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June 24, 2024 
 
 
 
Alachua County Public Works Transportation Improvement 
c/o Mr. C. Perry Peeples 
Real Property Coordinator 
5620 NW 120th Lane 
Gainesville, Florida 32653 
 
RE: Burkhardt Distribution Warehouse 
 Containing 76,397± Square Feet 
 6125 NW 18th Drive 
 Gainesville, Florida 32653 
 
Dear Mr. Peeples: 
 
Per your request, I have prepared an appraisal of the office/warehouse building 
located at 6125 NW 18th Drive, in Gainesville, Florida, 32653.  The property is 
more particularly located along the east side of NW 18th Drive, just east of U.S. 
Highway 441, within the Northwest Industrial Park.  The property contains 10.12± 
acres, improved with a vacant, one-story, 76,397± square foot office/warehouse 
building, built in 2000 and 2011.  The building was built as a distribution 
warehouse for Burkhardt Distributing of Gainesville, a local Budweiser 
Distributorship.  The building is of tilt-up concrete construction and is a single-
tenant building which is currently vacant. 
 
The purpose of this appraisal is to estimate the market value of the fee simple 
interest in the subject property as of the date of inspection, being May 22, 2024.  
The function of this appraisal will be for internal business decisions by Alachua 
County for possible purchase of the subject property.  The subject property is 
currently under contract to Alachua County for $10,835,000.  A copy of the 
contract can be found in the Addendum. 
 
This is an Appraisal Report, which is intended to comply with the reporting 
requirements set forth under Standards Rule 2-2(a) of the Uniform Standards of 
Professional Appraisal Practice for an Appraisal Report.  
 
Supporting documentation concerning the data, reasoning, and analyses is 
retained in the appraiser’s files.  The depth of discussion contained in this report 
is specific to the needs of the client and for the intended use stated above.  The 
appraiser is not responsible for unauthorized use of this report.  

WALTER N. CARPENTER, JR., MAI, CRE        
 Cert Gen RZ 1231 
MARK G. CARPENTER, MAI  
 Cert Gen RZ 935 
  
  

1390 HOPE ROAD, SUITE 100, MAITLAND, FL 32751  T 407-648-2199  F 407-648-8901  www.pinelcarpenter.com  

 

http://www.pinelcarpenter.com/
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We have completed all of the necessary investigations and analyses within the scope of 
our expertise to conduct an estimate of market value of the subject property under the 
requested conditions.  Unless noted, property rights appraised in the following valuation 
assume leased fee title ownership, with no adverse encumbrances against the property. 
 
This is a certified appraisal as defined in the provisions of Part II, Chapter 475.501, 
Florida Statutes. 
 
The undersigned do hereby certify that, to the best of our knowledge and belief: 
 
1) The statements of fact contained in this appraisal report are true and correct.  

Further, the reported appraisal analyses, opinions, and conclusions are limited 
only by the reported Assumptions and Limiting Conditions, and are my personal, 
unbiased, professional analyses, opinions, and conclusions. 

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

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

 
3) My compensation is not contingent on an action or event resulting from the 

analyses, opinions, or conclusions that were developed herein, or by the use of 
this report.  The appraisal assignment is not based on a requested minimum 
valuation, a specific valuation, or the approval of a loan. 

 
4) My appraisal analyses, opinions, and conclusions were developed and this report 

has been prepared in conformity with the Uniform Standards of Professional 
Appraisal Practice (USPAP) of the Appraisal Foundation with the requirements of 
the Code of Professional Ethics and the Standards of Professional Practice of the 
Appraisal Institute, and with the Requirements of the State of Florida for State-
Certified Appraisers, as well as Florida Community Bank appraisal guidelines. 

 
5) This report and its use are subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives, and to the requirements 
of the State of Florida relating to review by its Real Estate Appraisal Board. 

 
6) As of the date of this report, Mark G. Carpenter, MAI, has completed the 

requirements of the Continuing Education Program for the Appraisal Institute. 
 
7) Mark G. Carpenter, MAI, has the knowledge and experience on the type property 

appraised in its geographic area to meet the USPAP Competency Requirements. 
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8) Mark G. Carpenter, MAI, of Pinel & Carpenter, Inc. made a personal inspection of 

the property that is the subject of this report. 
 
9) Scott Royal provided significant professional assistance in preparing this 

appraisal.  This assistance included sales & rental research, report writing and 
valuation analysis under my direction and supervision.  However, the analyses 
and final value conclusions stated herein are solely my own. 

 
10) We have not previously appraised the subject or provided any professional 

services for the subject property within the past three years. 
 
This report was made subject to the following conditions and contingencies: 
 
1) We were provided a copy of the current contract (located in the Addendum).  The 

contract is between Burkhardt Distribution of Gainesville, Inc. (the seller) and 
Alachua County (the buyer).  The property is currently under contract for 
$10,835,000.  The contract was fully executed on May 16, 2024, by Michele 
Lieberman, County Manager.   

 
2) My valuation assumes no adverse encumbrances, encroachments, or restrictions 

against the subject property.  Title to the property is assumed to be good and 
marketable unless otherwise stated. 

 
3) Exhibits within this report are included only to assist the reader in visualizing the 

subject property and supporting data.  These are not to be relied upon as exact 
replications.  Also, the flood zone information provided within this report is based 
upon my review of the National Flood Insurance Map and, as a result, I assume 
no responsibility for its accuracy. 

