N 20 FT OF W 80 FT BK

15 ALSO N 25 FT OF LOT 7 BK 15 OR 864/245 & OR
1629/2813 & OR 4358/2349
(Note: *The Description above is not to be used on legal
documents.)

Property Use Code THEATER (03200)
Sec/Twp/Rng 03-08-17
Tax Area HIGH SPRINGS (5700)
Acres 0.28
Homesteaded False

Millage Rate Value

Owner Information

Valuation

12/24/2022

© Cyclomedia (https://cyclomedia.com/)...
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2022 TRIM Notice (PDF)

Land Use Land Use Desc Acres Square Feet Eff. Frontage Depth Zoning

3200 THEATER 0.28 12196.8 80 150 C2

Type Description Sq. Footage Quality Imprv Use Imprv Use Descr

BAS BASE AREA 4,100 2 6100 THEATER

FAT FINISHED ATTIC 900 2 6100 THEATER

Type Description Sq. Footage Quality Imprv Use Imprv Use Descr

3800 DRIVE/WALK 543   C1 COMM

Sale Date
Sale

Price Instrument Book Page Qualification Vacant/Improved Grantor Grantee
Link to Official

Records

11/12/2020 $100 WD 4872 1940 Unqualified
(U)

Improved ALLIGOOD ARCHIE ALAN
& JANET S Link (Clerk)

6/18/2015 $100 WD 4358 2349 Unqualified
(U)

Improved * SHEFFIELD BOBBY
JANICE ..ADD

ALLIGOOD ARCHIE ALAN
& JANET S Link (Clerk)

6/1/1986 $36,400 WD 1629 2813 Qualified (Q) Improved * SHEFFIELD BOBBY
JANICE Link (Clerk)

12/1/1984 $100 DD 1580 2301 Unqualified
(U)

Vacant * UNASSIGNED
Link (Clerk)

12/1/1984 $50,000 WD 1580 2202 Qualified (Q) Improved * UNASSIGNED
Link (Clerk)

Official Public Records information is provided by the Alachua County Clerk's Office. Clicking on these links will direct you to their web site displaying the document details for
this specific transaction.

Permit Number Type Primary Active Issue Date Value

U2013-2232 COMM REMODEL PERMIT Yes No 8/26/2013 $13,000

U2013-2152 MECHANICAL Yes No 7/15/2013 $2,000

Our permitting information is pulled from the Alachua County Permitting Offices. Permitting information shown here is all the Property Appraiser has on file for this
property. Any detailed questions about permits should be directed to the Permitting Offices.

TRIM Notice

Land Information

Building Information

Type THEATER
Total Area 5,000
Heated Area 4,100
Exterior Walls CB STUCCO; COMMON BRICK
Interior Walls DRYWALL
Roofing MINIMUM
Roof Type SHED
Frame MASONRY
Floor Cover CARPET; PINE/SOFT WOOD

Heat ELECTRIC
HC&V FORCED AIR
HVAC CENTRAL
Bathrooms
Bedrooms
Total Rooms 2-Rooms
Stories 1.0
Actual Year Built 1929
Effective Year Built 1960

Type SOH MISC
Total Area 543
Heated Area
Exterior Walls
Interior Walls
Roofing
Roof Type
Frame
Floor Cover

Heat
HC&V
HVAC
Bathrooms
Bedrooms
Total Rooms
Stories 1.0
Actual Year Built 0
Effective Year Built 1987

Sub Area

Sales

Permits

Sketches

https://s3.amazonaws.com/acpa.pdf/2022/TRIM_2022_3138.pdf
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=1714978301&KeyValue=00633-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=2066350192&KeyValue=00633-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=2066350192&KeyValue=00633-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=525294336&KeyValue=00633-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=525294336&KeyValue=00633-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=525294336&KeyValue=00633-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=876666227&KeyValue=00633-000-000


8/10/23, 10:18 AM qPublic.net - Alachua County, FL - Report: 00633-000-000

https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=884637246&KeyValue=00633-… 3/4

No data available for the following modules: Extra Features, Photos.

Map

https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=1&PageID=10767&Q=876666227&KeyValue=00633-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=876666227&KeyValue=00633-000-000


8/10/23, 10:18 AM qPublic.net - Alachua County, FL - Report: 00633-000-000

https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=884637246&KeyValue=00633-… 4/4

This web application and the data herein is prepared for the inventory of real property found
within Alachua County and is compiled from recorded deeds, plats, and other public records and
data. Users of this web application and the data herein are hereby notified that the
aforementioned public primary information sources should be consulted for verification of the
information. Alachua County Property Appraiser’s Office assumes no legal responsibility for the
information contained herein.
|  User Privacy Policy |  GDPR Privacy Notice
Last Data Upload: 8/10/2023, 3:39:51 AM

Contact Us Developed by

https://www.schneidergis.com/privacypolicy
https://www.schneidergis.com/gdprprivacynotice
https://qpublic.schneidercorp.com/LastUpdated.aspx?BaseDoc=AlachuaCountyFL&AppID=1081
http://schneidergis.com/


NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

JOHN POWER, CFC
ALACHUA COUNTY TAX COLLECTOR
PLEASE PAY IN U.S. FUNDS TO JOHN POWER, TAX COLLECTOR •  P.O. Box 44310 • Jacksonville, FL 32231-4310

NON-AD VALOREM ASSESSMENTS

TOTAL MILLAGE AD VALOREM TAXES

COMBINED TAXES AND ASSESSMENTSPAY ONLY ONE AMOUNT.

PROPERTY ADDRESS

MILLAGE CODE

Please R
etain this Portion for your R

ecords. R
eceipt Available O

nline.
ALATB15081F

ACCOUNT NUMBER 

NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

SCAN TO PAY ONLINE

TAXING AUTHORITY EXEMPTION(S) TAXES LEVIEDASSESSED VALUEMILLAGE RATE TAXABLE VALUE

AD VALOREM TAXES

LEVYING AUTHORITY

NON-AD VALOREM ASSESSMENTS

UNIT

ACCOUNT NUMBER 

WANT TO RECEIVE YOUR BILL ELECTRONICALLY NEXT YEAR?  VISIT 
www.AlachuaCollector.com AND SIGN UP FOR E-BILLS!

PAY ONLY ONE AMOUNT
PLEASE PAYIF PAID BY

IF PAID BY
PLEASE PAY

PROPERTY ADDRESS

LEGAL DESCRIPTION

EXEMPTIONS:

RATE AMOUNT

$2,939.31

570 HIGH SPRINGS FIRE
801 BOCC SOLID WASTE MGMT

$0.00

$0.00

1.000
1.000

$470.47

CITY OF HIGH SPRINGS

SCHOOL VOTED
SCHOOL GENERAL

SUWANNEE RIVER WATER MGT DIST
CHILDREN'S TRUST

LIBRARY GENERAL
COUNTY GENERAL

02/13/2023

SCHOOL DISCRNRY & CN
SCHOOL CAP PROJECT

2022  PAID REAL ESTATE

2022  PAID REAL ESTATE

5700

Varies
@ 20.4700

3138

3138

7.7662

0.7480
3.2500

1.0565
1.5000

Paid

0.3368
5.9900

1.0000
0.4612

Feb 28, 2023

Feb 28, 2023

111,668
111,668
111,668
111,668

111,668
111,668
111,668
111,668

22-0104397

111,668

20.47
450.00

$2,909.92

867.24

ALLIGOOD & SHEFFIELD ET UX
19606 NW 202ND ST
HIGH SPRINGS, FL    32643

ALLIGOOD & SHEFFIELD ET UX
19606 NW 202ND ST
HIGH SPRINGS, FL    32643

18575 NW 237TH ST

18575 NW 237TH ST00633 000 000

00633 000 000

22.1087

G E FOSTER ADDN PB A-6 LOT 8 LESS N
20 FT OF W 80 FT BK 15 ALSO N 25 FT
OF LOT 7
See Additional Legal on Tax Roll

Receipt #

668.89
37.61
51.50

111.67
362.92

83.53
167.50
117.98

111,668
111,668

111,668
0

111,668
0

111,668
111,668

111,668
111,668 0

0
0

0
0
0
0

$2,468.84

111,668



8/10/23, 10:20 AM qPublic.net - Alachua County, FL - Report: 00634-000-000

https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=884637246&KeyValue=00634-… 1/2

Sign Up for Property Watch

Click Here to Open Cyclomedia Viewer in a New Tab

View Map

Millage Rate: 22.1087

CITY OF HIGH SPRINGS OLD PUBLIC
LIBRARY
ALACHUA CTY LIBRARY DISTRICT
401 E UNIVERSITY AVE HIGH SPRINGS
BRANCH LIBRARY
GAINESVILLE, FL 32601

  2022 Certified Values 2021 Certified Values 2020 Certified Values 2019 Certified Values 2018 Certified Values

Improvement Value $0 $0 $0 $0 $0

Land Value $6,000 $6,000 $6,000 $6,000 $6,000

Land Agricultural Value $0 $0 $0 $0 $0

Agricultural (Market) Value $0 $0 $0 $0 $0

Just (Market) Value $6,000 $6,000 $6,000 $6,000 $6,000

Assessed Value $6,000 $6,000 $6,000 $6,000 $6,000

Exempt Value $6,000 $6,000 $6,000 $6,000 $6,000

Taxable Value $0 $0 $0 $0 $0

Maximum Save Our Homes Portability $0 $0 $0 $0 $0

"Just (Market) Value" description - This is the value established by the Property Appraiser for ad valorem purposes. This value does not represent anticipated selling price.

Parcel Summary

Parcel ID 00634-000-000
Prop ID 3139
Location Address 18581 NW 1ST ST
Neighborhood/Area 222100.99
Subdivision G.M.WHETSTONE EST.ADDN TO H.S.
Legal Description G E FOSTER ADDN PB A-6 N 20 FT OF W 60 FT OF LOT 8 BK

15 OR 1186/227 OLD PUBLIC LIBRARY
(Note: *The Description above is not to be used on legal
documents.)

Property Use Code MUNICIPAL VACANT/XFEATURE (08050)
Sec/Twp/Rng 03-08-17
Tax Area HIGH SPRINGS (5700)
Acres 0.03
Homesteaded False

Millage Rate Value

Owner Information

Valuation

12/24/2022

© Cyclomedia (https://cyclomedia.com/)...

https://www.acpafl.org/propertywatch/
https://qpublic.schneidercorp.com/cyclomedia/streetsmartmap.aspx?AppID=1081&viewpoint=2571593.79418855,305794.214383802&proj=EPSG:2238&yaw=NaN&hFov=NaN&pitch=NaN&creds=zg0f6QnaoIz-ILjoPSh5H7y4-4tMpLcxdwpcSyZQwMCtuVIAE292mKO4zHOcWkN8UGPnMR95KEnl_OyvGbzplU5CHjyj8K6TIfPZkHNeF-A1
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=1&PageID=10767&Q=1943770954&KeyValue=00634-000-000
javascript:__doPostBack('ctlBodyPane$ctl03$ctl01$rptOwner$ctl00$sprOwnerName1$lnkUpmSearchLinkSuppressed$lnkSearch','')
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=2131042708&KeyValue=00634-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=2131042708&KeyValue=00634-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=2131042708&KeyValue=00634-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=2131042708&KeyValue=00634-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=1899158425&KeyValue=00634-000-000
https://cyclomedia.com/


8/10/23, 10:20 AM qPublic.net - Alachua County, FL - Report: 00634-000-000

https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=884637246&KeyValue=00634-… 2/2

Land Use Land Use Desc Acres Square Feet Eff. Frontage Depth Zoning

8901 MUNICIPALLY OWNED 0.03 1306.8 20 60 C2

Permit Number Type Primary Active Issue Date Value

U2008-0670 SERVICE UPGRADE Yes No 7/3/2008 $0

Our permitting information is pulled from the Alachua County Permitting Offices. Permitting information shown here is all the Property Appraiser has on file for this
property. Any detailed questions about permits should be directed to the Permitting Offices.

No data available for the following modules: TRIM Notice, Building Information, Sub Area, Extra Features, Sales, Sketches, Photos.

Land Information

Permits

Map

This web application and the data herein is prepared for the inventory of real property found
within Alachua County and is compiled from recorded deeds, plats, and other public records and
data. Users of this web application and the data herein are hereby notified that the
aforementioned public primary information sources should be consulted for verification of the
information. Alachua County Property Appraiser’s Office assumes no legal responsibility for the
information contained herein.
|  User Privacy Policy |  GDPR Privacy Notice
Last Data Upload: 8/10/2023, 3:39:51 AM

Contact Us Developed by

https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=1&PageID=10767&Q=1480002388&KeyValue=00634-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=103046669&KeyValue=00634-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=103046669&KeyValue=00634-000-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=1480002388&KeyValue=00634-000-000
https://www.schneidergis.com/privacypolicy
https://www.schneidergis.com/gdprprivacynotice
https://qpublic.schneidercorp.com/LastUpdated.aspx?BaseDoc=AlachuaCountyFL&AppID=1081
http://schneidergis.com/


NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

JOHN POWER, CFC
ALACHUA COUNTY TAX COLLECTOR
PLEASE PAY IN U.S. FUNDS TO JOHN POWER, TAX COLLECTOR •  P.O. Box 44310 • Jacksonville, FL 32231-4310

NON-AD VALOREM ASSESSMENTS

TOTAL MILLAGE AD VALOREM TAXES

COMBINED TAXES AND ASSESSMENTSPAY ONLY ONE AMOUNT.

PROPERTY ADDRESS

MILLAGE CODE

Please R
etain this Portion for your R

ecords. R
eceipt Available O

nline.
ALATB15081F

ACCOUNT NUMBER 

NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

SCAN TO PAY ONLINE

TAXING AUTHORITY EXEMPTION(S) TAXES LEVIEDASSESSED VALUEMILLAGE RATE TAXABLE VALUE

AD VALOREM TAXES

LEVYING AUTHORITY

NON-AD VALOREM ASSESSMENTS

UNIT

ACCOUNT NUMBER 

WANT TO RECEIVE YOUR BILL ELECTRONICALLY NEXT YEAR?  VISIT 
www.AlachuaCollector.com AND SIGN UP FOR E-BILLS!

PAY ONLY ONE AMOUNT
PLEASE PAYIF PAID BY

IF PAID BY
PLEASE PAY

PROPERTY ADDRESS

LEGAL DESCRIPTION

EXEMPTIONS:

RATE AMOUNT

$0.00

$0.00

$0.00

$0.00

CITY OF HIGH SPRINGS

SCHOOL VOTED
SCHOOL GENERAL

SUWANNEE RIVER WATER MGT DIST
CHILDREN'S TRUST

LIBRARY GENERAL
COUNTY GENERAL

SCHOOL DISCRNRY & CN
SCHOOL CAP PROJECT

2022  PAID REAL ESTATE

2022  PAID REAL ESTATE

5700

3139

3139

7.7662

0.7480
3.2500

1.0565
1.5000

0.3368
5.9900

1.0000
0.4612

Aug 31, 2023

Aug 31, 2023

0
0
0
0

0
0
0
0

0

0.00

MUNICIPAL PROPERTYCITY OF HIGH SPRINGS OLD PUBLIC
LIBRARY
ALACHUA CTY LIBRARY DISTRICT
401 E UNIVERSITY AVE HIGH SPRINGS
BRANCH LIBRARY
GAINESVILLE, FL    32601

CITY OF HIGH SPRINGS OLD PUBLIC
LIBRARY
ALACHUA CTY LIBRARY DISTRICT
401 E UNIVERSITY AVE HIGH SPRINGS
BRANCH LIBRARY

18581 NW 1ST ST

18581 NW 1ST ST00634 000 000

00634 000 000

22.1087

G E FOSTER ADDN PB A-6 N 20 FT OF W
60 FT OF LOT 8 BK 15 OR 1186/227 OLD
PUBLIC
See Additional Legal on Tax Roll

0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

6,000
6,000

6,000
6,000

6,000
6,000

6,000
6,000

6,000
6,000 6,000

6,000
6,000

6,000
6,000
6,000
6,000

$0.00

6,000



8/10/23, 10:19 AM qPublic.net - Alachua County, FL - Report: 00634-001-000

https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=884637246&KeyValue=00634-… 1/2

Sign Up for Property Watch

Click Here to Open Cyclomedia Viewer in a New Tab

View Map

Millage Rate: 22.1087

CITY OF HIGH SPRINGS OLD PUBLIC
LIBRARY
ALACHUA CTY LIBRARY DISTRICT
401 E UNIVERSITY AVE HIGH SPRINGS
BRANCH LIBRARY
GAINESVILLE, FL 32601

  2022 Certified Values 2021 Certified Values 2020 Certified Values 2019 Certified Values 2018 Certified Values

Improvement Value $0 $0 $0 $0 $0

Land Value $2,500 $2,500 $2,500 $2,500 $2,500

Land Agricultural Value $0 $0 $0 $0 $0

Agricultural (Market) Value $0 $0 $0 $0 $0

Just (Market) Value $2,500 $2,500 $2,500 $2,500 $2,500

Assessed Value $2,500 $2,500 $2,500 $2,500 $2,500

Exempt Value $2,500 $2,500 $2,500 $2,500 $2,500

Taxable Value $0 $0 $0 $0 $0

Maximum Save Our Homes Portability $0 $0 $0 $0 $0

"Just (Market) Value" description - This is the value established by the Property Appraiser for ad valorem purposes. This value does not represent anticipated selling price.

Parcel Summary

Parcel ID 00634-001-000
Prop ID 3140
Location Address UNASSIGNED LOCATION RE
Neighborhood/Area 222100.99
Subdivision G.M.WHETSTONE EST.ADDN TO H.S.
Legal Description G E FOSTER ADDN PB A-6 N 20 FT OF E 20 FT OF W 80 FT OF

LOT 8 BK 15 OR 1087/769 OLD PUBLIC LIBRARY
(Note: *The Description above is not to be used on legal
documents.)