 
4) For this analysis, I have reviewed the Alachua County property appraiser records 

and official records and information provided by the client for determination of the 
subject building size.  Any indication to the contrary will subject this appraisal to 
review and possible modification.  It should be noted that Alachua County 
Property Appraiser only denotes the first phase of the building containing 52,685 
square feet, built in 2000.  The second phase, built in 2011, containing 23,712± 
square feet, is not listed on the Alachua County Property Appraisers website. 
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5) This appraisal report has been prepared without the benefit of structural or 

engineer reports relating to the subject building and site improvements.  While 
my field inspections will note evidence of structural deficiencies, I make no 
representation as to the structural integrity or condition of the building 
improvements and related components.  The market value estimate rendered 
herein presumes the subject buildings to be structurally sound and that all 
applicable building codes were adhered to in the initial construction. 

 
6) I was not provided a topographical survey or a soil/subsoil analysis of the subject 

property.  Since discovery of any abnormal soil or subsoil conditions beyond my 
area of expertise, I have assumed that the site will support future improvements.  
Any indications to the contrary will subject this appraisal to review and possible 
modification. 

 
7) Sales data and information regarding improved sales and lease comparables 

were extracted from public records and from sales services and other sources.  
This information is assumed to be accurate and correct. 

 
8) We do not have the required expertise for determining the presence or absence 

of hazardous substances, defined as all hazardous or toxic materials, wastes, 
pollutants or contaminants (including, but not limited to, asbestos, PCB, UFFI, or 
other raw materials or chemicals) used in construction, or otherwise present on 
the property.  We assume no responsibility for the studies or analyses which 
would be required to determine the presence or absence of such substances.  
We do not assume responsibility for loss as a result to the presence of such 
substances.  The value estimate is based on the assumption that the subject 
property is not so affected. 

  
9) The 1985 amendment to Chapter 163, Florida Statutes, requires local 

governments to adopt Comprehensive Land Use Plans that must include 
adopted levels of service for seven types of public services and facilities:  roads, 
mass transit, sanitary sewer, storm water, potable water, solid waste, and 
parks/recreation. Chapter 163 prohibits local governments from issuing 
development permits if the development's impact would cause levels of service to 
fall below the adopted levels.  In other words, the availability of the public 
services must be concurrent with the impact of the proposed or future 
development. 
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Therefore, based upon the Conditions and Contingencies discussed in the Letter of 
Transmittal, as well as the Definitions and General Assumptions, as part of this report, it 
is our opinion and conclusion that the fee simple “as is” market value for the subject 
property, as of May 22, 2024, is: 
 

ELEVEN MILLION SEVENTY-FIVE THOUSAND DOLLARS 
 

$11,075,000 
 
Please refer to the attached report, including exhibits for documentation of the above 
cited value.  If additional information is requested, please advise. 
 
     Respectfully submitted, 
 
     PINEL & CARPENTER, INC. 

             
Mark G. Carpenter, MAI 
Vice-President 
Cert Gen RZ935 
 

MGC/jmb/ego 
Attachments 
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SUMMARY OF IMPORTANT CONCLUSIONS 
 
CLIENT: Alachua County Public Works Transportation Improvement 
 c/o Mr. C. Perry Peeples 
 Real Property Coordinator 
 5620 NW 120th Lane 
 Gainesville, Florida 32653 
 
OWNERSHIP: Burkhardt Distributing of Gainesville 
 3935 Inman Road 
 Saint Augustine, Florida 32084 
  
LOCATION: The subject property is located along the east side of NW 

18th Drive, just east of U.S. Highway 441, within the 
Northwest Industrial Park, in Gainesville, Alachua County.  
The property address is 6125 NW 18th Drive, Gainesville, 
Florida, 32653. 

DATE OF 
VALUATION: May 22, 2024  
 
PROPERTY 
RIGHTS 
APPRAISED: Fee Simple Interest 
  
LAND SIZE: 10.012± Acres 
  
BUILDING 
DESCRIPTION: The subject property is improved with a single-story 76,397± 

square foot distribution warehouse facility originally 
constructed in 2000 (52,685± square feet) with an addition in 
2011 (23,712± square feet).  The building was built by 
Burkhardt Distributing of Gainesville for the local Budweiser 
Distributorship.  The building is of precast concrete panels 
with steel frame truss system.  The building is divided 
between 12,613± square feet of office space (17%), 45,987± 
square feet of air-conditioned warehouse (60%), 15,297± 
square feet of non-air-conditioned warehouse (20%) (drive-
thru area).  Additionally, there is a 2,500± square foot 
detached service garage (3%) located in the southeast 
corner of the property.  There is also a concrete truck 
loading well with six dock high doors along the south 
elevation of the building.  The warehouse is designed with 
two large air-conditioning areas, receiving/loading area, and 
an enclosed truck drive-thru area  
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SUMMARY OF IMPORTANT CONCLUSIONS 
(Contd.) 

 
 which attaches this area to the warehouse areas.  The air-

conditioned warehouse areas have an average eave height 
of 30 feet.  The office portion of the building was designed 
with a large open work area with office cubicles, executive 
offices, conference rooms, as well as a large employee 
lounge area.  Site improvements include a large truck 
parking area along the south boundary, car parking along 
the west boundary, concrete paved sidewalks and walkway 
areas, two large retention ponds, chain link perimeter 
fencing, and gates.  The balance of the property, which is 
not improved, includes mature landscaping, including trees, 
bushes, and sod.  The detached service garage was 
constructed of precast concrete tilt walls with a steel frame 
truss system.  It has two truck service bays, and the average 
eave height is 20 feet.  As of the current date of our 
inspection, improvements were in good condition with no 
noticeable evidence of deferred maintenance. 

 
ZONING:  I-1, Limited Industrial, by the City of Gainesville. 
 
FUTURE 
LAND USE:  Industrial District, by the City of Gainesville. 
 
HIGHEST AND   
BEST USE: “As Vacant” – Based on the economic and real estate 

market conditions within Gainesville, the highest and best 
use of the subject site, which if “as vacant” would be for 
office/warehouse development as dictated by demand. 

 
 “As Improved” – Continued use as a distribution warehouse 

building. 
VALUE 
INDICATIONS:  Cost Approach        N/A 
  Sales Comparison Approach $11,075,000 
  Income Approach   $11,030,000 
FINAL 
RECONCILIATION: $11,075,000 
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STATE MAP 
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AREA MAP 
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LOCATION MAP 
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TAX MAP 
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AERIAL PHOTOGRAPH 
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SUBJECT PHOTOGRAPHS 
 

 
 

View of the front elevation of the office. 
 

 
 

View of the front parking lot. 
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View of the reception area. 
 

 
 

View of the training room. 
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View of the breakroom. 
 

 
 

View of the rear of the reception area. 
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View of a typical private office. 
 

 
 

View of the sales area. 
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View of the sales area cubicles. 
 

 
 

View of the men’s restroom. 
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View of the warehouse area looking towards the loading docks. 
 

 
 

View of the warehouse area which is the former drive-thru. 
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View of the loading dock area. 
 

 
 

View of the air-conditioned warehouse area. 
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View of the air-conditioned warehouse addition area. 
 

 
 

View of the air-conditioned warehouse area. 
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View of the freezer area. 
 

 
 

View of the loading dock area looking towards the office area. 
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View of the rear of the building and the loading docks. 
 

 
 

View of the rear of the building’s drive-thru area. 
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View of the separate two-bay service garage located on the rear of the property. 
 

 
 

View of the interior of the service bay.
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View of the rear drive looking west from the service garage.  The main building is 
located on the left. 

 

 
 

View of the trucking parking area located along the east boundary looking south.  
The loading docks are on the right.
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View of the north elevation of the building looking east towards the service 
garage.  This is the addition added in 2011. 

 

 
 

View of the drive-thru area looking east from the west boundary.  The building on 
the left is the addition added in 2011. 
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View of the fire sprinkler system. 
 

 
 

View of the retention pond located in the southeast corner of the property. 
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View of the retention pond extending along the front of the property.  The subject 
building is located on the right side of the photograph and NW 18th Drive is 

located on the left. 
 

 
 

View of the gated entrance located in the southeast corner of the property, 
looking north from NW 18th Drive. 
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View of the front parking area looking east from the approximate southwest 
corner of the property.  The building is located to the left and NW 18th Drive is to 

the right. 
 

 
 

View of NW18th Drive looking east from the entrance drive located in the 
southwest corner of the property.  The subject is to the left in photograph. 
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View of NW 18th Drive looking west from the gated entrance located in the 
southeast corner of the property.  The subject is to the right in photograph. 

 

 
 

View of the entrance drive in the southwest corner of the property looking north 
from NW 18th Drive. 
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GENERAL UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS 
 
This appraisal report has been made with the following general assumptions: 
 
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. The property is appraised free and clear of any or all liens or 

encumbrances unless otherwise stated. 
 
3. Responsible ownership and competent property management are 

assumed. 
 
4. The information furnished by others is believed to be reliable.  However, 

no warranty is given for its accuracy. 
 
5. All engineering is assumed to be correct.  The plot plans and illustrative 

material in this report are included only to assist the reader in visualizing 
the property. 

 
6. It is assumed that there are no hidden or unapparent conditions of the 

property, subsoil, or structures that render it more or less valuable.  No 
responsibility is assumed for such conditions or for arranging for 
engineering studies that may be required to discover them. 

 
7. It is assumed that there is full compliance with all applicable federal, state, 

and local environmental regulations and laws unless noncompliance is 
stated, defined, and considered in the appraisal report. 

 
8. It is assumed that all applicable zoning and use regulations and 

restrictions have been complied with, unless nonconformity has been 
stated, defined, and considered in the appraisal report. 

 
9. It is assumed that all required licenses, 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 value estimate 
contained in this report is based. 

 
10. It is assumed that the utilization of the land and improvement is within the 

boundaries of property lines of the property described and that there is no 
encroachment or trespass unless noted in the report. 



BURKHARDT DISTRIBUTION WAREHOUSE 
CONTAINING 76,397± SQUARE FEET 

6125 NW 18TH DRIVE 
GAINESVILLE, FLORIDA 32653 

 

24-043 
COPYRIGHT 2024, PINEL & CARPENTER, INC. 
 

26 

GENERAL UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS 
(Contd.) 

 
11. I understand that any appraiser who falsely or fraudulently overstates the 

value of a contributed property referred to in this appraisal may be subject 
to a civil penalty for aiding and abetting an understatement of the tax 
liability and moreover the appraisal may be disregarded for such 
purposes. 

 
12. The distribution, if any, of the total valuation in this report between land 

and improvements applies only under the stated program of utilization.  
The separate allocations for land and buildings must not be used in 
conjunction with any other appraisal and are invalid if so used. 