Property Use Code MUNICIPAL VACANT/XFEATURE (08050)
Sec/Twp/Rng 03-08-17
Tax Area HIGH SPRINGS (5700)
Acres 0.01
Homesteaded False

Millage Rate Value

Owner Information

Valuation

12/24/2022

© Cyclomedia (https://cyclomedia.com/)...

https://www.acpafl.org/propertywatch/
https://qpublic.schneidercorp.com/cyclomedia/streetsmartmap.aspx?AppID=1081&viewpoint=2571629.79974999,305776.794884554&proj=EPSG:2238&yaw=NaN&hFov=NaN&pitch=NaN&creds=R1m8IWX5XK0u_tAO4ulaAAgwrxNRjSi4uvVUJbaHA3Xwu-jDLahNc1YM2TbN24MOLiOAmsTIX-s8_HN13Xzix7vCwwSKj40rRwnPeeT3cBg1
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=1&PageID=10767&Q=1299237466&KeyValue=00634-001-000
javascript:__doPostBack('ctlBodyPane$ctl03$ctl01$rptOwner$ctl00$sprOwnerName1$lnkUpmSearchLinkSuppressed$lnkSearch','')
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=1067353183&KeyValue=00634-001-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=1067353183&KeyValue=00634-001-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=1067353183&KeyValue=00634-001-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=1067353183&KeyValue=00634-001-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=1793268582&KeyValue=00634-001-000
https://cyclomedia.com/


8/10/23, 10:19 AM qPublic.net - Alachua County, FL - Report: 00634-001-000

https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=884637246&KeyValue=00634-… 2/2

Land Use Land Use Desc Acres Square Feet Eff. Frontage Depth Zoning

8901 MUNICIPALLY OWNED 0.01 435.6 20 25 C2

No data available for the following modules: TRIM Notice, Building Information, Sub Area, Extra Features, Sales, Permits, Sketches, Photos.

Land Information

Map

This web application and the data herein is prepared for the inventory of real property found
within Alachua County and is compiled from recorded deeds, plats, and other public records and
data. Users of this web application and the data herein are hereby notified that the
aforementioned public primary information sources should be consulted for verification of the
information. Alachua County Property Appraiser’s Office assumes no legal responsibility for the
information contained herein.
|  User Privacy Policy |  GDPR Privacy Notice
Last Data Upload: 8/10/2023, 3:39:51 AM

Contact Us Developed by

https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=1&PageID=10767&Q=603584617&KeyValue=00634-001-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=1374112545&KeyValue=00634-001-000
https://qpublic.schneidercorp.com/Application.aspx?AppID=1081&LayerID=26490&PageTypeID=4&PageID=10770&Q=603584617&KeyValue=00634-001-000
https://www.schneidergis.com/privacypolicy
https://www.schneidergis.com/gdprprivacynotice
https://qpublic.schneidercorp.com/LastUpdated.aspx?BaseDoc=AlachuaCountyFL&AppID=1081
http://schneidergis.com/


NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

JOHN POWER, CFC
ALACHUA COUNTY TAX COLLECTOR
PLEASE PAY IN U.S. FUNDS TO JOHN POWER, TAX COLLECTOR •  P.O. Box 44310 • Jacksonville, FL 32231-4310

NON-AD VALOREM ASSESSMENTS

TOTAL MILLAGE AD VALOREM TAXES

COMBINED TAXES AND ASSESSMENTSPAY ONLY ONE AMOUNT.

PROPERTY ADDRESS

MILLAGE CODE

Please R
etain this Portion for your R

ecords. R
eceipt Available O

nline.
ALATB15081F

ACCOUNT NUMBER 

NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

SCAN TO PAY ONLINE

TAXING AUTHORITY EXEMPTION(S) TAXES LEVIEDASSESSED VALUEMILLAGE RATE TAXABLE VALUE

AD VALOREM TAXES

LEVYING AUTHORITY

NON-AD VALOREM ASSESSMENTS

UNIT

ACCOUNT NUMBER 

WANT TO RECEIVE YOUR BILL ELECTRONICALLY NEXT YEAR?  VISIT 
www.AlachuaCollector.com AND SIGN UP FOR E-BILLS!

PAY ONLY ONE AMOUNT
PLEASE PAYIF PAID BY

IF PAID BY
PLEASE PAY

PROPERTY ADDRESS

LEGAL DESCRIPTION

EXEMPTIONS:

RATE AMOUNT

$0.00

$0.00

$0.00

$0.00

CITY OF HIGH SPRINGS

SCHOOL VOTED
SCHOOL GENERAL

SUWANNEE RIVER WATER MGT DIST
CHILDREN'S TRUST

LIBRARY GENERAL
COUNTY GENERAL

SCHOOL DISCRNRY & CN
SCHOOL CAP PROJECT

2022  PAID REAL ESTATE

2022  PAID REAL ESTATE

5700

3140

3140

7.7662

0.7480
3.2500

1.0565
1.5000

0.3368
5.9900

1.0000
0.4612

Aug 31, 2023

Aug 31, 2023

0
0
0
0

0
0
0
0

0

0.00

MUNICIPAL PROPERTYCITY OF HIGH SPRINGS OLD PUBLIC
LIBRARY
ALACHUA CTY LIBRARY DISTRICT
401 E UNIVERSITY AVE HIGH SPRINGS
BRANCH LIBRARY
GAINESVILLE, FL    32601

CITY OF HIGH SPRINGS OLD PUBLIC
LIBRARY
ALACHUA CTY LIBRARY DISTRICT
401 E UNIVERSITY AVE HIGH SPRINGS
BRANCH LIBRARY

UNASSIGNED LOCATION RE

UNASSIGNED LOCATION RE00634 001 000

00634 001 000

22.1087

G E FOSTER ADDN PB A-6 N 20 FT OF E
20 FT OF W 80 FT OF LOT 8 BK 15 OR
1087/769
See Additional Legal on Tax Roll

0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

2,500
2,500

2,500
2,500

2,500
2,500

2,500
2,500

2,500
2,500 2,500

2,500
2,500

2,500
2,500
2,500
2,500

$0.00

2,500



 

    Page 6 

RM Residential Mixed. The RM district is established to accommodate a mixture of housing types and 
densities located near the city center and in proximity to developing neighborhood, village and town centers. 
The RM district is a "form-based" district.  

MU Mixed Use. The MU district is established to accommodate a mixture of housing types and 
densities located near the city center and in proximity to developing village and town centers. The MU 
District is a "form-based" district.  

TCBD Traditional Central Business District. The TCBD district is a "form-based" district to be applied 
within the traditional downtown. The TCBD district is intended to maintain the "main street" character of the 
downtown and to encourage the mixing of retail, office, institutional and residential uses within an 
environment of shared infrastructure.  

Sec. 2.01.04.04. ‐ Commercial districts.  

C1 Commercial/Residential. The C1 district is intended to accommodate office uses and residential 
uses including multifamily and single-family.  

C2 Commercial. The C-2 district is intended for single-family, multiple family, general retail, 
commercial, office and service activities. Businesses in this category require location convenient to 
automotive and pedestrian traffic.  

C3 Commercial/Residential. The C3 district is intended to accommodate more intense commercial 
activities that typically require large land areas and access to high volume traffic corridors. Multifamily, 
attached single-family and mobile home parks are permitted. Detached single-family and duplexes may be 
permitted as accessory uses.  

Sec. 2.01.04.05. ‐ Industrial districts.  

IND Industrial/Commercial. The IND district is intended for manufacturing, industrial activity, 
wholesaling, warehousing, and distribution. Commercial and business uses including retail uses are 
permitted.  

BC Business/Commerce. The BC district is intended to accommodate a broad range of commercial, 
business, research and light industrial uses that provide employment opportunities and expansion of the 
city's economic base. The BC district is also intended to accommodate mixed use and residential 
development under a master plan concept.  

Sec. 2.01.04.06. ‐ Public/semi public districts.  

P/SP Public/Semi Public. The P/SP district is intended to accommodate public uses including public 
buildings, public facilities, public open space and public recreation facilities.  

Sec. 2.01.04.07. ‐ Planned development districts.  

PD Planned Development. The PD district provides design flexibility by allowing a development plan 
to regulate the use and intensity of use of a specific site. The application of the PD district is optional for 
the landowner or developer. The uses and intensity of uses permitted within a PD district shall be those 
uses permitted by the underlying zoning district.  

TND Traditional Neighborhood Development. The TND district is intended to accommodate a mix of 
housing types, civic and neighborhood-oriented commercial uses, integrated with a recreation and 
pedestrian-oriented open space system and a system of streets, alleys and sidewalks. A neighborhood 
center with an adjacent neighborhood square is a community focal point within easy walking distance of 
residents.  

Sec. 2.01.05. ‐ District boundaries.  

Where uncertainty exists with respect to the boundaries of any of the aforesaid districts as shown on 
the zoning map, the following rules shall apply:  



 
  

TABLE 2.02.01 ALLOWABLE USES IN ZONING DISTRICTS  

     RE  R1  R1A  R2  R3  C1  C2  C3  P/SP  BC  IND 

RESIDENTIAL  

Single‐family  

  Attached   P  P  P   P   P    

  Detached   P  P  P  P  P  P   P   P    

  Mobile home   S  S  S  P  P   P   P    

1.2  
Single‐family site built and modular structures as an 
accessory use  

  S  S       S   S   S       C 

1.3   Class "A" mobile home   S  S         

1.6   Mobile home park       C    

Two‐family  

1.7   Duplex   SE  P   P   P    

1.8   Duplex as an accessory use     C   C    

1.9   Two‐family apartment   SE   SE   SE    

Multifamily  

1.10 
Multifamily residences including condominiums and patio 
homes  

          S   S   S        

1.11 
Multifamily/apartments as an accessory use with a 
business  

          S   S   S       C 

1.13  Rooms for rent   S   S   S    

1.17  Temporary emergency residences   P  P  P  P  P   P   P     P 

1.18  Home occupations   P  P  P  P  P   P      

Accessory residential uses 1 []   P  P  P  P  P  P   P   P    

Accessory dwellings 2   P  P   P   P    

Dwellings for custodian/maintenance personnel  P   P   P   P  P  P 

Accommodations  

1.16  Hotel/motel     SE   S    

1.14  Bed and breakfast residence   C  SE  SE  SE  SE  P   P   P    

1.15  Bed and breakfast inn   C  S  S   S   S    

Institutional living  

Nursing home          

Group home   S  S  S  S  S  S   S   S    

Foster care   P  P  P  P  P  P   P   P    



1.12 
Homes providing special services (for handicapped or 
infirm; nursing care; child care; halfway houses; 
congregate living facilities; group homes)  

  C        C   C   C        

General sales and services

Retail sales 

2.1  
Primary focus on pedestrians/storage and display of 
goods inside fully enclosed building/miscellaneous retail 
trade  

            P   P     S  SE 

2.2   Sales and rental of goods     S   P     P 

Office supply     P   P     P 

Pharmacy     P   P     P 

Convenience retail     SE   SE     P  C 

2.3   Convenience stores     SE   SE     C 

2.4  
Convenience stores and/or restaurants with retail 
gasoline sales  

              C       C 

2.6  
High volume traffic generation including retail gasoline 
sales without convenience store  

              S       S 

Liquor store       S     S  S 

Building supply (retail)     SE   P     P  P 

Pawnshop     SE   P     P  P 

Plant nursery   C      C     P  P 

Shopping center     C   C     SE  C 

Banks/other financial businesses     SE   P     P  P 

3.2   Banks with drive up windows       S     S 

Beauty/barber shops   SE    P   P     P 

Duplicating services     P   P     P 

11.3  Retail pet stores inside a fully enclosed building    S   P    

Restaurant and taverns          

8.1   Restaurant with no drive‐in window service  C  SE   P   P     SE  C 

8.2   Restaurant with carry out or delivery service    SE   P     SE  C 

8.3   Bars, taverns, etc. with no drive‐in window service      C     C 

8.4  
Food service incidental to the operation of other 
permitted uses but not involving the cooking of food 
onsite  

            S   S     SE  SE 

Food service          

8.5   Bakeries and confectioneries     P   P     SE  C 

8.6   Mobile food vendors          

Interior decorating   S   P   P     P  P 



Laundromats/dry cleaning pickup   SE   S   P     P  P 

Photographic studio   SE  S   P   P     P  P 

Travel agency   S   P   P     P 

Dance studio     SE   P     P  P 

Personal services   S   P   P     P 

Auto service/repair          

9.2   Servicing and repair of motor vehicles      SE     S 

9.3   Paint and body shop          S 

9.4  
Car wash as a stand‐alone operation or in connection with 
a gas station or convenience store  

              SE       P 

Amusements (indoor)       P     P  P 

Cabinet shop (custom)       P     P  P 

Rental shop       P     P  P 

Repair shop (small appliance)       P     P  P 

Adult bookstore       P     P  P 

Philanthropic, institutional/organization offices  C  P   P   P     P  P 

Professional office     P   P     P 

3.1  

Professional offices to include attorneys, physicians, 
insurance agents, stock brokers, government offices, 
dentists, banks without drive‐up windows, urgent care 
facilities  

          P   P   P     P  P 

Taxi dispatch office     SE   P     P  P 

Veterinarian/animal hospital     SE   SE     P  P 

11.1  Veterinarian     S   S     P  P 

Dry cleaning plant           P 

Laundry plant           C  P 

Lumber yard and wood products           C  P 

Pest control       SE     SE  P 

Sign painting       SE     SE  P 

Vehicle sales 3 []  

9.1   Sales, rental, service of motor vehicles      C     C 

9.6   Manufactured home sales       C     C 

9.7   Service and repair of manufactured homes          C 

2.8   Open air markets     C   C     C 

Heavy vehicle maintenance and repair          P 

Manufacturing and wholesale trade



Manufacturing, light           SE  P 

Manufacturing           SE  P 

Laboratories (testing)   SE   P       C  P 

Drug processing           C  P 

Food processing           C  P 

Metal fabrication           C 

Machine shop           C  P 

Painting shop           C  P 

4.1   Operations conducted within a fully enclosed building      C     S 

4.2   Operations conducted outside of a fully enclosed building      C     C 

Mini‐warehouse           C  P 

Warehouse           C  P 

Materials storage           P 

10.1  Storage within completely enclosed structures      C     S 

10.2  Storage inside or outside completely enclosed structures          SE 

10.3 
Parking of vehicles or storage of equipment outside 
enclosed structures  

              C       S 

Wholesale distribution       SE     SE  P 

Wholesale/retail sales 4 []       SE     SE  P 

Bakery (wholesale)       SE     P  P 

Building supply (wholesale)           SE  P 

Cabinet shop (wholesale)       SE     P  P 

2.5   Wholesale sales       S     S 

Recycling center           C  SE 

Tank farm           SE 

Transportation, communication, information and utilities

15   Temporary structures   P  P  P  P  P   P   P     P 

16   Special events   S  S  S  S  S   S   S     S 

17.1  Mining           C 

17.2  Water bottling plant—Spring water only  C         

17.3  Bulk handling of water—Spring water only/(tank trucks)  C         

Utility structures 5 []  P  P  P  P  P  P   P   P   P  P  P 

Public utility stations/structures 6  C  C  C  C  C  C   C   C   C  C  C 

14.1 
Utility collection, distribution lines, and communication 
services easements and row  

  C  C   C  C  C   C   C       C 

14.2  Community utility plants and auxiliary uses  C      C     C 



Parking lots 7   C  C  C    C   P     P  P 

Parking lot, commercial      S     P  P 

Bus station       S     P  P 

Freight terminal           C  P 

9.5   Truck stops and truck parking       C     SE 

Communication/transmission tower  C  C  C  C  C    C   C     C  P 

14.3 
Towers and related structures more than 50 feet in 
accordance with the Alachua County tower regulations  

  C                  C 

Light industry           C  P 

Stormwater detention/retention areas   S  S  S  S  S  S   S   S   S  S  S 

Arts, entertainment and recreation

6.1  
Bowling alleys, skating rinks, athletic facilities and pool 
halls  

              S       S 

6.2   Theaters     C   S    

6.4   Horseback riding/stables commercial  C  C         

6.5   Recreational vehicle parks       C    

Recreational vehicle 8 [] parking     C   C     SE 

6.6   Gyms and spas     P   P     P  P 

6.7   Recreation related sales and rental     SE   P     P  P 

6.9   Racing facilities           C 

6.8  
Adult oriented entertainment including adult theaters, 
adult bookstores, and special cabarets  

                    C 

Recreation facilities  

Private recreational facilities (residential)   C  C  C  C  C  C   C   P     P  P 

Private clubs for recreational use   C  C  C  C  SE  SE   SE   P     P 

6.3   Golf and country club, swimming or tennis club, etc.  C  C  C  C  C   C   C     C 

5.5   Clubs, fraternal lodges, union halls   P  P  P   P   P     SE  SE 

Health club/gyms   C  S   S   S     S  S 

Radio or television studio or other media office    P   P     P  P 

Photographic processing           P  P 

Printing and publishing     S   S     P  P 

Parks   SE  SE  SE  SE  SE  SE   P   P   P  P 

5.6   Camps, zoo facilities and related facilities  C  C         

Education, public administration, health care and other institutional  

Public buildings 9 []   P  P  P  P  P  P   P   P   P  P  P 



5.4  
Libraries, museums, art galleries, art centers, and similar 
uses (including associated educational and instructional 
activities)  

  C        P   P   P   P   P  P 

12.1  Police station, fire station, rescue station  C  C  P   P   P   P  P  P 

12.2  Post office     P   P   P  P  P 

Churches or other religious structures   S  S  S  S  S  S   SE   SE     SE  SE 

Day care/child care facility   C  C  C  C  C  SE   P   P     SE 

Schools          

5.1   Schools (public)   C  C  C  C  C  C   C   C   C  C 

Schools (commercial)    C   P     P 

Vocational‐technical school      SE     P  P 

Government offices  P   P   P   P  P  P 

Medical and dental clinic  P   P   P   P  P  P 

2.9   Funeral homes   P   P   P     P  C 

Cemeteries   C  C  C  C  C         

Hospital     C   P   P  P  P 

Philanthropic organization  P   P   P     P  P 

Agriculture, forestry, fishing and hunting

13.1  Agricultural operation excluding livestock  P  P  P  P  P  P   P   P     P 

13.2  Agricultural operation including livestock  S  S          P 

13.3  Livestock kept for pleasure use or pets  S  S          P 

13.4  Agricultural wholesale distribution   SE  SE      C     S 

13.5  Silvicultural operations   P  P  P          P  P 

13.6  Horticultural operations (wholesale)  SE  SE          P 

13.7  Horticultural operations (retail)   C  C    P   P     P  P 

Conservation parks  P  P  P  P  P  P   P   P   P  P  P 

Open space   P  P  P  P  P  P   P   P   P  P  P 

  

"P" - Permitted Use   "S" - Provisional or Special Use   "SE" - Special Exception   "C" - Conditional 
Use  
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Employment:
Secretary/Treasurer of Emerson Appraisal Company.  Actively engaged in the real estate appraisal 
profession since 1983, with appraisal experience in all types of valuation and evaluation assignments.  
Emerson Appraisal Company was established in 1961 and provides appraisal services to the Gainesville, 
Alachua County and the North Central Florida geographical region. 

Contact Information: 
Emerson Appraisal Company, Inc. 
110 Northwest 2nd Avenue 
Gainesville, FL 32601 

Phone: (352) 372-5645  Fax: (352) 377-4665 
Email: bill@emersonappraisal.com 
Website: www.emersonappraisal.com 

Appraisal License: 
State of Florida 
State Certified General Real Estate Appraiser RZ248 

Educational Background:
B.S.B.A. University of Florida, 1983  

Major-Computer and Informational Science  
Minor-Economics  

Professional Seminars:
A.I.R.E.A.  R41B Seminar, 1985  
S.R.E.A.  R41C Seminar, 1987 
A.I.   Powerline Easement & EMF's, 1995  
A.I.   Data Confirmation and Verification Methods, 1996 
A.I.   Small Hotel/Motel Valuation, 1998 
A.I.   Standards of Professional Appraisal Practice, 1998 
A.I.   Case Studies in Commercial Highest & Best Use, 1999 
A.I.   Appraisal of Nonconforming Uses, 1999 
A.I.   Standards of Professional Appraisal Practice, 2002 
A.I.   Real Estate Disclosure, 2002 
A.I.   New Technology for RE Appraisers, 2004  
A.I.   USPAP Update, 2004 
A.I.   USPAP Update, 2006
A.I.   Appraising from Blueprints and Specifications, 2006 
A.I.   Analyzing Operating Expenses, 2006 
A.I.   New Technology for Real Estate Appraisers, 2007 
A.I.   USPAP Update, 2008 
A.I.   Supervisory/Trainee Roles and Relationships, 2008 
A.I.   Office Building Valuation, 2008 
A.I.   Feasibility, Market Value, Investment Timing: Option Value, 2008
A.I.   Appraising Distressed Commercial Real Estate, 2009 
A.I.   Valuing Commercial Green Buildings, 2009 
A.I.   USPAP Update, 2010 
A.I.   USPAP Update, 2012 
A.I.   USPAP Update, 2014 
A.I.   New Technology for Real Estate Appraisers, 2018 
A.I.   USPAP Update 2022 
A.I.   The Paperless Real Estate Appraisal Office, 2022
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Professional Education:
A.I.R.E.A.   Course/Exam #8-2, Residential Valuation (October 1984)  
A.I.R.E.A.   Course/Exam 1B-A, Capitalization Theory & Techniques, Part A (July 1985)  
A.I.R.E.A.   Course/Exam 1B-B, Capitalization Theory & Techniques, Part B (July 1985)  
A.I.R.E.A.   Course/Exam #8-1, Real Estate Appraisal Principles (October 1985)  
A.I.R.E.A.   Course/Exam 2-1, Case Studies in Real Estate Valuation (October 1986)  
A.I.R.E.A.   Exam 1A-2, Basic Valuation Procedures (February 1987) 
A.I.R.E.A.   Course/Exam 2-2, Report Writing and Valuation Analysis (July 1989) 
A.I.R.E.A.   Course/Exam 10, Market Analysis in Valuation Appraisals (June, 1991) 
A.I.   Course/Exam, Standards of Professional Appraisal Practice (Part A) (July 1992) 
A.I.   Course/Exam, Code of Professional Ethics (Part B) (July 1992) 
A.I.   Course/Exam, Standards of Professional Appraisal Practice (Part A) (November 1994) 
A.I.   Course/Exam, Code of Professional Ethics (Part B) (November 1994) 
A.I.   Course/Exam, Standards of Professional Appraisal Practice (Part A) (November 1996) 
A.I.   Course, Advanced Sales Comparison and Cost Approaches (November 2004) 
A.I.   Course, Business Practices and Ethics (2009) 
A.I.   Course, Residential Design and Functional Utility (2010) 
A.I.   Course, Business Practices and Ethics (2014) 
A.I.   Course, Site Valuation and Cost Approach (2014) 
A.I.   Course, Appraising Automobile Dealerships (2018) 
A.I.   Course, Subdivision Valuation (2018) 

Professional Organizations:
Licensed Real Estate Broker, State of Florida 
Gainesville Board of Realtors  
Florida Association of Realtors  
National Association of Realtors  
Appraisal Institute - MAI Member No. 10,546 (1994) 
Appraisal Institute - Ocala/Gainesville Chapter, Vice Chairman (1995) 
Appraisal Institute - Ocala/Gainesville Chapter, Chairman (1996) 
Appraisal Institute - East Florida Chapter, Board of Directors (2007-2009) 
Appraisal Institute - Region X (Florida) Regional Representative (2008-2009) 

Expert witness:
Qualified as Expert Witness:  Eighth Judicial Circuit, Gainesville, Florida, 1992

Community Activities:
Alachua County - Mandatory Refuse Collection Task Force, Vice Chairman (1987) 
Alachua County - Illegal Dumping Task Force, Chairman (1988) 
Gainesville Area Chamber of Commerce - Leadership Gainesville XVI Program (1989) 
Delta Tau Delta Fraternity - House Corporation Secretary (1995 to 2003) 
Delta Tau Delta Fraternity - House Corporation Treasurer (2004 to Present)

Brief Property Types Appraised List (properties appraised last 5" years): 
Automotive Service-Sales 
Agricultural, Timberland 
Bank Buildings 
Commercial Land 
Condominium 
Dental Office 
Gasoline-Convenience Sales 
Hotel/Motel 
Industrial 
Large Multiple Family 
Medical Office 
Mobile Home Parks 
Multi-Story Office 

Multiple Family Acreage 
Pasture, Farmland  
Residential 
Restaurants, Fast Food 
Restaurants, Table Service 
Retail Small Stores 
Shopping Center 
Small Multiple Family 
Subdivision Appraisals 
Suburban Office 
Vacant Industrial 
Wetlands 

Special use properties appraised include the following:
Animal Hospital 
Bowling Alley 
Car Wash 
Churches 
Cold Storage Warehouse 
Dairies 
Daycare Center 

Emergency Medical 
Farm Supply 
Fast Oil Change 
First Magnitude Springs 
Fraternities/Sororities 
Funeral Homes 
Golf Driving Range  

Membership Lodge 
Mini Storage 
Private School 
River Acreage 
Sports Club
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GAINESVILLE & ALACHUA COUNTY AREA OVERVIEW

This area summary provides a brief overview of the underlying population, housing and economic factors 
influencing growth and trends in the Gainesville and Alachua County areas. This information is provided as 
background for the enclosed analysis and is a broad overview of demographic characteristics that influence 
the area. 

Alachua County is located in the approximate center of the State of Florida, midway between the Atlantic 
Ocean and the Gulf of Mexico, and midway between Miami and Pensacola.  It is 72 miles Southwest of 
Jacksonville, 100 miles Northeast of Tampa/St. Petersburg and 143 miles Southeast of Tallahassee, the 
state capitol.  

Gainesville, the county seat, is located in approximately the center of Alachua County and is the largest city 
in the county.  Gainesville has a commissioner form of government and was established as a community 
in 1854, and incorporated by 1869.  The city has approximately 32± square miles of land area and an 
elevation of about 75 feet above sea level. 



Emerson Appraisal Company, Inc. 
Appraisers, Consultants & Market Analysts 

GAINESVILLE & ALACHUA COUNTY AREA OVERVIEW

Population 

The 2000, 2010 and 2020 Census populations and the 2022 estimates for the county and individual cities 
are as follows: 

Gainesville's 2020 Census population was 141,085 persons within the city limits.  The surrounding 
unincorporated area had a population of 108,824, and the combined population for all of Alachua County 
was 278,468 (2020 Census).  
The projected Alachua County 
population for 2022 is 287,872 
persons, which indicates that 
the county is projected to grow 
in population at a rate of about 
1.49± percent over the twelve 
year period.  The 2022 
estimate is 287,872 reflecting a 
eleven year growth estimate of 
16.3 percent or about 1.48 
percent per year. 

Historical growth in the county 
from 2000 through 2020 
reflected an average increase 
of 1.35 percent per year for the 
overall county and about 3 
percent for the City of Gainesville.  This included some areas that were annexed into the city reflecting in 
the relatively high growth rate.  The county growth is just below the state average for the same time period, 
which is typical for most areas in the North Central Florida geographical region.   

The population mix by sex and age is shown on the following Population Mix Table.  The 2023 population 
growth estimates are included both for the male and female categories.  In terms of the age distribution, a 
significant portion of the local population is between 15 and 24 and the age group 25 through 44, which 
primarily relates to the university city characteristics of Gainesville.   

Gainesville is a young community, due 
primarily to the University of Florida and 
Santa Fe College, which typically have 
students in an age range of around 18 to 
25 years.  The average age for the 
county is about 31 years. Enrollment at 
the University of Florida and Santa Fe 
College has increased significantly over 
the past 20 years.  In 2021-2022, the fall 
enrollment was 61,112 at UF, including 
5,161 online students.  Santa Fe College 
reported about 13,675 for 2021-2022.  
Total enrollment is about 69,626, 
excluding online students.  This student 
population has also contributed to the 
high percentage of rental housing 
(primarily apartment units) in the 
Gainesville market.  
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GAINESVILLE & ALACHUA COUNTY AREA OVERVIEW

Employment and Labor Force 

Gainesville is home to a diverse group of employers, including a world-class university and nationally-
renowned community college, a thriving IT and Biotechnology community.  Employment distribution by 
industry category and major private employers in the Gainesville and Alachua County area are shown in 
the following table. 

Alachua County and the City of Gainesville have a high 
percentage of government employment.  In 2021, about 
26.1 percent of Alachua County workforce is in local 
government employees, with an additional 19.9 percent in 
education and health services, including UF Health 
Hospitals and the VA Medical Center.  Accordingly, about 
46 percent of the local economic base in terms of 
employment is government related.  This contributes to 
stability in employment and, historically, Gainesville and 
Alachua County have had unemployment rates 
significantly below the state average.   

Also, because of the high governmental employment and 
numerous governmental building facilities, there are many 
properties that are exempt from real estate taxes.  This 
primarily explains the relatively high real estate tax rates 
for Alachua County and the City of Gainesville. 

The unemployment relationship between the Gainesville 
MSA and the State of Florida is shown in the chart below.  
Throughout upturns and downturns in the economy, 
Gainesville has continuously supported a lower 
unemployment rate in comparison with the State of Florida 
with about a 0.10 to 3.3 percent spread throughout the last 17 years.  Again, this is primarily because of 
the high governmental employment in the local area and the stable economic base in Alachua County. 



Emerson Appraisal Company, Inc. 
Appraisers, Consultants & Market Analysts 

GAINESVILLE & ALACHUA COUNTY AREA OVERVIEW

Major Employers 

The more significant employers in the Gainesville market are summarized on the following Major Employers 
Table.  By far, the University of Florida and the UF Shands Healthcare System supports a very large group 
of governmental employees and, combined with Alachua County, Santa Fe College and the VA Hospital, 
significant portions of the local 
marketplace are provided by 
government employment and the 
county has a relatively large influx of 
out of county workers that regularly 
commute to the Gainesville urban 
area for employment opportunities.  
The private sector employers also 
have a significant impact on area 
employment.  The service and retail 
areas account for a significant 
amount of local employment, together 
medical related facilities.  The county 
does not have a large workforce in 
typical industrial categories, but does 
support specialty manufacturing 
opportunities for medical, 
biotechnology and other spinoff and 
startup employers with technology 
transfer from the University of Florida.  
This includes the RTI Surgical 
employer that has a large medical manufacturing plant in the research park just north of Gainesville inside 
the city limits of Alachua, the Progress Research Park and San Felasco Tech City further north in the City 
of Alachua.  

The county also has numerous small cities that serve as bedroom communities for the Gainesville urban 
area and also support local oriented business and commercial activities.  The cities of High Springs, 
Alachua, Newberry, Hawthorne and Waldo have central water and sewer systems that facilitate local 
oriented growth.  However, several small cities, including Archer, Micanopy, Melrose and LaCrosse do not 
have central sewer systems, which provides for more limited growth opportunities, especially for new 
commercial or industrial development.  Most of the major new growth in the county has been in the western 
sector of Alachua County primarily in the I-75 corridor.  However, there have been incentives spearheaded 
by the county and the City of Gainesville to increase development interest in the eastern sector of the 
county. 

Housing Profile 

Information relating to the housing profile for Alachua County is published by ESRI “Housing Profile” for 
various housing categories.  In 2022, the county had total housing units of 126,029, which is anticipated to 
increase by 2.4 percent in 2027 to 129,028.  The distribution in 2022 was about 48.2 percent for owner 
occupied, 43.1 percent for renter occupied and about 8.7 percent vacant.  The 2027 forecast is estimating 
about 49.1 percent owner occupied, 41.9 percent renter occupied, with vacancy at about 9 percent.  Data 
is provided relating to owner occupied housing units by value stratified from $50,000 to over $2,000,000, 
with the largest category from about $250,000 to $400,000 in the local marketplace.  Upper end homes, 
greater than about $500,000, make up about 10.7 percent for 2022, which is anticipated to increase to just 
over 13.3 percent in 2027.  Because of the large student population in Gainesville, there is almost an even 
division between owner occupied and renter occupied units in the local marketplace.   
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GAINESVILLE & ALACHUA COUNTY AREA ANALYSIS

Economic and Geographic Profile 

Summary information is provided on the following attachments from the State of Florida Office of Economic 
and Demographic Research (EDR).  This provides addition demographic information relating to the overall 
county.  

Summary 

The continuous support of the University of Florida, Santa Fe College and numerous other governmental 
funded agencies has contributed greatly to the stability and growth of the economic base in the Gainesville 
and Alachua County area. This governmental influx of funds has enabled Alachua County to continue 
growing economically, even during mild downward trends and recessions in the national economy.  

 Rev. 3/23 



 

Census Population Alachua County Florida
Real GDP
  (Thousands of Chained 2012 Dollars) Alachua County Florida

1980 Census 151,369 9,746,961 2015 GDP 11,236,022 852,242,411
1990 Census 181,596 12,938,071 Percent of the State 1.3%
2000 Census 217,955 15,982,824 2016 GDP 11,440,644 881,539,238
2010 Census 247,336 18,801,332 Percent of the State 1.3%
2020 Census 278,468 21,538,187 2017 GDP 11,879,414 912,687,386

% change 2010-2020 12.6% 14.6% Percent of the State 1.3%
Age 2018 GDP 12,277,166 941,626,696

% Under 18 years of age 18.2% 19.5% Percent of the State 1.3%
2019 GDP 12,553,649 965,672,478

Race (alone) & Ethnicity Percent of the State 1.3%
% Not Hispanic-White 57.6% 51.5% 2020 GDP 12,770,647 950,164,387
% Not Hispanic-Black or African American 18.4% 14.5% Percent of the State 1.3%
% Not Hispanic-American Indian and Alaska Native 0.2% 0.2% 2021 GDP 13,560,730 1,029,575,591
% Not Hispanic-Asian 6.4% 2.9% Percent of the State 1.3%
% Not Hispanic-Native Hawaiian and Other Pacific 
Islander 0.0% 0.1%

% Not Hispanic-Some Other Race 0.6% 0.6%
% Not Hispanic-Two or More Races 4.7% 3.7% Alachua County Florida
% Hispanic or Latino (of any race) 12.1% 26.5% Household Population 260,839 21,073,604

Household Population per Occupied Housing Unit 2.31 2.47
Group Quarters Population 17,629 464,583

Alachua County Florida Census Housing Alachua County Florida
2021 Estimate 284,607 21,898,945 Housing units 123,359 9,865,350

% change 2020-2021 2.2% 1.7% Occupied 112,723 8,529,067
2022 Estimate 287,872 22,276,132 Vacant 10,636 1,336,283

% change 2020-2022 3.4% 3.4%

Based on 2021 Estimate
2025 297,606 23,164,008 Units Permitted Alachua County Florida
2030 310,589 24,471,129 2000 1,973 155,269
2035 320,877 25,520,837 2010 454 38,679
2040 328,767 26,405,472 2020 1,767 164,074
2045 335,612 27,176,715 2021 2,179 213,494
2050 341,795 27,877,707

Alachua County Florida Persons per square mile Alachua County Florida
Language spoken at home other than English 2000 249.3 296.4

Persons aged 5 and over 15.0% 29.8% 2010 282.7 350.6
Place of birth 2020 318.0 401.4

Foreign born 10.7% 21.0% 2022 325.0 408.2
Veteran status

Civilian population 18 and over 6.9% 8.2%

Residence 1 Year Ago
    Persons aged 1 and over Alachua County Florida Households Alachua County Florida
Same house 78.1% 85.2% Total households, 2000 Census 87,509 6,338,075
Different house in the U.S. 20.8% 13.8% Family households, 2000 Census 47,819 4,210,760

Same county in Florida 10.6% 7.9% % with own children under 18 46.2% 42.3%
Different county in Florida 7.5% 3.1% Total households, 2010 Census 100,516 7,420,802
Different county in another state 2.7% 2.9% Family households, 2010 Census 53,500 4,835,475

Abroad 1.1% 0.9% % with own children under 18 41.3% 40.0%
Average Household Size, 2010 Census 2.32 2.48
Average Family Size, 2010 Census 2.91 3.01

Alachua County
Florida's 24th most populous county

with 1.3% of Florida's population

Census Population

Households and Family Households

Building Permits

Population Characteristics

Real Gross Domestic Product

Population Estimates Census Housing

Migration

According to Census definitions, a household includes all of the people who occupy a housing unit.  The occupants may be a single family, one person living alone, two or more families living together, or any other group of related or unrelated people who share living quarters.  A family includes a householder and one or more other people living in 

the same household who are related to the householder by birth, marriage, or adoption.