 
13. Possession of this report, or a copy thereof, does not carry with it the right 

of publication.  It may not be used for any purpose by any person other 
than the party to whom it is addressed without the written consent of the 
appraiser, and in any event only with proper written qualification and only 
in its entirety. 

 
14. The appraiser herein by reason of this appraisal is not required to give 

further information consultation, testimony, or be in attendance in court 
with reference to the property in question unless arrangements have been 
previously made. 

 
15. 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 prior 
written consent and approval of the appraiser. 
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DEFINITION OF MARKET VALUE 
 
The current definition of market value can be stated as follows: 
 
 “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 own best interests;  
 
 3) A reasonable time is allowed for exposure in the open market;  
 
 4) Payment is made in terms of cash in U.S. 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.” 

 
This definition is from The Appraisal of Real Estate, 14th Edition, by the Appraisal 
Institute, 2013, Page 50, and The Dictionary of Real Estate Appraisal, Appraisal 
Institute, 7th Edition, 2022. 
 
DEFINITION OF HIGHEST AND BEST USE 
 
Highest and best use may be defined as: 
 

The reasonably probable and legal use of vacant land or an improved 
property that is legally permissible, physically possible, appropriately 
supported, financially feasible, and that results in the highest value. 

 
The definition immediately above applies specifically to the highest and best use of land.  
It is to be recognized that in cases where a site has existing improvements on it, 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. 
 
Source:  The Appraisal of Real Estate, 14th Edition, by the Appraisal Institute, 2013, 
Page 333. 
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DEFINITION OF PROPERTY RIGHTS APPRAISED - FEE SIMPLE ESTATE 
 
Property rights appraised are those of the unencumbered fee simple interest of 
ownership.  According to The Dictionary of Real Estate Appraisal, 7th Edition, 
2022, by the Appraisal Institute, 
 

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.   

 
CLIENT 
 
Alachua County Public Works Transportation Improvement 
c/o Mr. C. Perry Peeples 
Real Property Coordinator 
5620 NW 120th Lane 
Gainesville, Florida 32653 
 
APPRAISER 
 
Mark G. Carpenter, MAI 
Vice-President 
Cert Gen RZ 935 
 
INTENDED USER AND USE OF REPORT 
 
The client intended user is Alachua County.  The intended use of the appraisal is 
to aid Alachua County in internal business decisions related to the possible 
acquisition of the property.  No additional intended users are identified by the 
appraisers. 
 
SUBJECT PROPERTY 
 
The subject property is improved with a single-story, 76,397± square foot 
distribution warehouse facility that was constructed in 2000 and 2011.  The 
property is located along the east side of NW 18th Drive, just east of U.S. 
Highway 441, within the Northwest Industrial Park.  The property address is 6125 
NW 18th Drive, Gainesville, Florida, 32653. 
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OWNERSHIP AND FIVE-YEAR TITLE HISTORY 
 
According to Alachua County Public Records, current title to the subject property 
is Burkhardt Distributing of Gainesville. According to O.R. Book 2277, Page 
1247, the vacant land was purchased by the current owner from Northwest 
Industrial Park, on February 22, 2000, for $227,500. 
 
As of May 16, 2024, the subject property is currently under contract to Alachua 
County for $10,835,000.  Refer to the current contract located in the Addendum. 
 
LEGAL DESCRIPTION 
 
A copy of the subject legal description can be found in the Addendum of this 
report. 
 
DATE OF VALUATION 
 
May 22, 2024 
 
INTEREST VALUED 
 
Fee simple interest. 
 
DATE OF REPORT 
 
June 24, 2024 
 
PURPOSE OF APPRAISAL 
 
The purpose of this appraisal is to provide Alachua County with an estimate of 
market value of the fee simple interest in the subject property as of the date of 
inspection, being May 22, 2024. 
 
FUNCTION OF APPRAISAL 
 
The function of this appraisal is to assist Alachua County in establishing market 
value of the subject property in order to assist in purchasing the subject property. 
 
PURPOSE OF REPORT 
 
The purpose of this report is to outline the results of my investigations and 
analyses concerning the subject property.  This report includes a complete 
analysis of the information utilized by the appraiser in reaching an estimate of 
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market value and the various factors affecting the valuation.  In addition, the 
methodology used by the appraiser in arriving at an estimate of value is 
discussed and explained. 
 
The first section of the appraisal report identifies the property.  The subject 
property is influenced by the national, state, and local economy.  The Market 
Area Data sections of the appraisal report discuss how the local and national 
economies and demographics influence the valuation and the highest and best 
use of the property. 
 
The next sections, which include Title History, Zoning, Tax Assessment, Site 
Description, and Description of Improvements, describe the subject property in 
detail.  These factors further influence the highest and best use and the valuation 
of the subject property. 
 
All of the sections described above discuss the facts and form the basis for the 
highest and best use estimate.  The conclusions made in these sections are 
brought together in the Highest and Best Use section and a highest and best use 
is estimated. 
 
The Valuation section that follows the Highest and Best Use section discusses, 
supports, and then applies the applicable appraisal approaches to value utilized 
in the subject property valuation. The values estimated in each of the approaches 
are to be reconciled into a final value estimate in the Reconciliation and Final 
Value Estimate section of the report. 
 
All sections of the appraisal report are structured to show the reasoning and 
justification utilized by the appraisers in arriving at an estimate of highest and 
best use and final value estimate.  The Addendum section of the report contains 
various exhibits, comparable sale write-ups, and other information supportive of 
the appraisal. 
 
SCOPE OF REPORT 
 
In preparing this appraisal, the appraisers 
 

• Inspected the subject property and the surrounding neighborhood; 
• Gathered information on comparable sales, and rentals; 
• Confirmed and analyzed the data and reconciled a final value using the 

Sales Comparison and Income Capitalizations approaches to value. 
 
The subject property is improved with a single-story, 76,397± square foot 
distribution warehouse facility that was constructed in 2000 and 2011.  The 
property is located along the east side of NW 18th Drive, just east of U.S. 
Highway 441, within the Northwest Industrial Park.  The property address is 6125 
NW 18th Drive, Gainesville, Florida, 32653. 
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In our opinion, the most appropriate approaches to value the fee simple estate of 
the subject property are to use the Sales Comparison and the Income 
Capitalization Approaches. These approaches best reflect the most current 
actions and expectations of investors and other market participants. The Cost 
Approach was not applied due to the physical age of the subject property and the 
difficulty in accurately determining the appropriate amount of accrued 
depreciation.  Further discussion relating to the data collection and verification 
will be discussed within the report.  Other data specific to the property in this 
analysis will be contained within the Addendum to the report. 
 
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 Shands Regional Medical Center. 
Alachua County has a 2010 Census population of about 247,336 people and is 
the natural retail center for an eight-county area in North Central Florida along 
the I-75 corridor. The 2020 estimate is 267,727 persons. The continuous support 
of the University of Florida, Shands 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 45 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. 
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NEIGHBORHOOD DATA 
 
The Burkhardt Distribution Warehouse Property is located at 6125 Northwest 18th 
Drive, which is within the interior of the Northwest Industrial Park, which is an 
established industrial district situated at the southeast corner the intersection of 
U.S. Highway 441 and State Road 121, in North Central Gainesville. This 
location is within the corporate city limits of the City of Gainesville and is “subject 
to” zoning and land use regulations of the city. 
 
The Northwest Industrial Park is an established light industrial district situated 
along the south and east side of State Road 121 extending eastward from US 
Highway 441.  The Northwest Industrial Park is neighbored to the west by the 
Northwood Commercial Park and neighbored to the south and southeast by 
larger industrial parcels, which have access off of the east side of U.S. Highway 
441.  This includes the large parcel with access provided through the Northwest 
Industrial Park, which was recently developed as a large-scale garage facility for 
the City of Gainesville. 
 
U.S. Highway 441 and State Road 121 serve as the major north/south access 
roads for the subject neighborhood.  U.S. Highway 441 is a four-lane divided 
highway and State Road 121 is a two paved state highway.  As shown on the 
enclosed ATraffic Count Map@, US Highway 441 has a substantial traffic count 
of 28,000 cars per day to the south of State Road 121 and 23,000 cars per day to 
the north of the intersection.  State Road 121 at a point north of the entrance to 
the Northwest Industrial Park had a 24-hour traffic count of 16,500 cars per day.  
Major east/west access is provided by State Road 121 (Northwest 34th Street 
Extension) to the west of US Highway 441 and also by Northwest 53rd Avenue 
and by Northwest 39th Avenue.  In addition, there are numerous secondary 
feeder roads providing good to average access from the subject neighborhood to 
the other major activity centers in the City of Gainesville, including the University 
of Florida, UF Health Medical Complex, VA Hospital, the downtown business 
district and other commercial activity centers.   
 
The Northwest Industrial Park was initially developed in the early 1970’s and is 
mostly built-out.  In recent years, additional platted industrial lots were developed 
to the east of the subject property adjacent to the Gainesville target range.  There 
are several of these smaller industrial lots remaining undeveloped within the 
area.  Currently, the Northwest Industrial Park supports mini storage, office, 
distribution and light manufacturing uses and has received good market 
acceptance over time and there are few vacant parcels remaining for new 
building expansion or development. 
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The Northwest Industrial Park includes full city utilities, including underground 
city water, sewer and above and below ground electric lines as well as phone 
and cable tv access.  The interior streets are public right of ways maintained by 
the City of Gainesville and consist of two lane paved roadways with larger cul-de-
sacs to allow for the maneuverability of large tractor trailer vehicles.   
 
The subject property is located in the northeast area of the Northwest Industrial 
Park, as shown on the attached maps and drawings.  The property occupies one 
interior lot along the east side of Northwest 18th Drive.  Industrial properties 
immediately surrounding the subject property are developed for similar light 
industrial purposes and are generally well maintained.   
 
The subject neighborhood is one of the major light industrial districts for the City 
of Gainesville.  The area has seen substantial light industrial development over 
the past 30 years and has continually expanded with the economic growth of the 
city.  The majority of the Northwest Industrial Park is almost entirely built-out with 
only a few remaining vacant lots (mostly consisting of smaller parcels located to 
the east of the subject property).  Recent development within the park includes 
the recently completed Amazon Distribution facility at the entrance to the park 
and the nearby United Parcel Service warehouse is undergoing major expansion 
and renovations.  The large-scale City of Gainesville auto and truck maintenance 
facility and landscaping gravel storge yard is located just east of the subject 
property.  These factors, combined with the continued development of suburban 
residential areas to the west and north of this neighborhood, add to the favorable 
prospects for continued growth in the area and contribute to the stability of 
property values within the industrial district.  No substantial detrimental conditions 
were noted.   
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LOCATION MAP 
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NEIGHBORHOOD MAP 
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TRAFFIC COUNT MAP 
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PROPERTY DESCRIPTION 
 
General 
 
The subject underlying land contains 10.12± acres.  The property has frontage 
along the east side of NW 18th Drive.  The property is improved with a one-story, 
76,397± square foot distribution warehouse facility constructed in 2000 and 2011.  
The building is a vacant single-tenant building. 
 