Census counts may be corrected for Census Count Question Resolution (CQR).

Density

Population by Housing Type



Alachua County

Establishments
 2021 Alachua County Florida

Establishments
  % of All Industries, 2021 Alachua County Florida

All industries 8,002 820,313 All industries 8,002 820,313
Natural Resource & Mining 97 5,545 Natural Resource & Mining 1.2% 0.7%
Construction 655 78,395 Construction 8.2% 9.6%
Manufacturing 204 22,795 Manufacturing 2.5% 2.8%
Trade, Transportation and Utilities 1,339 151,294 Trade, Transportation and Utilities 16.7% 18.4%
Information 167 16,928 Information 2.1% 2.1%
Financial Activities 744 89,810 Financial Activities 9.3% 10.9%
Professional & Business Services 2,030 205,828 Professional & Business Services 25.4% 25.1%
Education & Health Services 1,154 92,489 Education & Health Services 14.4% 11.3%
Leisure and Hospitality 760 63,682 Leisure and Hospitality 9.5% 7.8%
Other Services 626 57,817 Other Services 7.8% 7.0%
Government 131 5,893 Government 1.6% 0.7%

Average Annual Employment
  % of All Industries, 2021 Alachua County Florida

Average Annual Wage
  2021 Alachua County Florida

All industries 132,635 8,859,818 All industries $56,050 $60,299
Natural Resource & Mining 0.9% 0.8% Natural Resource & Mining $39,656 $42,128
Construction 4.4% 6.5% Construction $51,760 $59,088
Manufacturing 3.1% 4.4% Manufacturing $62,104 $69,997
Trade, Transportation and Utilities 15.4% 20.7% Trade, Transportation and Utilities $45,901 $53,762
Information 1.3% 1.6% Information $70,642 $104,461
Financial Activities 4.4% 6.9% Financial Activities $65,418 $93,945
Professional & Business Services 11.6% 16.5% Professional & Business Services $56,384 $74,787
Education & Health Services 19.9% 15.0% Education & Health Services $58,142 $59,043
Leisure and Hospitality 10.7% 12.7% Leisure and Hospitality $24,672 $31,029
Other Services 2.2% 3.0% Other Services $38,307 $44,107
Government 26.1% 11.8% Government $72,825 $61,210

Industries may not add to the total due to confidentiality and unclassified.

Labor Force as Percent of Population 
  Aged 18 and Older Alachua County Florida Unemployment Rate Alachua County Florida
2000 67.4% 61.8% 2000 3.0% 3.8%
2010 62.7% 64.2% 2010 7.8% 10.8%
2020 60.2% 58.6% 2020 5.8% 8.2%
2021 59.2% 59.0% 2021 3.7% 4.6%
2022 preliminary 59.8% 60.1% 2022 preliminary 2.5% 0.0%

Personal Income ($000s) Alachua County Florida Per Capita Personal Income Alachua County Florida
2000 $5,481,992 $472,851,789 2000 $25,076 $29,466
2010 $8,827,457 $732,457,478 2010 $35,625 $38,872

% change 2000-2010 61.0% 54.9% % change 2000-2010 42.1% 31.9%
2020 $13,615,822 $1,235,793,410 2020 $48,858 $57,292

% change 2010-2020 54.2% 68.7% % change 2010-2020 37.1% 47.4%
2021 $14,622,893 $1,356,318,587 2021 $52,367 $62,270

% change 2020-2021 7.4% 9.8% % change 2020-2021 7.2% 8.7%

Earnings by Place of Work ($000s) Median Income
2000 $4,473,884 $308,751,767 Median Household Income $53,314 $61,777
2010 $6,888,782 $438,983,914 Median Family Income $79,712 $74,237

% change 2000-2010 54.0% 42.2%
2020 $10,051,461 $686,243,741 Percent in Poverty, 2021

% change 2010-2020 45.9% 56.3% All ages in poverty 19.1% 13.2%
2021 $10,839,413 $764,483,116 Under age 18 in poverty 16.2% 18.4%

% change 2020-2021 7.8% 11.4% Related children age 5-17 in families in poverty 16.3% 17.5%

Workers Aged 16 and Over Alachua County Florida
Place of Work in Florida

Worked outside county of residence 5.8% 17.8% 12-Month Period Ending September 30, 2021 0.60 1.45
Travel Time to Work 12-Month Period Ending September 30, 2022 0.58 1.14

Mean travel time to work (minutes) 22.0 27.9 State Rank 55 NA

Employment and Labor Force

Page 2

Income and Financial Health

NonBusiness Chapter 7 & Chapter 13

Personal Bankruptcy Filing Rate
  (per 1,000 population) Alachua County Florida



Alachua County

Revenue 2019-20 Alachua County Florida* Expenditures 2019-20 Alachua County Florida*
Total - All Revenue Account Codes
 ($000s) $459,847.5 $52,645,134.4

Total - All Expenditure Account Codes
 ($000s) $431,879.84 $48,804,501.28

Per Capita $ $1,693.18 $2,553.85 Per Capita $ $1,590.20 $2,367.54
% of Total 100.0% 100.0% % of Total 100.0% 92.7%

Taxes
 ($000s) $182,260.1 $16,651,821.4

General Government Services**
 ($000s) $94,400.11 $8,468,311.68

Per Capita $ $671.09 $807.79 Per Capita $ $347.59 $410.80
% of Total 39.6% 31.6% % of Total 21.9% 16.1%

Permits, Fee, and Special Assessments
($000s) $29,846.8 $2,256,256.6

Public Safety
 ($000s) $150,079.08 $12,039,077.73

Per Capita $ $109.90 $109.45 Per Capita $ $552.60 $584.02
% of Total 6.5% 4.3% % of Total 34.8% 22.9%

Intergovernmental Revenues
 ($000s) $61,751.6 $7,095,752.8

Physical Environment
 ($000s) $39,412.88 $5,403,299.24

Per Capita $ $227.37 $344.22 Per Capita $ $145.12 $262.12
% of Total 13.4% 13.5% % of Total 9.1% 10.3%

Charges for Services
 ($000s) $84,819.3 $14,148,555.9

Transportation
 ($000s) $23,632.58 $5,666,984.30

Per Capita $ $312.31 $686.36 Per Capita $ $87.02 $274.91
% of Total 18.4% 26.9% % of Total 5.5% 10.8%

Judgments, Fines, and Forfeits
 ($000s) $1,737.8 $161,937.7

Economic Environment
 ($000s) $11,352.57 $1,793,284.71

Per Capita $ $6.40 $7.86 Per Capita $ $41.80 $86.99
% of Total 0.4% 0.3% % of Total 2.6% 3.4%

Miscellaneous Revenues
 ($000s) $13,505.0 $1,629,204.3

Human Services
 ($000s) $16,929.09 $4,112,446.49

Per Capita $ $49.73 $79.03 Per Capita $ $62.33 $199.50
% of Total 2.9% 3.1% % of Total 3.9% 7.8%

Other Sources
 ($000s) $85,927.0 $10,701,605.8

Culture / Recreation
 ($000s) $2,632.91 $1,960,626.16

Per Capita $ $316.39 $519.14 Per Capita $ $9.69 $95.11
% of Total 18.7% 20.3% % of Total 0.6% 3.7%

Other Uses and Non-Operating
 ($000s) $75,929.71 $8,431,538.28

Per Capita $ $279.58 $409.02
% of Total 17.6% 16.0%

**  (Not Court-Related)
Court-Related Expenditures
 ($000s) $17,510.91 $928,932.70

Per Capita $ $64.48 $45.06
% of Total 4.1% 1.8%

Crime Alachua County Florida Percent Insured by Age Group Alachua County Florida
Crime rate, 2020
  (index crimes per 100,000 population) 3,208.5 2,158.0 Under 65 years 88.5% 84.5%
Admissions to prison FY 2021-22 677 25,362 Under 19 years 93.9% 93.0%

18 to 64 years 86.8% 81.6%
235.2 113.9

Transportation Alachua County Florida 2022
State Highway County-Wide Not County-Wide*

Centerline Miles 293.5 12,123.4 County 7.7662 1.4906
Lane Miles 1,042.5 45,337.5 School 6.4980

State Bridges Municipal 3.2648
Number 71 7,079 Special Districts 1.5177 0.2392

*MSTU included in Not County-Wide "County" category

State Facilities
Buildings/Facilities (min. 300 Square Feet)

Number 364 9,426
Square Footage 1,686,314 65,539,144

Total (state total includes special districts) 52 3,780
Conservation Land (land acres only) Elementary 28 1,878

State-Owned (includes partially-owned) 76,409 5,689,323 Middle 9 569
% of Total Conservation Land (CL) 74.9% 54.9% Senior High 10 725
% of Total Area Land 13.6% 16.6% Combination 5 608
% of Florida State-Owned CL 1.3%

% HS graduate or higher 93.2% 89.0%
% bachelor's degree or higher 45.2% 31.5%

Prepared by:   

Florida Legislature

Office of Economic and Demographic Research

111 W. Madison Street, Suite 574

Tallahassee, FL  32399-6588 

(850) 487-1402     http://edr.state.fl.us February 2023

Public Education Schools
  Traditional Setting (2022-23)

Alachua County 
School District Florida

Educational attainment
  Persons aged 25 and older Alachua County Florida

Education

State and Local TaxationState Infrastructure

Admissions to prison per 100,000 
   population FY 2021-22

*  All County Governments Except Duval - The consolidated City of Jacksonville / Duval County figures are included in 
municipal totals rather than county government totals.

Quality of Life Health Insurance Status

Alachua County
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Reported County Government Revenues and Expenditures
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 GAINESVILLE LAKELAND  

Reply To:  Gainesville 

 

LETTER OF TRANSMITTAL 

 

June 10, 2021 

 

Paul Stressing  

Paul Stressing Associates, Inc. 

14617 Main Street 

Alachua, FL 32615 

 

 

Re: Appraisal Report 

 Market Value of the Fee Simple Estate 

      

Location:  18575 NW 237th Street  

   High Springs, FL 32643 

 

 

Dear Mr. Stressing, 

 

As requested, I have made a detailed inspection of the subject property, its economic environment 

and surrounding neighborhood, considered and inspected sales and offers of similar properties, and 

considered all factors relative to the market value of the fee simple estate interest in the above-named 

property.  

 

The purpose of our investigation and analyses has been to develop and report an opinion of the fee 

simple market value of the subject property identified above as it existed as of June 1, 2021. 

A P P L I E D  E C O N O M I C S  G R O U P  
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The function of the appraisal or its intended use is for the client named and identified above to 

identify the value of the property for use in internal decision making purposes. The opinions and 

conclusions have been developed solely with consideration, therefore, for your needs and assignment 

requirements in connection with the stated use, and do not address requirements for any other, and/or 

by any other party.  Please refer to the Assumptions and Limiting Conditions in this regard.   

 

Based upon the information supplied and our investigation and analyses, the subject property as it 

existed as of June 1, 2021 had the following market value for the fee simple estate: 

 

 

 $325,000 

 

                                         Three Hundred Twenty-Five Thousand Dollars 

 

 

 

 

This report has been prepared in conformity with the appropriate and pertinent rules and regulations 

for appraisal as promulgated by USPAP1, the Appraisal Institute, the State of Florida, and the 

Appraisal Foundation and associated Standards Board.     

 

The foregoing conclusions of value are contingent upon the Assumptions and Limiting Conditions in 

the body of this report.   

 

The scope of this assignment includes analyzing and concluding a reasonable exposure time for the 

subject property, considering historic, prevailing and projected market and economic conditions 

based on the analyses and conclusions inherent in the appraisal of the subject property.  This 

conclusion is stated in the body of the report. 

 

 
1 Uniform Standards of Professional Appraisal Practice. 
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In regard to compliance with the Competency Rule of the USPAP, the appraiser has substantial 

experience appraising these types of properties in various areas of the state, including the Alachua 

County market, and is therefore competent to conduct this appraisal.   The appraiser has not conducted 

any other appraisal assignments for the subject property in the prior 3 years. 

 

Enclosed is an appraisal report of the subject property.  I appreciate the opportunity to have been of 

service to you.  If you have any questions, please don’t hesitate to call. 

 

    Kind Regards, 

 

    Applied Economics Group 

 

     
 

    Michael P. Bobbitt, MBA 

    State-Cert.Gen.Appr. #RZ2749 
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CERTIFICATION 

 

We certify that, to the best of our knowledge and belief: 

 

1. The statements of fact contained in this report are true and correct. 

 

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

and limiting conditions, and are my personal, impartial, and unbiased professional analyses, 

opinions, and conclusions. 

 

3. We have no present or prospective interest in the property which is the subject of this report, 

and no personal interest with respect to the parties involved. 

 

4. We have no bias with respect to the property, which is the subject of this report, or to the 

parties involved with this assignment. 

 

5. Our engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

 

6. Our compensation for completing this assignment is not contingent upon the development or 

reporting of a predetermined value or direction in value which favors the cause of the client, 

the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 

subsequent event directly related to the intended use of this appraisal. 

 

7a The reported analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the requirements of the Code of Professional Ethics and 

Standards of Professional Appraisal Practice of the Appraisal Institute, which include the 

Uniform Standards of Professional Appraisal Practice [USPAP].   
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7b. The use of this report is subject to the requirements of the State of Florida for Certified 

Appraisers, the State of Florida Real Estate Board, as relating to review by their duly 

authorized representatives. 

 

8. I have made a personal inspection of the property, which is the subject of this report.   

 

9. Other than the undersigned, no one has provided significant real property appraisal assistance 

to the person signing this certification, except as may be specifically set forth elsewhere 

herein. 

 

10. As of the date of this report, Michael P. Bobbitt, MBA has completed the requirements of the 

continuing education program set forth by the State of Florida. 

 

 

Dated: June 10, 2021   

     Michael P. Bobbitt. MBA 

     State-Cert.Gen.Appr. #RZ2749 

 

      

 

  



 10 

GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 

 

HYPOTHETICAL CONDITIONS2:      None  

 

EXTRAORDINARY QUALIFYING & LIMITING CONDITIONS3:  None  

 

 

ORDINARY QUALIFYING & LIMITING CONDITIONS4: 

1. No responsibility is assumed for the legal description or for matters including legal or title 

considerations.  Title to the property is assumed to be good and marketable unless otherwise 

stated. 

 

2. Legal access to the site is available unless otherwise stated. 

 

3. It is assumed that all licenses, certificates of occupancy, consents, or other legislative or 

administrative authority from local, state or national government, or private entity or 

organization, have been or can be obtained or renewed for any use on which the opinion of 

value contained in this report is based. 

 

4. The appraisers may not have fully inspected all the comparable properties relied upon in the 

valuation analyses presented in this report, however, is familiar with the physical 

characteristics of each property relied upon herein and has selected the most comparable data 

for use in the valuation. 

 

5. Information and opinions furnished to the appraiser, and contained in the report, were obtained 

from sources considered reliable and believed to be true and correct; however, no 

responsibility for accuracy of such items furnished to the appraiser can be assumed by the 

appraiser. 

 
2 That which is contrary to what exists, but is supposed for the purpose of analysis. 
3 A condition which is assumed to be true, however, if found to be untrue, could alter the results of the appraisal. 
4 A condition which is reasonably assumed to be true. 
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6.  All the pertinent and relevant data discovered in the course of research and analysis and relied 

upon in making this appraisal cannot be presented in the written report of the appraisal; thus 

these data have been retained in our workfiles and are made part hereof by reference thereto. 

 

7. The property is appraised free and clear of any or all liens or encumbrances, unless otherwise 

stated. 

 

8. Responsible ownership and competent property management are assumed. 

 

9. It is assumed that all applicable zoning and use regulations and restrictions have been 

complied with, unless a non-conformity has been stated, defined and considered in the 

appraisal report. 

 

10. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or 

structures which would render it more or less valuable.  The appraiser assumes no 

responsibility for such conditions, if any. 

 

11. It is assumed that there is full compliance with all applicable federal, state and local 

environmental regulations and laws unless non-compliance is stated, defined and considered 

in the appraisal report. 

 

12. This analysis has been prepared by the appraiser during the normal course of the inspection 

of the property and resulting preparation of a real estate appraisal report.  Only a visual 

observation of the property has been made.  Any form of conventional environmental audit 

for current or historic site contamination is both beyond the scope of this assignment and the 

particular expertise of the appraiser, who has not searched title, interviewed the current or 

prior owners of the site, or researched the property beyond the scope normally associated with 

the appraisal process, unless otherwise stated herein.  The appraiser is neither trained nor 

qualified to identify and/or quantify any existing or potential environmental problems 

pertaining particularly to contamination.  Any statements made in this report, relative to the 
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existence of and/or potential for existence of contamination are made only to assist the users 

in their own determination as to whether the site requires environmental auditing by an 

appropriate environmental expert/professional.  The appraiser cannot be held liable for lack 

of detection and/or identification of possible site contamination or immediately associated 

environmental problems.   

 

13. The Americans with Disabilities Act [ADA, effective Jan. 26, 1992] is not pertinent due to the 

nature of the property under appraisal. 

 

14. Any separate valuations for land and building must not be used in conjunction with any other 

appraisal and are invalid if so used. 

 

15. The appraiser is required to consider whether any appraised fractional interests, physical 

segments, or partial holdings contribute pro rata to the value of the whole.  This does not 

require the appraiser to value the whole when the appraisal subject represents a fractional 

interest, a physical segment, or partial holding; however, if the value of the whole is not 

considered, the appraisal shall clearly reflect that the value of the appraisal subject cannot be 

used to assess the value of the whole by mathematical extension.  Thus, any values provided 

in the report apply to the entire property and any proration or division of the total into 

fractional interests will invalidate the opinion of value, unless such proration or division of 

interests has been set forth in the report. 

 

16. This appraisal report covers only the property described, and any values or rates used are not 

to be construed as applicable to any other property, however similar the properties might be.   

 

17. It is assumed that the use of the land and improvements are within the boundaries of the 

property lines of the property described and that there is no encroachment or trespass, unless 

noted in the report. 

 

18. The appraiser has made no survey and/or subcontracted a survey of the property, unless 

otherwise noted herein. 
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19. Any forecasts, projections, or operating data contained herein are based upon current market 

conditions, anticipated short-term supply and demand factors, and a continued stable 

economy.  These forecasts are, therefore, subject to changes in future conditions. 