Access 
 
Accessibility throughout the market area is considered good, with the main 
transportation routes being U.S. Highway 441 and State Road 121. 
 
The subject site has good access and exposure within the immediate market 
area being located within the Northwest Industrial Park.  The Northwest Industrial 
Park is located in the northeast quadrant of U.S. Highway 441 and State Road 
121.  The subject property has direct frontage on NW 18th Drive.  NW 18th Drive 
is the main industrial thoroughfare that travels in a north/south direction.  The 
roadway dead ends just south of the subject property. 
 
Topography & Drainage 
 
The subject property is at approximate road grade with NW 18th Drive.  The 
subject property is serviced by two large onsite retention ponds which provide 
adequate drainage. 
 
Flood Plain 
 
According to FEMA Flood Map, Panel No. 12001C0303E, dated November 2, 
2018, most of the property is located within a Zone “X”, an area identified as lying 
outside the determined 100-year flood plain. 
 
Soils 
 
I was not provided a Soil Survey of the subject site and this analysis assumes 
adequate soil conditions exist for the subject development.  Any indications to the 
contrary will subject this report to review and possible modification.  Based on my 
overall inspection of the subject site and surrounding properties, it appears that 
adequate soil conditions exist. 
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Utilities 
 
Utilities available to the property include electric, water, and sewer.  Water and 
sewer are provided by Gainesville Utility Services. 
 
ZONING AND FUTURE LAND USE 
 
The subject property is zoned I-1, Limited Industrial, by the City of Gainesville.  
Allowable uses in this district include alcoholic beverage establishments, 
warehouse distribution facilities, business services, industrial, office, public 
administration, vehicle repair, carwash, equipment sales and rental, drive-thru 
facilities, micro-breweries, mini-warehouse, and storage facility. 
 
The future land use for the subject is Industrial District, by the City of Gainesville.  
See the addendum to this report for the zoning and future land use maps. 
 
REAL ESTATE ASSESSMENTS AND TAXES 
 
The subject property is currently assessed and taxed by Alachua County.  The 
tax amount shown on the tax rolls represents the gross amount due in March of 
the following year.  The following chart reflects the 2023 assessments and taxes 
for the subject property. 
 
2023 Tax Assessment

Parcel ID# Assessed 
Value

Exempt 
Amount

Non-Ad 
Valorem 

Assessment

Millage 
Rate

Taxable 
Value Total Taxes 

07878-030-008 $2,512,928 $0 $4,787.79 22.17750 $2,512,928 $60,518.25  
*Note:  It appears that the Alachua County property appraiser data has not included the entire building of 
76,397± square feet on the tax roll.  It appears that the 2011 addition (23,712± square feet) was not included 
in the assessment. 
 
According to Alachua County, there are no delinquent property taxes for the 
subject property. 
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DESCRIPTION OF IMPROVEMENTS 
 
The subject property is improved with a single-story 76,397± square foot 
distribution warehouse facility originally constructed in 2000 (52,685± square 
feet) with an addition in 2011 (23,712± square feet).  The building was built by 
Burkhardt Distributing of Gainesville for the local Budweiser Distributorship.  The 
building is of precast concrete panels with steel frame truss system.  The building 
is divided between 12,613± square feet of office space (17%), 45,987± square 
feet of air-conditioned warehouse (60%), 15,297± square feet of non-air-
conditioned warehouse (20%) (drive-thru area).  Additionally, there is a 2,500± 
square foot detached service garage (3%) located in the southeast corner of the 
property.  There is also a concrete truck loading well with six dock high doors 
along the south elevation of the building.  The warehouse is designed with two 
large air-conditioning areas, receiving/loading area, and an enclosed truck drive-
thru area which attaches this area to the warehouse areas.  The air-conditioned 
warehouse areas have an average eave height of 30 feet.  The office portion of 
the building was designed with a large open work area with office cubicles, 
executive offices, conference rooms, as well as a large employee lounge area.  
Site improvements include a large truck parking area along the south boundary, 
car parking along the west boundary, concrete paved sidewalks and walkway 
areas, two large retention ponds, chain link perimeter fencing, and gates.  The 
balance of the property, which is not improved, includes mature landscaping, 
including trees, bushes, and sod.  The detached service garage was constructed 
of precast concrete tilt walls with a steel frame truss system.  It has two truck 
service bays, and the average eave height is 20 feet.  As of the current date of 
our inspection, improvements were in good condition with no noticeable evidence 
of deferred maintenance. 
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Building Improvements 
 
Type of Building: Cold Storage Distribution Warehouse 
 
Date of 
Construction: 2000, with an addition in 2011. 
 
Height: One-story – cold storage warehouse has an average eave 

height of 30 feet. 
 
Type of 
Construction: Precast concrete tilt wall panels with a steel frame truss 

system. 
 
Roof: Flat rolled roofing with goodyear rubber over the original 

warehouse, with metal over the warehouse addition. 
 
Exterior Walls: Precast concrete panels with a textured acrylic coating. 
 