 

20. Disclosure of the contents of the appraisal report is governed by the By-laws and Regulations 

of the professional appraisal organizations with which the appraisers are affiliated.  We do not 

authorize out-of-context quoting from or partial reprinting of this appraisal report.  Further, 

neither all nor any part of this appraisal report may be disseminated to the general public by 

the use of media for public communication without the prior written consent of the appraisers 

signing this appraisal report. 

 

21a. The contents of this appraisal are for the exclusive use and reliance upon by the client for 

whom it has been prepared and to whom it has been certified.  Neither all, nor any part of the 

content of the report, or copy thereof (including opinions as to property value, the identity of 

the appraiser, professional designations, reference to any professional appraisal organizations 

or the firm with which the appraiser is connected) shall be used for any purpose by anyone 

other than the client specified in the report, without prior written consent of the appraiser; nor 

shall it be conveyed by anyone to the public through advertising, public relations, news, sales, 

or other media, without the prior written consent of the appraiser. 

 

21b. The opinions and conclusions contained herein have been developed solely with consideration 

for the client’s needs and assignment requirements in connection with the stated use, and do 

not address requirements for any other use by the client, and/or by any other party.  This report 

is not intended for any other use.  This report is intended for use only by the client identified 

herein and by any other users specifically identified herein.  Any and all others in possession 

of this report are, therefore, not intended users, and the appraiser does not authorize nor is 

responsible for use of this report by any party other than the client and/or an identified 

intended user. 
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22. If the appraiser is required to give testimony of any nature whatsoever because of having made 

the appraisal with reference to the property in question, arrangements for payment of fees for 

the appraiser's services as an expert witness must be made in advance of such testimony. 

 

23. The appraisal expresses the opinion of the signers and is not contingent upon a predetermined 

value.  Neither the employment to make the appraisal nor the compensation in any way 

determined the amount of the valuation reported. 

 

24. The contract for this appraisal of the property legally described herein is fulfilled by the signer 

upon delivery of this appraisal. 
 

25. This appraisal report, including format, style, spreadsheet and tabular data, as well as 

Addenda, is the property of Applied Economics Group and no portion of the report may be 

reproduced without the expressed written permission of Applied Economics Group. 

 
26. The appraiser has not conducted any valuation assignments for the 6th Street or Waldo Road 

properties that are the subject of this report in the previous 36 months.  
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APPRAISAL OVERVIEW 

 

Owner of Record:  Alligood & Sheffield, et ux 

   

Property Type:  Special Use (Theater) Building  

   

Property Address: 

 

 18575 NW 237th Street 

High Springs, Alachua County, Florida 

 

   

Property Inspections:  05/20/2021 

06/01/2021  

by Michael P. Bobbitt, MBA 

Applied Economics Group [AEG] 

   

Extent of Inspection:  Full 

   

Neighborhood 

Character: 

  

Neighborhood commercial corridor 

 

Tax Folio No:  00633-000-000 
 

Property Rights 

Appraised: 

  

Fee Simple Estate 

   

Land Use/Zoning:  Commercial; Commercial 

FEMA Zone:  The entire parcel is in zone X. 

Utilities Available:  Telephone, water, sewer and electricity  
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Highest & Best Use: 

As Vacant  Commercial Development 

As Improved  Existing Use 

Effective Date of 

Valuation: 

  

June 1, 2021 

 

Reasonable Exposure 

Time: 

 Considering prevailing and projected market conditions, as well as the 

nature of the subject property, a reasonable exposure time for the 

subject, as it currently exists, is concluded to be 6-12 months.  This 

conclusion is based upon strict interpretation of the definition of this 

concept, as provided in the Addenda hereto. 
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INTRODUCTION TO THE REPORT 

 

The following appraisal report involves a valuation fort internal decision-making purposes.    

 

Following are the general descriptions pertaining to the appraisal process and the subject parcel. 

 

 

EXPLANATIONS & DEFINITIONS: Please see Addenda.  This section includes discussion 

as to the appraisal process and the various methodologies available, as well as definitions. 

 

TYPE OF APPRAISAL  

AND REPORT FORMAT   Appraisal Report 

 

PURPOSE OF THE APPRAISAL:  The purpose of the appraisal is to develop and report an 

opinion of market value of the fee simple estate for the subject property. 

 

FUNCTION OF THE APPRAISAL: The function of the appraisal or its intended use is for 

the client named and identified herein to utilize for internal decision use. The opinions and 

conclusions have been developed solely with consideration, therefore, for the needs of the identified 

client and his assignment requirements in connection with the stated use, and do not address 

requirements for any other use by the client, and/or by any other party.  Please refer to the 

Assumptions and Limiting Conditions in this regard.  

 

INTENDED USER OF THE REPORT: Paul Stressing Associates 
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PROPERTY RIGHTS [INTEREST] APPRAISED5 

 

Fee Simple Estate: Absolute ownership unencumbered by any other interest or estate; subject only 

to the limitations imposed by the governmental powers of taxation, eminent domain, police power, 

and escheat.   [Source: The Dictionary of Real Estate Appraisal, Fourth Edition] 

 

 

DEFINITION OF MARKET VALUE 

 

The most probable price which a property should bring in a competitive and open market, under all 

conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 

assuming the price is not affected by undue stimulus.  Implicit in this definition is the consummation 

of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 

 

1. buyer and seller are typically motivated; 

2. both parties are well informed or well advised, and acting in what they consider their best 

interests; 

3. a reasonable time is allowed for exposure in the open market; 

4. payment is made in terms of cash in United States dollars, or in terms of financial 

arrangements comparable thereto; and 

5. the price represents the normal consideration for the property sold unaffected by special or 

creative financing or sales concessions granted by anyone associated with the sale. 

(Source: Uniform Standards of Professional Appraisal Practice [USPAP], The Appraisal 

Foundation.) 

 

APPRAISAL PROBLEM 

 

The appraisal problem involves developing an opinion of the market value of the fee simple estate 

for the property legally identified herein.   

 

 
5 The appraiser considers all interests involved, including all easements and restrictions of record. 
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SCOPE OF THE APPRAISAL/APPRAISAL PROCESS 

 

The subject’s immediate market area is described in the following text.  In developing the market 

value of the fee simple title for the subject property, I have relied upon the sales comparison and 

income approaches.  

 

The direct sales comparison approach technique is useful for this kind of valuation. Sufficient sales 

were identified with which to conduct a reliable sales comparison approach. This data was derived 

from in-office records and research, as well as from county records, MLS and interviews with and 

documents from governmental agencies.  Other data gathered have included demographics, trends 

and patterns in legal, physical and related realty issues.  Our research has included interviews with 

local planning/zoning staff, real estate, and financial brokers familiar with properties like the subject.  

We have inspected the properties and inspected and verified any sales/market contracts, etc., which 

have been used in the analyses. 

 

Considering the age of the subject improvements, the cost approach has not been presented due to the 

difficulty in estimating depreciation. 

 

An income approach has been conducted considering data derived from the market. Sufficient income 

and expense data has been available from the immediate subject market with which to conduct this 

approach. 

 

The scope of this appraisal does not include any form of environmental audit of the subject property.  

Upon physical inspection of the property, we noted any existing uses or conditions on the immediate 

site and on adjacent sites, which could have the potential for or could have caused contamination.  

This observation is made in the normal course of inspection, and the reader's attention is directed to 

our lack of expertise in this field.  A statement regarding environmental hazards or contamination, if 

any, observed in the course of inspection has been presented in the Assumptions and Limiting 

Conditions. 
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A reasonable exposure time is determined based both on the foregoing described analyses and 

interviews, and on discussions with local Realtors and other market participants knowledgeable of 

the area. 

 

The appraisal process has been touched on above.  As part of the sales comparison approach, a 

Qualitative Analysis has been applied.  Relative Comparison Analysis is a qualitative technique for 

analyzing comparable sales.  The characteristics of each comparable property are analyzed and a 

determination is made as to whether each attribute is inferior, superior or equal to each subject 

property.  This analysis is similar to paired sales analysis, but quantitative adjustments are not derived.  

After the characteristics of each comparable sale are assessed, an overall qualification is determined 

to aid in the estimate of where within the value range indicated by the comparable sales the subject 

should fall.   
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AREA DATA AND NEIGHBORHOOD ANALYSES 
 

AREA DESCRIPTION – ALACHUA COUNTY 
 
 

 
 
 
 
Size:  46 square miles 
Population: 247,336 
Location: Central Alachua County in North Central Florida, south of Columbia, Union, and 
Bradford counties, east of Gilchrist county, north of Levy and Marion counties, and west of Clay 
and Putnam counties. 
State Rank: Alachua county is 20th in size and 20th in population density out of 67 counties. 
MSA: Gainesville Metropolitan Statistical Area [MSA], which includes all of Alachua County.  
County Seat: Gainesville 
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SUBJECT NEIGHBORHOOD 

 
 

The immediate subject neighborhood incorporates those properties in the High Springs commercial 

corridor.  The subject corridor is comprised of commercial uses including retail shops, restaurants, 

offices, banks, and other uses.   

   

Vacancy rates in the subject neighborhood are relatively low to moderate, with reasonable demand 

for commercial uses like the subject.  

 

Summary: The area overall is viable and current growth and development trends are expected to 

continue into the foreseeable future. 
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PROPERTY DESCRIPTION/ATTRIBUTES: 

 
 

Property Address: 18575 NW 237th Street, High Springs, Alachua County, 

Florida. 

 

Property Owner:   Alligood & Sheffield, et ux 

Mailing Address:   18575 NW 237th Street 

     High Springs, FL 32643 

 

Access/Exposure:   The subject property has frontage along NW 237th Street. 

 

Utilities:    Telephone, Public Sewer, Public Water and Electricity. 

 

Drainage:    Adequate. 
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Environmental/Site Description:   The subject property contains a single totaling 

0.28 acres or 12,197 SF. I have identified no direct evidence of contamination or any other 

environmental hazards on the subject parcel.   

 

Easements/Encumbrances:  I have identified no adverse easements of record directly 

encumbering the subject parcel. 

 

Encroachments:   None noted. 

 

Public and Private Restrictions: The appraiser notes no public and/or private restrictions which 

would affect title to or marketability of the subject site. 
 
Building and Other Improvements:  The subject property currently contains a movie 

theater property. The theater is comprised of a large auditorium with approximately 240 seats. There 

is also a stage and backstage area, mezzanine, projection room, concession stand/lobby, restrooms, 

and storage areas. It contains a total of 4,100 SF of net leasable area.  It is constructed of brick and 

concrete block walls with a commercial grade built-up roof.  The building was constructed in 1929. 

The building has been substantially renovated through the years and is presently in generally average. 

While it is presently oriented as a movie theater, it could readily be converted to use as a church or 

other meeting hall type property.   

 

HISTORY OF THE PROPERTY: My inspection of the Public Records has not yielded an arm’s 

length transaction of the subject property in the past five years.  

 

Listing or Pending Contract: The subject property had been previously listed for sale but 

does not appear to presently be offered for sale in the open market. The property is reportedly being 

considered for purchase by the City of High Springs but no details relative to this potential purchase 

have been supplied to the appraiser.  

 

 

 

 



 25 

  ASSESSED VALUE AND SPECIAL ASSESSMENTS        

 

Taxing Authority:  Alachua County 

 
Tax Folio Number:  00633-000-000 
 

       

     

2020 Assessed Value: $111,658 

 

LEGAL DESCRIPTION:  

 

 
 

 
Subject Photographs 

The following photos were taken by the appraiser at the time of the on-site inspection.  
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LAND USE AND ZONING 

 

The subject property is  located in the city of High Springs in Alachua County.  It has commercial  

land use and zoning designations.  

 

HIGHEST AND BEST USE 

 

Definitions and explanations as to highest and best use analysis are in the Addenda.  Determination 

of highest and best use is predicate upon analysis of each of the following four criteria: 

 

1. Permissible use (legal).  What uses are permitted by zoning and deed restrictions? 

2. Possible use.  What uses are physically possible? 

3. Feasible use.  Which possible and permissible uses will produce a net return to the owner of 

the site? 

4. Among the feasible uses, which use will produce the highest net return or the highest 

present worth? 

 

Highest and Best Use as Vacant:                       Commercial Development  

Highest and Best Use as Improved:        Existing Use 

 

 

Highest and Best Use as Vacant: 

 

Reasoning: The foregoing conclusions have been predicated upon the following analyses: 

 

1] Legal:  The subject’s concluded highest and best use is legally permissible according 

to its industrial land use and zoning designations. These designations are primarily for 

industrial and commercial development. No known private restrictions affect title to the 

subject site. 
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2] Physical: The subject property is large enough to support a wide array of commercial 

applications.  The subject’s shape and topographical characteristics have a negligible effect 

upon its potential for industrial development.  

 

3] The subject tract has immediate availability of water and a sewer, a factor which supports its 

development to its highest and best use. 

 

4] The subject tract has good accessibility.   

 

5] Feasible:  The criteria for financial feasibility include an income return equal to 

or greater than expenses, thus positive cash return.  With this in mind, the most financially 

feasible use of the subject parcel would currently involve commercial development.  

 

6] Maximally Productive:  We have determined that a reasonable level of demand 

for commercial properties exists in the subject area; as such, this is deemed to be the 

maximally productive use of the subject site.  

 

Based on the foregoing discussion, we have concluded the highest and best use of the subject parcel 

is for commercial development.  This use is legally permissible, physically possible, appropriately 

supported in the market, and maximally productive. 

  

 

HIGHEST AND BEST USE AS IMPROVED Existing Building 

 

 

The highest and best use of an improved property is defined as that reasonable and most probable use 

which will support its highest present value.  The highest and best use, or most probable use, must be 

legal, physically possible, financially feasible, and maximally productive. 
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[1] Physically possible:  The subject parent tract’s current use is physically possible.   

 

[2] Legally permissible:  The subject parent tract’s current use is conforming as 

discussed above.   

 

[3] Financially feasible:  The criteria for financial feasibility include an income return 

equal to or greater than expenses, thus positive cash return.  Since the property has the ability 

to generate a positive cash flow and the value of the land with the present improvements 

exceeds the value of the land as if vacant, the present use of the subject property is financially 

feasible. With this in mind, the most financially feasible use of the subject parcel would be 

the continued use of the property with multiple commercial buildings. 

 

 Market analysis confirms continued reasonable demand for properties like the subject.  The 

continued use of the parent tract “as is” is a form of its feasible application.   

 

[4] Maximally productive: With continued steady demand for uses like the subject, the 

present use on the parent tract is deemed the maximally productive use of the site.   

 

Summary: In conclusion, the subject parent property consists of a parcel improved with a 

restaurant use.  No alternative, legal use exist which could economically justify the immediate 

removal, redesign or major renovation of the existing improvements.  Therefore, the subject parent 

tract, as currently improved, represents a form of the legal, physically possible, feasible, maximally 

productive, and highest and best use of the site. 
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                                   VALUATION 

 

 

The Direct Sales Comparison approach is a common technique for valuing properties such as the 

subject and is especially relevant when sufficient comparable sales are available.  To apply this 

method, sales of improved properties similar to the subject are analyzed, compared and adjusted to 

provide a value indication for the property being appraised.  In the comparison process the similarity 

or dissimilarity of the properties are considered.  This approach reflects market behavior and provides 

a reliable basis for an opinion of value for the subject.   

 

 

Unit of Comparison 

 

For properties like the subject, price per square foot of land and building is the most common unit of 

comparison. 

 

Collection of Comparable Sales 

 

I have identified the following sales as reasonable examples of substitute parcels for the subject. The 

subject is comprised a movie theater. There have been available no sales of movie theaters, but sales 

of properties with similar potential uses have been considered and are presented herein. Direct 

comparison and analyses follow the presentation of the sales. 
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Sale 1:  This was the April 2019 sale of a church facility. This property is located at 420 SW 

250th Street in neighboring Newberry. This building has a total of 6,294 SF of net leasable space, in 

a single unit. The building was constructed in 1980 and is situated on 0.66 acres. This building is in 

generally similar condition overall when compared to the subject, but the road frontage and land to 

building ratio is superior. 

 

The economies of scale are inferior for this property when compared to the smaller subject property. 

 

This property sold for a total of $380,000 or $60.37/SF.  

  

Overall, it would be considered a reasonable substitute for the subject in the subject market, though 

this property could more easily be converted for alternative uses.  
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Sale 2:  This was the March 2021 sale of a private school facility. This property is located at 

2400 SW 13th Street in neighboring Gainesville. This building has a total of 10,050 SF of net leasable 

space, in a single unit. The building was constructed in 1972 and is situated on 1.67 acres. This 

building is in superior condition overall when compared to the subject, and the road frontage and land 

to building ratio is superior. 

 

The economies of scale are inferior for this property when compared to the smaller subject property. 

 

This property sold for a total of $1,100,000 or $109.45/SF.  

  

Overall, it would be considered a reasonable substitute for the subject in the subject market, though 

this property could more easily be converted for alternative uses.  
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Sale 3:  This was the February 2020 sale of a meeting hall/dormitory. This property is located 

at 732 NW 4th Street in neighboring Gainesville. This building has a total of 4,536 SF of net leasable 

space, in a single unit. The building was constructed in 1929 and is situated on 0.14 acres. This 

building is in inferior condition overall when compared to the subject. 

 

The economies of scale are similar for this property when compared to the subject property. 

 

This property sold for a total of $450,000 or $99.20/SF.  

  

Overall, it would be considered a reasonable substitute for the subject in the subject market, though 

this property likely has a smaller array of potential uses. It has been included in this analysis due to 

its location on an ancillary street, like the subject, and its similar construction age.   
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Sale 4:  This was the August 2017 sale of a private school facility. This property is located at 

10 SW 75th Street in neighboring Gainesville. This building has a total of 4,674 SF of net leasable 

space, in a single unit. The building was constructed in 1980 and is situated on 1.00 acres. This 

building is in superior condition overall when compared to the subject, and the road frontage and land 

to building ratio is superior. 

 

The economies of scale are similar for this property when compared to the subject property. 

 

This property sold for a total of $424,000 or $90.71/SF.  