Floors: Office area – carpet, ceramic tile, and vinyl tile. 
 Distribution and office area – finished concrete. 
 
Interior Walls: Office area – finished drywall in most areas. 
 Distribution area – insulated metal panels. 
 
Ceilings: Office area – acoustical ceiling tiles 
 Warehouse area – exposed steel bar joist with insulated 

metal panels. 
 
Heat and A/C: Adequate; roughly 72% of the warehouse area is cold 

storage area. 
 
Electricity: Adequate 
 
Lighting: Fluorescent 
 
Plumbing: Adequate; there are numerous restrooms throughout the 

building. 
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Site Improvements 
 
Site improvements include over 112,357 square feet of asphalt paved driveway 
and parking area.  The parking area includes a large employee parking area at 
the front of the building and a large truck parking area on the side of the building.  
There is also a 4,560± square foot concrete truck loading well with room for six 
stalls, and 3,209± square feet of concrete paved sidewalk and walkway area, two 
large retention lakes, chain link perimeter fencing, and above average 
landscaping. 
 
HIGHEST AND BEST USE 
 
According to The Appraisal of Real Estate, the highest and best use is defined 
as, 
 

“The reasonable and probable use that supports the highest 
present land value, as defined, as of the date of the appraisal.  
Alternatively, the highest and best use is the use, from among 
reasonably probable and legal alternative uses, found to be 
physically possible, appropriately supported, financially feasible, 
and that results in the highest present land value.” 

 
To estimate the highest and best use of the subject, we have considered those 
uses, which are physically possible, legally permissible, economically feasible, 
and maximally productive.  Consideration was given to the individual features of 
the land, such as size, shape, location, access to roadways, and the availability 
of utilities.  Consideration was also given to the surrounding land uses and the 
demand for property in the current real estate market. 
 
In cases where properties are improved, the highest and best use of the site, “as 
though vacant”, and the highest and best use of the property, “as improved”, may 
be different.  This is due to the principle of “contribution”, which holds that if an 
improvement adds value to the site over and above land value, the highest and 
best use of the property is “as improved” until such time as the improvements 
add no contributory value to the property. 
 
“As Though Vacant” 
 
The highest and best use of the subject property, “as though vacant”, must be 
analyzed with regard to the different types of uses, both existing and potential for 
the subject property.  This is to determine which use will provide the highest 
return to the land. 
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Physically Possible 
 
The subject’s underlying land is rectangular in shape and contains 10.12± acres.  
The site has 760± feet of frontage along the east side of NW 18th Drive.  The 
subject is located within the Northwest Industrial Park, just northeast of U.S. 
Highway 441 and State Road 121 intersection.  The Northwest Industrial Park 
includes full utilities, including underground city water, sewer, and above and 
below ground electrical lines.  The streets are public right-of-ways maintained by 
the City of Gainesville and consist of two-lane paved roads with large cul-de-sacs 
to allow for movability of large tractor trailer vehicles. 
 
Based upon the above, it is our opinion that the site has sufficient size, visibility, 
and development potential for a variety of uses, including commercial and 
industrial uses. 
 
Legally Permissible 
 
The subject property is zoned I-1, Limited Industrial, by the City of Gainesville, 
with a future land use designation of Industrial.  The zoning and future land use 
allow for a variety of industrial uses.  Therefore, based upon this analysis of the 
present zoning and future land use, legally permissible and physically possible 
uses include most types of industrial. 
 
Economically Feasible 
 
We have considered those uses, which are physically possible and legally 
permissible.  Considering those uses, we have analyzed those uses that would 
also be economically feasible.  In considering the economically feasible uses for 
this property, one must give consideration to the surrounding land uses, access, 
as well as the site’s general and specific locations. 
 
As previously discussed, the subject neighborhood is one of the major industrial 
districts of the city of Gainesville.  The area has seen substantial industrial 
development over the past 30 years and continued expanding with the economic 
growth of the city.  The majority of the Northwest Industrial Park is almost entirely 
built-out with only a few remaining vacant lots (mostly existing smaller parcels 
located to the east of the subject property).  Recent development within the park 
includes the recently completed Amazon Distribution facility at the entrance to 
the park and the nearby United Parcel Service warehouse, which has recently 
undergone major expansion and renovations.  The large scale City of Gainesville 
Garage Facility is located just east of the subject property.  These factors, 
combined with the continued development of suburban residential areas to the 
west and north of the neighborhood, add to the favorable prospects of continued 
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growth in the area and continue the stability of property values within the 
industrial district. 
 
It appears that the Alachua County industrial market has remained somewhat 
stable over the past several years.  Based upon the above, the financially 
feasible uses for the subject property will include industrial development. 
 
Maximally Productive 
 
The maximally productive use for the subject property addresses questions of 
what use is the most profitable utilization.  Given the market conditions, in our 
opinion, the maximally productive use for the subject property would be some 
type of future industrial development. 
 
“As Improved” 
 
The subject property is currently improved with a one-story, 76,397± square foot 
distribution warehouse facility built in 2000 and 2011.  The building was built as a 
distribution warehouse for the local Budweiser distributorship.  The building is of 
precast concrete tilt-up panels with a steel frame truss system.  The building is 
divided between 12,613± square feet of office space, 45,987± square feet of air-
conditioned warehouse, and a 15,297± square feet of non-air-conditioned 
warehouse (truck drive-thru).  Additionally, located in the southeast corner of the 
property is a 2,500-square foot detached service garage.  The site improvements 
include a large truck parking lot on the south boundary, vehicle/car parking along 
the west boundary, onsite lighting, fencing, sidewalks, and drainage.  The 
balance of the property which is not improved includes mature landscaping, 
including trees and sod and two large retention ponds.  The building was an 
owner-occupied building at one time but is currently vacant.  Based upon the age 
and condition of the building, the highest and best use of this property, “as 
improved”, is for continued use as an industrial building. 
 