  

Overall, it would be considered a reasonable substitute for the subject in the subject market. It’s large 

auditorium/multi-purpose room has some similarities to a theater’s auditorium.   
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Sale 5:  This was the August 2017 sale of a theater facility. This property is located at 233 W. 

University Avenue in neighboring Gainesville. This building has a total of 16,405 SF of net leasable 

space. The building was constructed in 1928 and is situated on 0.30 acres. This building is in similar 

condition overall when compared to the subject, but the road frontage is superior. 

 

The economies of scale are inferior for this property when compared to the smaller subject property. 

 

This property sold for a total of $1,150,000 or $70.10/SF.  

  

Overall, it would be considered a reasonable substitute for the subject in the subject market. This is 

an older transaction but the only one available from the north central Florida market of a relatively 

similar theater facility.  
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DIRECT COMPARISON OF THE COMPARABLE SALES/RECONCILIATION 

 

All the sales are reasonable substitutes for the subject in the subject market.  

 

The comparable sales have indicated qualitative adjustments for the various items of comparison. 

The unadjusted unit values range indicated by the comparable sales is as follows: 

 

$60.37/SF to $109.25/SF 

 A quantitative adjustment analysis has been conducted and maintained in the appraiser’s work file. 

This has narrowed the range of values above considerably. 

All of the sales utilized in this analysis were considered to be useful indicators of the subject’s value, 

with some deserving of greater consideration in the final reconciliation, and others less consideration.  

In particular, the more compelling sale comparables were those that were the most similar to the 

appraised property in terms of the age and condition of construction, size of the improvements, lot 

size, and location. 

Consideration has been given to the subject's traffic exposure, quality of construction/condition and 

size in the preceding adjustments grid.  Less weighting overall has been applied to Sale 3 due to its 

significantly different design when compared to the subject. Sale 5, while the oldest transaction 

considered, is of the most comparable building with regard to its configuration as a theater. Its 

weighting has been augmented.   

 

Based on the subject’s design, level and quality of interior finish, its location and the economies of 

scale, I have concluded a unit value for the subject approximating $80/SF. This unit value further 

considers the limited nature of the market for special use properties like the subject, and the likelihood 

that many market participants for a property like the subject would potentially convert it for other 

uses. This fact has mitigated conclusion higher in the range of unit values presented by the sales.  
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RECONCILIATION/CONCLUSION OF VALUE BY THE SALES COMPARISON 

APPROACH 

 

Based on the comparisons made above, with some consideration for changing market conditions, I 

have concluded a reasonable unit value for the subject property, as of June 1, 2021 of $80/SF. 

 

    $80 per SF times 4,100 SF =   $328,000 

     

Rounded:                  $328,000 

 

 
 

 INCOME CAPITALIZATION APPROACH 

 

In the Income Capitalization Approach, the present value of the future benefits of property ownership 

is measured.  A property's income streams and its resale value, or reversion, are capitalized into a 

present, lump sum value.  This involves two basic procedures: [a] direct capitalization, and [b] 

discounted cash flow analysis.  For the purposes of this analysis, only the direct income stream 

capitalization method will be used.   

 

This involves seeking and analyzing comparable rental data, and concluding a market-representative 

rent for the subject, allowing conclusion of a potential gross income for the subject [PGI].  This is 

reduced by vacancy and collection loss to develop an indication of the effective gross income [EGI].  

The vacancy and collection loss percent considers the subject’s current and historical occupancies, 

and subject-specific and market indicated lag times in obtaining absorption of such space.  Once the 

EGI is concluded, it is reduced by expenses indicted both by the subject [if available] and by the 

market, which generate an indication of an operating expense ratio [OER], which should fall within 

the range shown in the immediate market for similar property types.  Reduction of the EGI by 

application of the OER results in an indication of net operating income [NOI], which is capitalized 

based upon a capitalization rate [OAR] obtained from market and debt coverage ratio [DCR] analyses. 
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A fair number of comparable rentals have been available from the subject’s market.   

 

COMPARABLE RENTAL ANALYSIS 

 

The following comparable rental properties are deemed reasonable substitute or alternative properties 

to existing and potential tenancy in the subject parent improvements.  Each has been analyzed to 

provide a base rental indication for the subject property.   

 

 

Discussion of Comparable Rentals: 

 

As this is a fee-simple valuation, it has been necessary to seek comparable rents from the subject 

market in order to establish a market rental rate for the subject. These are presented below: 
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Rent 1 is a retail building located at 150 N. Main Street in High Springs, in close proximity to the 

subject. It currently leases for $13.00/SF on a modified basis.  

 

This 6,560 SF building is generally similar to the subject with regard to the economies of scale and 

would be a reasonable substitute for potential renters of space like the subject property. It is inferior 

with regard to condition and quality/level of interior finish. 
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Rent 2 is the lease of nightclub space at 1 W. University Avenue, in neighboring Gainesville. This 
space leases between $9.00/Sf to $12.00/SF on a modified gross basis  
 
The condition and quality of construction for this property is similar to that of the subject, the 

underlying economics of this area are superior to those of the immediate subject area.  

 

Overall, this property would be a reasonable substitute for potential renters of space like the subject 

property in the subject market. 
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Rent 3 is a 3,360 SF former restaurant space located at 5112 NW 34th Street in neighboring 

Gainesville.   

 

The condition and quality of construction for this property is similar to that of the subject, but the 

underlying land values are slightly superior.  This building is configured with large open areas, like 

the subject. 

 

This building leases for $16.07/SF on a modified-gross basis.  
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Rent 4 is a 5,000 SF commercial space located at 706 W. University Avenue in neighboring 

Gainesville.  This building has previously been utilized as a restaurant but is now vacant and 

configured with larger open areas.  

 

The condition and quality of construction for this property is superior to that of the subject, as are the 

underlying land values.   

 

This building leases for $18.00/SF on a modified gross basis.  
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Comparable Rental Analysis: The subject is currently configured as a special use (theater) 

property. Less weighting overall has been applied to the Gainesville rentals due to the superior market 

forces affecting these properties. More weighting overall has been applied to Rental 1 due to its 

location in close proximity, in the High Springs Historic District. 

 

A detailed analysis was also conducted of current asking lease rates for commercial space. Interviews 

with local brokers were undertaken to verify these findings. Current asking rental rates range from 

$9/SF to $18/SF, depending on size, location and condition.  

 

Conclusion of Potential Gross Income: With the correlation of the data discussed in the 

preceding text, and in consideration of the limited market for a special use property like the subject. 

I have concluded a reasonable market lease rate for the subject property of $12/SF on a modified-

gross basis.   Thus, the PGI indicated for the subject property is: 

 

    $12/SF X 4,100 SF   = $49,200 

TOTAL GPI =             $49,200 

 

 

 

VACANCY AND COLLECTION LOSS 

 

This is ordinarily estimated using the indications from similar properties in the market, as well as 

current and historical data available for the subject improvements.   

 

Subject - Historical V&C Loss: The subject property has been owner-occupied in the previous 

several years.  

 

Market - Historical V&C Loss: Data for vacancy and collection losses for these types of 

properties has not been widely available from this immediate market, or from the greater market. In 

our conversations with brokers, and considering the neighborhood analysis which identified the 

subject’s immediate neighborhood as desirable, mitigated by the special use nature of the property 
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and its limited market, it is concluded that overall vacancy rates are moderate for the subject area and 

slightly higher for a property like the subject.  

 

A survey of retail buildings in this area indicated a range of vacancy rates of about 2% to 15%, with 

a median clustered around 8%. Based upon market indices for these types of property and given the 

special use nature of the subject property, I have concluded a reasonable vacancy and collection loss 

for a use like the subject would approximate 15%. 

 

Conclusion of Stabilized Vacancy & Collection Loss: Thus, with indications from the market, 

and considering the subject’s location and the overall strength and forecasted strengthening of the 

immediate market, we have concluded a reasonable stabilized Vacancy & Collection Loss for the 

subject property will approximate 15%. 

 

We concluded a reasonable rental for the subject, making it possible to calculate PGI and EGI as 

follows: 

TOTAL GPI =             $49,200 

 

 

Less Vacancy & Collection @ 15%               $  7,380 

   

Effective Gross Income [EGI]    $41,820 

 

EXPENSES AND NET OPERATING INCOME ESTIMATE 

 

Market Indication of Expenses: These expenses include all taxes, fees, utilities, maintenance, 

insurance and miscellaneous expenses. Expense data was provided from several competing 

commercial properties in the subject market. This researched yielded a range of overall expense ratios 

from 18% of EGI to 30% of EGI, with a median clustered around 24% of EGI, based on the lease 

structures of the subject and comparable rentals. Thus, I have concluded a market-indicated expense 

ratio of 24% of EGI for the subject property. 
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The total market estimate of expenses will be used to reduce EGI into an estimation of net operating 

income. 

 

STABILIZED INCOME AND EXPENSE STATEMENT [ACCRUAL BASIS] 

 

The following is a summary tabulation of the foregoing revenue and expense data concluded for the 

subject improvements. 

 

Income Approach Summation – Whole Property 

 

Subject Leaseable SF 4,100 SF 

Lease Rate $12.00 SF 

Potential Gross Income $49,200 

Less: Vacancy & Collection 15% $  7,380 

Effective Gross Income $41,820 

Less Expenses  $ 10,037 

Net Operating Income $31,783 

 

 

380 CAPITALIZATION RATE 

 

The final step in the income approach is to estimate an overall capitalization rate [OAR], which is 

applied to the net operating income to derive a final estimate of value by this approach.   

 

Detailed analysis is maintained in the appraiser’s work files which analyzes sales in the subject market 

and their indicated NOIs. This analysis provided a range of market-derived capitalization rates for 

properties like the subject of 7.00% to 12.0%.  

 

Debt Coverage Ratio Analysis: The debt coverage formula method is a viable alternative means 

by which to develop an OAR, and is also market derived. The overall range by this method was 7.25% 

to 10.05%. 
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Both methods have their individual strengths, thus are considered equally in generating an indication 

of the appropriate OAR for the subject parent property. Given the subject’s current configuration as 

a special use property in the High Springs Historic District, I have concluded a market-derived 

capitalization rate of 10.0% for the subject property. 

 

 

INDICATION OF VALUE BY THE INCOME  

CAPITALIZATION APPROACH 

 

With the data available from the sales, generally corroborated by the range from other sales not 

considered in this report, as well as the DCR analysis, we have concluded that a reasonable OAR for 

the improved parent tract will approximate 10.0%.  This takes into consideration all factors, including 

any degree of risk to be expected in continuing an income stream in a special use property like the 

subject.  It is dependent upon current market conditions and overall supply of similar product. Thus, 

10.0% is reasonable.  The value of the improved parent tract, as stabilized, using the direct 

capitalization method of the income approach, is, therefore, as follows: 

 

Net Operating Income :   $31,783 

Divided by OAR         0.010 

Estimate of Value by the 

Income Approach:    $317,830 

  Rounded   $318,000 
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RECONCILIATION OF APPROACHES 

 

Cost Approach:    N/A 

Sales Comparison Approach:  $328,000 

Income Capitalization Approach:  $318,000 

 

Both approaches to value had a reasonable quality and quantity of data to provide a credible opinion 

of value, but larger properties like the subject are most often owner-occupied. Additionally, the sales 

data was better overall than the rental data. As such, more weighting overall has been applied to the 

sales comparison approach.  

 

Based upon the foregoing analysis, therefore, I have concluded that the subject has a market value of 

the fee simple title, as of June 1, 2021, predicate upon the Assumptions and Limiting Conditions 

stated herein, of: 

 

$325,000 

 

                                         Three Hundred Twenty-Five Thousand Dollars 
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Explanations and Definitions 

 

Appraisal Process – Approaches to Value 

Vacant Land:  The Direct Sales Comparison approach is the most common technique for 

valuing land, and is the preferred method when sufficient comparable sales are available.  To apply 

this method, sales of similar parcels of land are analyzed, compared and adjusted to provide a value 

indication for the land being appraised.  In the comparison process the similarity or dissimilarity of 

the parcels is considered.  This approach best reflects market behavior and provides a reliable basis 

for an opinion of value for the subject.  When sufficient market data exist to value the subject parcels 

as vacant land, only the Sales Comparison method is used.  [Based on explanation provided in The Appraisal 

of Real Estate, 12th  Edition] 
 

Improved Property:  In developing an opinion of value, the appraiser researches the local 

market for sales and offers of properties and contracts similar to the subject, rentals of similar 

properties and their operating expenses, current rates of return on investments, construction costs and 

factors of depreciation, demand for property types similar to the subject, and general economic 

conditions.  The cost, sales comparison, and income capitalization approaches are used, where 

applicable, to process these data into a final opinion of value.  The three approaches are 

interdependent, requiring that data and assumptions from all three are reciprocal.  Generally, however, 

insufficient market data render varying value conclusions, which must be reconciled into a final 

estimate of value. 

 

The cost approach adds the depreciated reproduction or replacement cost of the improvements to the 

value of the land, as if vacant, to achieve an indication of value for the subject property.  Ordinarily, 

the approach is most reliable when the improvements are special purpose, or new and represent the 

highest and best use of the site.  

 

The sales comparison approach compares recent transactions of similar, competitive properties on 

the basis of various units, including land and improvements, as well as gross income.  This approach 

directly reflects the actions of buyers and sellers in the open market 
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In the income capitalization approach, after deducting from the gross income a reasonable 

allowance for vacancy and income loss, expenses, and reserve for replacement, the net operating 

income is capitalized into an indication of value for the subject, using an overall capitalization rate.   

 

Debt Coverage Ratio Analysis:  The debt coverage ratio [DCR] method of generating an OAR 

relies upon the following formula: 

 

 DCR   =   OAR/(L/V Ratio X Mortgage Constant) 

           =   0.1005/(0.80 X 0.111856) 

           =   1.12 

 

The typical debt coverage ratio demanded by lenders in the area is 1.2 to 1.25.  This can vary 

depending on the history of the borrower, as well as the perceived success of a proposed project.   

 

Definition of Reasonable Exposure Time: 

Reasonable exposure time is that at which the property interest appraised would have been offered in 

the open market PRIOR to the effective date of this appraisal.   

 

Reasonable exposure time is one of a series of conditions in most definitions of market value and is 

always presumed to precede the effective date of appraisal.  It is defined by USPAP as:  “The 

estimated length of time the property interest being appraised would have been offered on the market, 

prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal; 

a retrospective estimate based upon an analysis of past events, assuming a competitive and open 

market.”  It is noted that the concept encompasses adequate, sufficient and reasonable time [on the 

market], as well as adequate, sufficient and reasonable effort [to expose said property to the market].  

[Source: USPAP, 2005] 

 

Reasonable Marketing Period:  

The most probable amount of time necessary to expose a property, in its entirety, to the open market 

in order to achieve a sale.  Implicit thereto are the following characteristics: 
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[1] the property will be actively exposed and aggressively marketed to potential purchasers 

through marketing channels commonly used by sellers of similar type properties 

[2] the property will be offered at a price reflecting the most probable markup over market value 

used by sellers of similar type properties; 

[3] a sale will be consummated under the terms and conditions of the definition of market value 

set forth herein. 

 [Source: USPAP, 2005] 

 

Property Rights [Interest] Appraised: 

Fee simple estate -- absolute ownership unencumbered by any other interest or estate; subject only 

to the limitations imposed by the governmental powers of taxation, eminent domain, police power, 

and escheat.  
(Source: The Dictionary of Real Estate Appraisal, Fourth Edition) 
 

Leased Fee Estate -- an ownership interest held by a landlord with the rights of use and occupancy 

conveyed by lease to others [usually consists of the right to receive rent and the right to repossession 

at the termination of the lease].  The rights of the lessor [the leased fee owner] and the lessee are 

specified by contract terms contained within the lease.  
(Source: The Dictionary of Real Estate Appraisal, Fourth Edition) 
 

Leasehold Estate -- the interest held by the lessee [the tenant or renter] through a lease transferring 

the rights of use and occupancy for a stated term under certain conditions.  
(Source: The Dictionary of Real Estate Appraisal, Fourth Edition) 

 

Fee Simple Conditional -- a fee simple estate that may be terminated when a specified event occurs, 

which may be at any time, or not all.  The condition does not automatically terminate the estate; the 

grantor, the heirs, or a designee must act to terminate it.  
(Source: The Dictionary of Real Estate Appraisal, Fourth Edition) 
 

Fee on Limitation -- a fee simple estate that is automatically terminated when a specified event 

occurs, which may be at any time or not at all.  
(Source: The Dictionary of Real Estate Appraisal, Fourth Edition)  
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Life Estate – total rights of use, occupancy, and control, limited to the lifetime of a designated party, 

often known as the life tenant [the life tenant is one who owns an estate in real property for his or 

her own lifetime, the lifetime of another person, or an indefinite period limited by a lifetime].  
(Source: The Dictionary of Real Estate Appraisal, Fourth Edition) 

 

Easement – an interest in real property that conveys use, but not ownership, of a portion of an owner’s 

property.  (Source: The Dictionary of Real Estate Appraisal, Fourth Edition) 

 

Temporary Construction Easement – an easement granted for a specific purpose and applicable 

for a specific time period, that is terminated after the construction of the improvement and the 

unencumbered fee interest in the land reverts to the owner.  (Source: The Dictionary of Real Estate Appraisal, 

Fourth Edition) 
 

Permanent Easement -- a [perpetual] interest in real property that conveys use, but not ownership, 

of a portion of an owner’s property.  (Source: The Dictionary of Real Estate Appraisal, Third Edition)    

 

An easement conveyed in perpetuity.  (Source: The Dictionary of Real Estate Appraisal, Fourth Edition) 
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Definition of Market Value 

“The amount of money that a purchaser willing but not obliged to buy the property would pay an 

owner willing but not obliged to sell, taking into consideration all uses to which the property is 

adapted and might be applied in reason.  Inherent in the willing buyer-willing seller test of fair market 

value are the following: 

 

 1. A fair sale resulting from fair negotiations. 

 2. Neither party acting under compulsion of necessity (this eliminates forced  

liquidation or sale at auction).  Economic pressure may be enough to preclude a sale’s 

use. 

 3. Both parties having knowledge of all relevant facts. 

 4. A sale without peculiar or special circumstances. 

 5. A reasonable time to find a buyer.” 

 

 

Neighborhood Definition: 

A neighborhood is defined as follows:  A group of complementary land uses; a congruous grouping 

of inhabitants, buildings, or business enterprises.  [The Dictionary of Real Estate Appraisal, Fourth Ed.]   Byrl 

N. Boyce, ed., Real Estate Appraisal Terminology, explains further - A portion of a larger community, 

or an entire community, in which there is a homogeneous grouping of inhabitants, buildings, or 

business enterprises.  Inhabitants of a neighborhood usually have more than a casual community of 

interests.  Neighborhood boundaries may consist of well-defined natural or man-made barriers, or 

they may be more or less well-defined by a distinct change in land use or in the character of the 

inhabitants. 

 

Definition of Highest and Best Use: 

Highest and best use is defined as "the reasonably probable and legal use of vacant land or improved 

property, which is physically possible, appropriately supported, financially feasible, and which results 

in the highest value.”  [The Appraisal of Real Estate, 12th Ed.] 
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When the purpose of an appraisal is the estimation of market value, the Highest and Best Use of the 

subject must be determined to identify the most profitable, competitive use to which the property can 

be put.  Highest and best use is shaped by competitive forces within the subject market.  As the Cost 

Approach requires valuation of the property as if vacant, the highest and best use of the property, as 

if vacant, must be identified.  Many appraisals include an allocation of value between the land and its 

associated improvements, also requiring the determination of highest and best use as if vacant.  Land 

value, therefore, depends upon the uses to which the property can be put. 

 

The highest and best use of a property as improved is determined to identify a projected (or present) 

use that will produce the highest capital return to the property, and to identify and use comparable 

properties in valuation procedures. 

 

The highest and best use concept is based on traditional appraisal theory and reflects the attitudes of 

typical buyers and sellers who recognize that value is predicated on future benefits.  This theory is 

based on the wealth maximization of the owner, with consideration to community goals.  A use which 

does not meet public needs, will not meet the above highest and best use criteria. 
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Michael P. Bobbitt, MBA 

Florida State-Certified General Appraiser #0002749 

 

PROFESSIONAL QUALIFICATIONS 
[PAGE ONE] 

 

PROFESSIONAL 

AFFILIATIONS:  Florida State-Certified General Real Estate Appraiser [#0002749]. 

   Associate Member – Appraisal Institute  

 

 

EDUCATION: Bachelor of Business Administration, Saint Leo University, 2000 

  

Master of Business Administration (M.B.A.), Saint Leo University, 2003 

  

Doctoral Studies in Business Administration (Land/Applied Economics Concentration), 

Touro University International, current.  

 

 

APPRAISAL INSTITUTE 

 

Courses: Course 410 – Standards of Professional Practice, Part A; Course 420 – Standards of 

Professional Practice, Part B; Course 110 – Appraisal Principles; Course 120 – Appraisal 

Procedures; Course 310 – Basic Income Capitalization; Course 510—Advanced 

Income Capitalization; Course 530– Advanced Sales Comparison & Cost 

Approaches; Course 540 – Report Writing and Valuation Analysis 

 

 

PROFESSIONAL EXPERIENCE: 

> Principle, Applied Economics Group, Gainesville/Lakeland, Fl, current 

>  Commercial Real Estate Appraiser, Florida Property Consultants Group, Gainesville, Florida, 1998-

2004  

>  Real Estate Agent, Watson Realty Corporation, Gainesville, Fl. 1997-1998 

> Development Consultant, Jim Jean Real Estate, Gainesville, Fl. 1996-1997 
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HAS APPRAISED: 

Gas Stations/Convenience Stores Medical Condominiums  Marinas 

Retail Discount Stores   Retail Strip Centers  Timber land 

Waterfront Property   Automobile Dealerships  Auto Repair Facilities 

Mobile Home Dealerships  Home Supply Warehouse Stores Drive-thru Restaurants 

Sit-down Restaurants   Mobile Home Parks  Government Buildings  

Single Family Residential Properties Manufactured Homes  Multi-Family Res. Homes  

Warehouses/Warehouse Condos  Office Buildings   Stand-alone Retail 

Residential Condo Developments Hotels/Motels   Big Box Retail Centers 

Easements    Apartment Buildings  Churches 

Acreage Tracts    Citrus Groves   Subdivision Analysis 

Utility Sites    Eleemosyntary Facilities  Convenience Stores 

Plant Nurseries    Special Purpose Properties Golf Courses 

Regional Shopping Centers  Supermarkets   Eminent Domain 

 

 
Governmental/Condemnation Experience 

 
Florida Department of Transportation: City Governments: County Governments: 

District One District Two  Gainesville, Fl.  Leon County 

District Three District Five  Tallahassee, Fl.  Alachua County 

 

North Florida Water Management District 

 

Department of the Internal Improvements Trust Fund 

 

 

Professional Associations/Other Licenses 

 
AOPA—Aircraft Owners and Pilots Association 

 

Federal Aviation Administration—Private Pilot Certificate 
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Additional Information 

 

Mr. Bobbitt has conducted commercial real estate appraisals in every county in the State of Florida, and many 

in Georgia and Alabama. Having spent several years working on large-scale eminent domain projects, Mr. 

Bobbitt has had the opportunity to conduct a vastly larger number of appraisals in many more markets than 

the typical appraiser. As such, he has experience with nearly every property type in a variety of markets.  His 

graduate studies have been focused on how business and economics affect real estate markets. This is 

culminated in his present doctoral research (PhD completion anticipated in winter of 2005), the dissertation of 

which is focused on how real estate markets react to larger economic conditions. 

 

Mr. Bobbitt has experience preparing litigation-ready appraisal reports which consider all aspects of how the 

market determines the value of a property. These appraisals are thoroughly researched and documented, 

generally including quantitative research supporting adjustments and reconciliation conclusions.  

 

Mr. Bobbitt continues active research in the field of real estate valuation and land/applied economics, writing 

articles and presenting research for publication in academic and trade journals.  

 



From: Janet Alligood
To: Ashley Stathatos
Subject: priest theatre interior contents
Date: Monday, September 25, 2023 1:41:49 PM
Attachments: quote_69296_2018-08-17-15-50-17 (1).pdf
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You don't often get email from janet.alligood@gmail.com. Learn why this is important

Hi Ashley, 

I have compiled a list of the contents inside the theatre for your reference. Hope this is
helpful. 

     Barco Projector, Digital Sound System, Roll Down Screen (Inv attached)  $30,000
     Popcorn Machines (3) 2 new, 1 old (Inv attached) $3,700
     Nacho Machine $100.00
     Coke Machine  $500.00
     Desk and Chair Projector Room  $300
     Stressless Chairs (12) (Competitive Price Analyses Attached) $3000
     Projector Room A/C $150
     Storage Racks (2) $100
     35mm Simplex Projector (Competitive Price Analyses Attached)  (2) $7,500

If you need anything else, please let me know. 

Thank you, 

Janet

mailto:janet.alligood@gmail.com
mailto:astathatos@highsprings.gov
https://aka.ms/LearnAboutSenderIdentification



 


85 Hillcrest Drive
Weaverville, NC 28787
Telephone (866) 411-2832
Fax 954-565-5340
orders@cudazoo.com
To be purchased at:


QUOTE
Date Quote #


07/26/2018 33312


 


Billing Information Shipping Information


Alan Alligood
19606 NW 202 Street
High Springs, Florida 32643
United States
alan.alligood@gmail.co
352-494-7112


Alan Alligood
19606 NW 202 Street
High Springs, Florida 32643
United States
Shipping Method: CustomCompanies
Location Type: Residential


 


Item Code Description Quantity Unit Price Total


PT14A11-XXX-CSS Cretors 14oz Profiteer Popcorn Machine Stainless Steel Kettle One Pop
120V


1 $2,099.99 $2,099.99


7520 Cretors 7520 Hot Rod Coconut Oil Heater 1 $289.99 $289.99


Sub-Total: $2,389.98


CustomCompanies: $237.50


Florida Sales Tax: $160.02


Grand Total: $2,787.50


 


Comment


Powered by TCPDF (www.tcpdf.org)


Cuda Zoo, LLC. © 2018                                1 / 1



https://www.cudakitchen.com/

http://www.tcpdf.org

https://www.cudakitchen.com/index.php?route=information/information&information_id=4






INVOICE
Date


8/8/2013
Invoice #


97666


Bill To
Priest Theater
Gainsville FL


Ship To
The Priest Theater
c/o Sheffield Hardware
50 North Main
High Springs, FL 32643
Attn: Alan


SO #
23692


P.O. # Terms
SEE BELOW


Rep
DJR


Ship Date


8/9/2013


Ship Via
GROUND


Total Pieces Total Weight Tracking No.


Thank you for your business!
If collection proceedings are required, the buyer herein will be responsible to seller for


reasonable attorney's fees and court costs incurred plus 1.5% per month (18% per
annum) on any unpaid principle balances in the event of a default under the terms of


payment herein.  Minimum order is $50.00.  Re-stocking fee is 20%.
NO RETURNS WILL BE ACCEPTED WITHOUT PRIOR AUTHORIZATION.


Total


Balance Due


Subtotal


Sales Tax (7.0%)


Payments/Credits


Attn: Allan
Phone 352-494-7112 Fax
E-mail alan.alligood@gmail.com


Worldwide Digital Cinema Solutions!


Item Code DescriptionQuantity Unit Price AmountBackordered
call prior to shipping large shipments for confirmation of address
and contact


R9004702 DP2K10S Barco DLP cinema projection system, .69 chip, 
includes motorized zoom lens and 2000 watt xenon lamp


 1.00  36,000.00  36,000.00T 0.00


R9871085 INCLUDED WITH PROJECTOR Doremi / Barco IMB for projector
package (Order ShowVault under P/N R9871084)


 1.00  0.00  0.00T 0.00


R9871084 INCLUDED WITH PROJECTOR Doremi / Barco ShowVault Only
for projector package (Order IMB under P/N R9871085)


 1.00  0.00T 0.00


R9856524 Free with projector Barco 0.69" DC2K motorized zoom lens for 
projector  2.0 - 3.9


 1.00  0.00  0.00T 0.00


ME-230K-DOR-IMB Ethernet Installation Cable Kit for use with DOREMI Cinema
Server w/IMB, includes:
1-each Cat. 5e Ethernet Cable:  7 ft. Blue, 7 ft. Green, 7 ft. Grey
3-each Cat. 5e Ethernet Cable:  25 ft. Yellow
1-each Rack Mount 1GB Network Switch
4-each Rack Screws
6-each 4" cable ties


 1.00  175.00  175.00T 0.00


XBO2000W/DHP OFR SPARE LAMP - Osram Sylvania 69150 Xenon lamp for BARCO
digital cinema, 2400 hour warranty


 1.00  700.00  700.00T 0.00


ME-DPC-v2 Digital Pedestal for Barco C-Series projectors, MTE Version 2 1.00  995.00  995.00T 0.00


ME-APC230VUPS UPS 1500w  220v  for Projector electronics, server, and
Automation power backup


 1.00  600.00  600.00T 0.00


ME-myTablet125 Magna-Tech Custom Configured touch screen portable tablet for
access to projector.  Can be connected by wireless with added
router (add $100)


 1.00  1,500.00  1,500.00T 0.00


QD-KIT-CE-8-8-200x-FA-08 Cinema projector ventilation system 8" x 8" vibration isolator
w/QF Clamps & O Rings + S&P PV-200x-115 (115-120v, 60hz) -
consists of:  KIT-CE-8-8-200x and KIT-FA-08


 1.00  520.00  520.00T 0.00
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Thank you for your business!
If collection proceedings are required, the buyer herein will be responsible to seller for


reasonable attorney's fees and court costs incurred plus 1.5% per month (18% per
annum) on any unpaid principle balances in the event of a default under the terms of


payment herein.  Minimum order is $50.00.  Re-stocking fee is 20%.
NO RETURNS WILL BE ACCEPTED WITHOUT PRIOR AUTHORIZATION.


Total


Balance Due


Subtotal


Sales Tax (7.0%)


Payments/Credits


Attn: Allan
Phone 352-494-7112 Fax
E-mail alan.alligood@gmail.com


Worldwide Digital Cinema Solutions!


Item Code DescriptionQuantity Unit Price AmountBackordered


JNR-100-003B JNIOR Model 310 automation system for use with digital
projection systems with 8 relay outputs


 1.00  400.00  400.00T 0.00


PSA-120-125 Power supply for JNR 310 automation 1.00  25.00  25.00T 0.00


CP650D U Dolby CP650D digital / analog stereo cinema processor, good
used, Six month parts warranty (MTE ID:  13VUE433)


 1.00  2,500.00  2,500.00T 0.00


UEX/650 Dolby Cat. No. 790 card provides digital audio input for D-cinema
(4 x AES, 75 ohms). Audio processing includes PCM on all
channel pairs, or Dolby Digital on first channel pair. Adds Dolby
Surround EX decoding. Kit includes card, software, and
instructions. Upgrades a CP650D to a CP650.


 1.00  860.00  860.00T 0.00


CAT. 701 U Dolby Digital Reader w/30 ft. Standard Soundhead-to-Cinema
Processor Cable, Good Used (MTE ID:  12MT947)


 1.00  500.00  500.00T 0.00


650-25-EX-AES-RJ 2-piece output card set for the CP650 w/EX, and 4xAES digital
input.  (EX surrounds are routed to the Main Output Board).  Uses
the 650-OPT790-AES Option Board.


 1.00  210.00  210.00T 0.00


4XAES-DRM-D25-35 DOREMI SERVER AES CABLE MALE/MALE DB25  35' LONG 1.00  150.00  150.00T 0.00


DSi-8M Crown 8-Channel Booth Monitor for bi-amplified Cinema Systems
using Crown DSi Amps


 1.00  600.00  600.00T 0.00


3722 Two-Way Screen Array® For Small Cinemas For Bi-Amp
Applications.  400 Watts, Dual 15" Low Frequency Section
(3739), with 90? x 50? 2374 ScreenArray Horn, 1.75" 2418H-1
Driver and Bracket.  High Frequency Section Comes Fully
Assembled. Crossover Freq. 1300 Hz


 3.00  665.00  1,995.00T 0.00


8320 JBL Compact Surround System, 150 Watt 14.00  145.00  2,030.00T 0.00
2516 JBL Quick-Mount Fixed Angle Bracket for 8330A and 8340A. 


Packed 2 Pieces Per  Master Pack.
 14.00  19.50  273.00T 0.00


SB183C U EAW Subwoofer Speaker, single 18" woofer, good used (MTE ID:
12AEP134)


 1.00  450.00  450.00T 0.00
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Thank you for your business!
If collection proceedings are required, the buyer herein will be responsible to seller for


reasonable attorney's fees and court costs incurred plus 1.5% per month (18% per
annum) on any unpaid principle balances in the event of a default under the terms of


payment herein.  Minimum order is $50.00.  Re-stocking fee is 20%.
NO RETURNS WILL BE ACCEPTED WITHOUT PRIOR AUTHORIZATION.


Total


Balance Due


Subtotal


Sales Tax (7.0%)


Payments/Credits


Attn: Allan
Phone 352-494-7112 Fax
E-mail alan.alligood@gmail.com


Worldwide Digital Cinema Solutions!


Item Code DescriptionQuantity Unit Price AmountBackordered
DSi1000 Crown Digital Amplifier, 2 Channel, 275W/Ch @ 8 Ohms


3  for stage speakers - bi-amp
2 for surrounds side and rear


 5.00  415.00  2,075.00T 0.00


DSi2000 Crown Digital Amplifier, 2 Channel, 475W/Ch @ 8 Ohms  for sub
woofer


 1.00  590.00  590.00T 0.00


ERK-4020LRD Middle Atlantic 40 space (70") 19-1/2" deep stand alone rack less
rear door, black finish


 1.00  440.00  440.00T 0.00


PREWIRE PREWIRING OF AUDIO COMPONENTS INCLUDING
HARDWARE, DPC CABLES, AND OUTLETS


 1.00  500.00  500.00


REVISED SCREEN PRICING - BASED ON REQUIRED EXTRA
DROP PER DRAWING FROM ARTURO'S SITE VISIT.
SCREEN - ROLL DOWN -  MANUAL ROPE AND PULLEY 
MATT WHITE , PERFORATED, SEAMED.    SIZE PER
DRAWING: 14'6"  (10'10" VIEWING HEIGHT WITH 1'7" TOP
BLACK EXTRA DROP AND 2'1" BOTTOM BLACK EXTRA
DROP)  X 26'6" WIDTH WHICH INCLUDES  2" SIDE BORDER .


MISC NI DRAPER EVENROLL AS PREVIOUSLY SPECIFIED  perforated 1.00  3,030.00  3,030.00T 0.00


PORTHOLE
24X24PH-WOG Kelmar Standard 24 x 24 Porthole 5 Degree Tilt Finished in Satin


Black for 6"-10" Thick Wall C/W Single Pane of Anti-reflective
Glass


 1.00  684.00  684.00T 0.00


ALL EQUIPMENT IS QUOTED EX WORKS- ALL SHIPPING
AND HANDLING IS ADDITIONAL AND WOULD BE BILLED AT
COST.   ESTIMATED SHIPPING FOR EQUIPMENT AS
QUOTED IS $2,500
NOTE: WE WILL ISSUE BILL FOR FREIGHT CHARGES
SEPARATELY


NEW TERMS All equipment is quoted new and under factory warranty, unless
stated otherwise


 1.00  0.00  0.00T 0.00


50%TERMS Payment terms:  50% deposit with order, balance prior to
shipment


 1.00  0.00  0.00T 0.00


Page 3


USD 61,813.14


USD 11,813.14


USD 57,802.00


USD 4,011.14


USD -50,000.00
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Home > LivingRooms > Chairs > Stewart Place Leather Recliner

Stewart Place Leather Recliner $599%

G Delivery to: Tampa, FL

Available Now

COLOR: Brown

oe0

MOVEMENT: Non-Power Recliner

(@ Learn more about reciining options

PROTECT YOUR PURCHASE:

Three (3) years furniture protection plan (:72)
What's Covered?
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Furniture > Office Chairs > Chairs > Recliners, Gliders & Rockers > Recliners

Flash Furniture LeatherSoft Recliner and Ottoman Set Black (BT7818BK)

Item #:365-200863BEL Model #: BT7EI18BK Brands Flash Furniture $599.99
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Per each

==

Earn 599 points  Heavy item fee

O shipto: 32060 v
Delivery Wed, Oct 4 - Thu, Oct 5

© Free returns
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Simplex Super XL Sound Peerless Magnarc LL1 Base
18" Mags 35mm Projector

Condition: New

Pice: US $4,500.00

No Interest if paid in full in 6
Mo on §99+ with PayPal
Credit*

Add to cart

Best Offer:

Make offer

© Add to watchlist

€ Breathe easy. Retums accepted.

47 People want this. 21 people are watching this.
Hover to zoom

Freight - Check the item description or Contact the seller for
details. See details
: Atlanta, Georgis, United States

Shipping

Located

$ Haveonetosell?  Sell now

Delivery: Varies

Retums: 30 days returns. Buyer pays for return shipping. See details

Payments:

[Paveai][ G Pay | visa || @D

PayPal CREDIT
“No Interest if paid in full in 6 months on $99+. See terms and

Share | Add to Watcl

Shop with confidence

eBay Money Back Guarantee

Getthe item you ordered or your
money back.
Learn more

Seller information
kinemaman (15210)
995% positive feedback

Q Saveseller

Contact seller

Visit store
See otheritems
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35mm Simplex Vintage Projector with carbon arc Shop with confidence
lamphouse eBay Money Back Guarantee
e Get the item you ordered or your
Condition: -~ money back.
Learn more
price: US $2,999.99
. Buy It Now . .
$2, i Seller information
No Interest if paid in full in 6 770newton (2245)
Mo on $99+ with PayPal Add to cart 100% positive feedback
Credit*
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Shipping  Freight - Gheck the item description or Contact the seller for
details. See details
Located in: Atlants, Georgie, United States

Delivery: Varies

Retums: Seller does not accept retums. See details
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Sell now
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plex 35mm projector

Condition:

Pics: Us $1,500.00

No Interest if paid in full in 6
Mo on §99+ with PayPal
Credit*

Buy It Now
Add to car

> Best Offer:

Share | Add to Watcl

Shop with confidence

eBay Money Back Guarantee

Getthe item you ordered or your
money back.
Learn more

Sellerinformation
traveleze (4)
100% positive fesdbsck

Q Saveseller

Contact seller

© Add to watchlist

21 people are watching this.

47 People want

Pickup: Free local pickup from Lincoln, Galifornia, United States. See

details

Retums: Seller does not accept retums. See details

[rore][c o visa [ @0 IR

PayPal CREDIT
“No Interest if paid in full in 6 months on $99+. See terms and
lynow

Payments:

Earn up to 5x points when you use your eBay
Mastercard@. Learn more

See otheritems

Feedback on oursuggestions
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Western Electric Universal 35mm Sound Projector
Peerless Simplex Circa 1927-35

& Lastitem available

Seller refurbished

“This system is fully operational. Installation available. Great Display
from the Golden Age of”... Resamore

Condition:

Quantity: ‘1 ‘ Last One /1sold

Pice: US $8,500.00

No Interest if paid in full in 6

Mo on §99+ with PayPal
Credit*

Buy It Now
Add to car

‘@ Add to watchlist

Best Offer:

oLl

€ Breathe easy. Retums accepted.

$ Haveonetosell?  Sell now 47 People want this. 39 people are watching this.

Shipping  Freight - Gheck the item description or Contact the seller for
details. See details

Located in: Atlants, Georgis, United States

Delivery: Varies

Retums: 30 days returns. Buyer pays for return shipping. See details

Share | Add to Watcl

Shop with confidence

eBay Money Back Guarantee

Getthe item you ordered or your
money back.
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NEW 
BUSINESS 
ITEM # 1 



               Commission Agenda Item Request Form 
 

________________________________________________________________________ 
MEETING DATE:  January 11, 2024 
 
SUBJECT:  City Audit 
 
AGENDA SECTION:  New Business 
  
DEPARTMENT:  Finance 
 
PREPARED BY:  Ashley Stathatos, City Manager 
         
RECOMMENDED ACTION:  Accept City Audit 

_______________________________________________ 
 

SUMMARY 
 

James Moore will present the City Audit for the year ending September 30, 2022.   
 
REVIEWED BY CITY MANAGER:  Yes 
 
 



 
 

NEW 
BUSINESS 
ITEM #2  



               Commission Agenda Item Request Form 
 

________________________________________________________________________ 
MEETING DATE:  January 11, 2024 
 
SUBJECT:  CRA Audit 
 
AGENDA SECTION:  New Business 
  
DEPARTMENT:  Finance 
 
PREPARED BY:  Ashley Stathatos, City Manager 
         
RECOMMENDED ACTION:  Accept CRA Audit 

_______________________________________________ 
 

SUMMARY 
 

James Moore will present the CRA Audit for the year ending September 30, 2022.   
 
REVIEWED BY CITY MANAGER:  Yes 
 
 



 
 

NEW 
BUSINESS 
ITEM #3 



               Commission Agenda Item Request Form 
 

________________________________________________________________________ 
MEETING DATE:  January 11, 2024 
 
SUBJECT:  Wastewater Treatment Plant Update 
 
AGENDA SECTION:  New Business 
  
DEPARTMENT:  Public Works 
 
PREPARED BY:  Thomas Henry, Public Works Director 
         
RECOMMENDED ACTION:  Discussion & Consideration Only 

_______________________________________________ 
 

SUMMARY 
Mittauer & Associates, Inc. will provide an update on the construction of the Wastewater 
Treatment Plant and grants received to date. 
 
REVIEWED BY CITY MANAGER:  Yes 
 
 



 
 

NEW 
BUSINESS 
ITEM #4 



               Commission Agenda Item Request Form 
 
________________________________________________________________________ 
MEETING DATE: January 11, 2024 
 
SUBJECT: Discuss, Consider And Act On The Next Steps Of The City Manager 
Hiring Process.   
 
AGENDA SECTION:  New Business 
 
DEPARTMENT:  Commission  
 
PREPARED BY:  City Clerk  
 
RECOMMENDED ACTION: Give saff direction on the process as we move 
forward with the City Manager Hiring process.  
 

Summary 
The Closing date for City Manager Applications will be January 14, 2024; 
and the Commission will rank the applicants at the January 25, 2024 
Commission Meeting, as well as, select the applicants for interviews.   
 
With these dates quickly approaching, staff would like direction on if the 
Commission would prefer to have the interviews done as in person or via 
Zoom and if the February 8, 2024 Commission Meeting is still a good date 
for the interviews.  
 
We will also need to establish how the Commission would like to handle the 
interview portion; such as the questions, who will ask the questions, how 
many questions, etc.    
 
 
ATTACHMENT:  City Manager Ads 
 
 
REVIEWED BY CITY MANAGER:  Yes 

 



CITY MANAGER
P O S I T I O N  
A V A I L A B L E

A p p l y  B y :  J a n u a r y  1 4 ,  2 0 2 4
C i t y  o f  H i g h  S p r i n g s

2 3 7 1 8  W  U S  H W Y  2 7
H I G H  S P R I N G S , F L  3 2 6 4 3



THE IDEAL CANDIDATE

The City is seeking a candidate who has a demonstrated record of achievement with 
the ability to vision and implement, making High Springs a first-class city that retains 
its idyllic small-town feel.  This individual needs to be an outstanding leader and 
manager who understands the long-range impacts of actions.

The new City Manager should know that expectations are high.  Responding
promptly will be a key to success and the Commission expects their residents to
receive the best service.  Hence, the ideal candidate will believe strongly in
customer service and ensure residents receive only the best.

The ideal candidate should have strong listening skills and serve as an advisor and 
sounding board for both the elected officials and residents.  They must have an 
open-door policy and welcome all.  They must have outstanding communications 
skills (including listening, diplomacy, and finesse).  These skills will also include being 
able to break highly complex issues into simple pieces and being able to explain them 
in terms that everyone can understand. 

The ideal candidate will be someone who has high, realistic expectations from the
strong team of staff that is already in place.  We are looking for a leader and
mentor who will further motivate and encourage our employees to take
ownership and accountability as a key component of their job.  Experience in labor
relations and union negotiations is preferred.  

The ideal candidate is expected to be proactive, innovative, compassionate, and
creative.  This individual must have a high degree of integrity and honesty.  
Focusing on team building, performance, accountability, staff mentoring and
positive acknowledgement with feedback are very important.

The ideal candidate should be someone who recognizes the value of past practice
but who is always seeking a better, more efficient and effective way to implement
the Commission’s vision for our community.

Experience in Intergovernmental Relations will also be important.  The next City
Manager will need to be aware of issues and actions of other governments.  

The ideal candidate must have a minimum of five years of progressive experience in
public sector management overseeing at least 40 employees, with some or all of
this experience in a small historic city.  A Bachelor’s degree in business
administration, public administration or a related subject from an accredited
college or university is required with a Master’s degree preferred.  Being an ICMA
member is strongly preferred.



ABOUT HIGH SPRINGS

High Springs has a population of 6,975 and is located in northwest Alachua County,
approximately 20 miles northwest of Gainesville.

High Springs is known for its beautiful surrounding springs.  Visitors and residents enjoy 
these springs for scuba diving, swimming, fishing, canoeing, and tubing, as well as their 
natural beauty.

The City has seen a high level of residential and commercial growth and development 
in the last few years.  It is the desire for development and redevelopment to preserve our 
outstanding quality of life and balance with the residents' expectations and desires.

With its current leadership, the City will maintain its small-town feel while becoming an
even more popular and prosperous community.

The City provides its own Police Department, Fire Department, Public Works, Building &
Planning/Code Department, CRA and Parks & Recreation Department. There is also a
branch of the Motor Vehicles.  Some of the employees are unionized.  The police
department is represented by the Police Benevolent Association (PBA) and public works
and administrative employees represented by American Federation of State, County
and Municipal Employees (AFSCME).

The City also has a Farmer’s Market which is overseen by the Community
Redevelopment Agency.

The City has approximately 88 employees (79 full-time and 9 part-time).  The FY 
2023/2024 General Fund Budget is $7,218,646 and the total budget is $17,538,592.  The 
Community Redevelopment Agency (CRA) budget is $473,948.

GOVERNMENT
The City operates under the Commission-City Manager form of government.  The 
Commission consists of five members, each elected at large by the electors of the City 
and serving three-year terms.

The City Manager directs and supervises the administration of all departments with the
exception of the City Attorney and City Clerk who serve as charter officers who are
appointed by and report directly to the City Commission.

COMPENSATION
The anticipated starting salary will be between $100,000.00  TO $120,000.00  annually 
with generous benefits which include a vehicle allowance, retirement benefits through FRS, 
health, vision, life, dental, Short- and Long -Term Disability insurance.

RESIDENCY
The City Commission requires the City Manager to reside within the City limits.



HOW TO APPLY:

Complete application, available online at highsprings.gov, and return along with cover
letter and resume’ to City Clerk Angela Stone at 23718 W US Hwy 27, High Springs, FL
32643 or astone@highsprings.gov by January 14, 2024.

THE PROCESS:

Screening applications will begin on January 15, 2024 and conclude on January 18, 2024. 
The recommended semi-finalists will then be forwarded to the Commission for 
consideration.  Five finalists will be selected on January 25, 2024 and interviews are 
scheduled for February 8, 2024.

CONFIDENTIALITY:

Under the Florida Public Records Act, all applications are subject to disclosure after 
receipt.

OTHER IMPORTANT INFORMATION
The City of High Springs is an Equal Opportunity Employer.



ADVERTISEMENT FOR CITY MANAGER 
CITY OF HIGH SPRINGS 

 
(Population approximately 6,975) The City of High Springs will be accepting 
applications for the position of City Manager until January 14, 2024. Starting salary 
$100,000 - $120,000 annually.  A Bachelor’s Degree required with a Master’s 
degree preferred. Previous financial experience is preferred, along with five years 
of municipal government experience.  Educational emphasis in public 
administration also preferred.  An equivalent combination of training and 
experience may be considered.  Professional managerial or governmental financial 
experience may be substituted on a year-for-year basis for the education and 
experience requirements.  Work experience must show successful professional 
management, problem solving skills, interpersonal relations skills, and experience 
in fiscal management.  It is required that the successful applicant live within the city 
limits of High Springs.  The City Manager reports to and works under the supervision 
of a five-member city commission.  The City Manager is responsible for the day-to-
day operations of the city which provides full services including Police and Fire 
protection, water, wastewater collection and treatment, parks/recreation and 
street maintenance.  All applicants must fill out an application.  Applications may 
be picked up at High Springs City Hall or are available online at 
www.highsprings.gov.  Send application and accompanying resume’ to Angela 
Stone, City Clerk, 23718 W US Hwy 27, High Springs, FL  32643 or to 
Cityclerk@highsprings.gov.  Only applications and resumes received by January 
14, 2024, will be considered.  All documentation is subject to Florida’s public 
records laws.  The City of High Springs is an equal opportunity employer.   

http://www.highsprings.gov/
mailto:Cityclerk@highsprings.gov
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	D.1.December 14, 2023 Commission Minutes - DRAFT
	CALL TO ORDER AND ROLL CALL
	ROLL CALL CITY COMMISSION:

	Mayor Katherine Weitz – Present
	STAFF PRESENT:
	INVOCATION AND PLEDGE OF ALLEGIANCE
	Invocation by Damon Baudoin
	Pledge of Allegiance

	APPROVAL OF AGENDA:
	Vice Mayor Grunder motioned to approve the agenda as presented.
	Commissioner Miller Second.
	Motion carried 4-0.  (Commissioner Byran Williams)

	APPROVAL OF CONSENT AGENDA:
	MINUTES OF THE NOVEMBER 16, 2023, COMMISSION MEETING
	Commissioner Miller Motioned to approve the Minutes of the November 16, 2023 Commission Meeting
	Commissioner Tapanes Seconded.
	Motioned carried 4-0 (Commissioner Williams not present)

	MINUTES OF THE NOVEMBER 28, 2023, COMMISSION MEETING
	Commissioner Miller Motioned to approve the Minutes of the November 28th, 2023 Commission Meeting
	Commissioner Tapanes Seconded.
	Motioned carried 4-0 (Commissioner Williams not present)

	RECOGNITION OF LOCAL TEACHERS (MAYOR)
	Mayor Weitz gave a speech on how wonderful teachers and teaching staff are and presented Ms. Sarah Rendek, and Elizabeth Treese with awards of recognition and thanks for their services as teachers/education professionals.
	City Manager Stathatos gave an explanation of the budget amendment and its requirements as per state statute.


	Mayor Katherine Weitz – Yes
	Vice Mayor Tristan Grunder – Yes
	Commissioner Andrew Miller- Yes
	Commissioner Steve Tapanes – Yes
	Mayor Katherine Weitz – Yes
	City Manager Stathatos gave a brief explanation of the resolution.
	Attorney Adams read Resolution 2023-V by title only
	Vice Mayor Grunder motioned to approve Resolution 2023-V as read by title only.
	Commissioner Miller Seconded
	Commissioner Andrew Miller- Yes
	Commissioner Steve Tapanes – Yes
	Commissioner Byran Williams – Yes
	Mayor Katherine Weitz – Yes
	Vice Mayor Tristan Grunder – Yes
	DISCUSS, CONSIDER AND ACT ON RESOLUTION 2023-W, A RESOLUTION AMENDING THE RATES CHARGED BY THE SOLID WASTE SYSTEM.
	Attorney Adams advised that the resolution could be edited but to be very specific when making the motion for clarity and continuity.
	Commissioner Tapanes motioned to approve the residential part of the solid waste increase and tabling the commercial until a later time.
	Grunder motioned to approve the resolution as written but for staff to communicate with Wastepro to see if a negotiation could be had for a more favorable contract.
	Williams Seconded.
	Commissioner Steve Tapanes – Yes
	Commissioner Byran Williams – Yes
	Mayor Katherine Weitz – Yes
	Vice Mayor Tristan Grunder – Yes
	Commissioner Andrew Miller- Yes
	Resolution passed 5-0
	Bruce Borders – thanked Mr. Thomas Henry, Chief Antoine Sheppard, and City staff for their work on the High Springs Christmas Parade.
	Brad Riddle – Thanked Thomas for allowing him to tour the facilities and after seeing them he commended the Water plant is in excellent condition.

	COMMISSIONER RESPONSE:
	APPOINTMENT OF THE MEMBERS OF THE MAYOR’S YOUTH COUNCIL.
	Mayor Weitz gave a brief speech and explanation of the High Springs Mayor’s Youth Council
	Annz Weitz, Samuel T. Nichol, Elijah Kellum, Leila Ceilley, Camden Treese, & Aiden Bloodsworth all applied and expressed follow up interest in becoming members of the High Springs Mayor’s Youth Council.
	Vice Mayor Grunder motioned to appoint Camden Treese and Leila Ceilley to the one-year term on the Mayor’s Youth Council ending November 2024.
	Commissioner Miller Seconded
	Motion Carried 5-0
	Vice Mayor Grunder Motioned to appoint Sam Nichol, Anna Weitz, and Aiden Bloodsworth to the 2 year term ending in November 2025.
	Commissioner Tapanes Second.
	Motion Carried 5-0
	Vice Mayor Grunder Motioned to appoint Elijah Kellum to the Alternate position on the Mayor’s Youth Council.
	Commissioner Miller Seconded
	Motion Carried 5-0
	Commissioner Byran Williams – Yes
	Mayor Katherine Weitz – Yes
	Vice Mayor Tristan Grunder – Yes
	Commissioner Andrew Miller- Yes
	Commissioner Steve Tapanes – Yes
	Mayor Weitz recused herself from voting for ethical reasons per state statute.
	City Manager Stathatos introduced Mr. Highland who gave an explanation of the edit to the project.
	Commissioner Tapanes motioned to approve the amended site plan for Lifespring Church.
	Commissioner Wiliams Seconded.
	Motion Carried 4-0 (Mayor Weitz Recused from Voting)

	DISCUSS, CONSIDER, AND ACT ON PUBLIC SAFETY RADIO SYSTEM USER AGREEMENT.
	Interim Chief Vogel gave an explanation of the proposed user agreement.
	Alachua County Fire Rescue Chief Theus explained how the county acquired and transformed the radio system and how it operates and functions.
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