VALUATION METHODOLOGY 
 
Real estate appraisal practice ordinarily requires the use of three basic 
approaches to value.  These approaches are commonly referred to as the Cost 
Approach, the Sales Comparison Approach, and the Income Approach, which 
provide the basis for arriving at a final value estimate. 
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The Cost Approach is the sum of the land value and the depreciated cost new of 
the improvements. The Cost Approach is based on the premise that an informed, 
rational, investor/purchaser would pay no more for the subject property than it 
would cost him to produce a substitute property with the same utility and without 
undue delay. 
 
The Sales Comparison Approach is the process of comparing sales to the 
subject property and making adjustments to these sales for such differences as 
time, location, size, and physical characteristics.  This approach is based on the 
principle that a prudent purchaser would pay no more to buy the subject property 
than it would cost him to buy a comparable substitute property with the same 
utility and without undue delay. 
 
The Income Approach is based on the premise that a prudent investor would pay 
no more for the subject property than he would for another investment property 
with similar risk and return characteristics.  Since the value of an investment can 
be considered equal to the present worth of anticipated future benefits (dollar 
income or amenities), this approach first estimates the net income that the 
property is capable of producing and then "capitalizes" this amount at a market-
derived rate which reflects the risk and return characteristics of the investment. 
 
The subject property is improved with an office/warehouse building.  In our 
opinion, the most appropriate approaches to value are the Improved Sales 
Comparison Approach and the Income Capitalization Approach.  These 
approaches best reflect the most current actions and expectations of investors 
and other market participants.  The Cost Approach was not applied since 
applying the Cost Approach due to the physical age of the subject improvements 
and the difficulty in accurately determining the appropriate amount of accrued 
depreciation. 
 
Therefore, we utilized the Sales Comparison Approach and the Income Approach 
to value.  The Sales Comparison Approach was assumed to be a good indicator 
of value for the subject.  However, similar building sales were not located in the 
Gainesville area.  Our sales search was expanded to the Ocala and Jacksonville 
areas.  The indicated unit value of the subject property is based upon analysis of 
comparable sales transactions, which are considered viable alternative 
purchases for those investors involved in the subject’s market.  Comparable 
sales exhibited similar income and expense characteristics, were similar in size 
and condition, and were similar with respect to use.   
 
The Income Approach was considered to be a good indication of value for the 
subject property.  However, due to the lack of similar rental comparables in the 
Gainesville area, we expanded our search to include similar buildings located in 
the St. Augustine, Jacksonville, and Daytona Beach areas. 
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SALES COMPARISON APPROACH 
 
In this approach, an opinion of market value of the property is developed by 
comparing the sales of properties to the subject property which have recently 
sold. For this analysis, the Sales Comparison Approach has been utilized. As 
discussed, we concluded that the office/warehouse or industrial uses are the 
highest and best use for the subject property “as vacant” and “as improved”. 
Thus, our research has concentrated on similar sales. 
 
A map showing the location of the improved sales and a list of the sales in 
tabular form is on the following page. The comparable improved sale write-ups 
are included in the Addendum to this report.  
 
A relative comparison analysis is used to analyze the relationships between the 
sale properties and the subject property, without the utilization of quantitative 
adjustments. The sales are discussed below together with a comparative 
analysis of both the transaction and property elements together with a final 
indication of market value for the subject property. The sales are analyzed on a 
price per square foot basis.  
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COMPARABLE IMPROVED SALES MAP 
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COMPARABLE IMPROVED SALES CHART 
 
SALE NO. SUBJECT SALE NO. 1 SALE NO. 2 SALE NO. 3 SALE NO. 4 SALE NO. 5
RECORDED DOCUMENT # 21049-0218 21049-0222 21049-0228 20743-1866 7639-1862

ADDRESS 6125 NW 18th Drive 9855 Mining Terrace 5885 Mining Terrace 5748 Mining Terrace 5300 Shad Road 5151 NW 5th Street

LOCATION

East side of NW 18th 
Drive, south of NW67th 

Place, east of US 
Highway 441

Northeast corner of 
Mining Terrace and 

Mining Drive

Located at the east 
terminus of Mining 

Terrace, west of US-1 
and Interstate 95.

Located at the west 
terminus of Mining 

Terrace, east of Hood 
Road S

Southwest corner of 
Shad Road and Florida 

Mining Boulevard W

Northeast corner of NW 
5th Street and NW 

52nd Avenue

GRANTOR Burkhardt Distributing of 
Gaineville, Inc.

SPI/CLIM JP Property 
Owner, LLC

SPI/CLIM JP Property 
Owner, LLC

SPI/CLIM JP Property 
Owner, LLC Roger S. Williams, LLC 5151 Fifth, LLC

GRANTEE AG-RC III 9855 Mining 
Terrace Owner, LLC.

AG-RC III 5885 Mining 
Terrace Owner, LLC.

AG-RC III 5748 Mining 
Terrace Owner, LLC.

V 3 Shad Road 
Industrial, LLC.

Ricky W. Massie and 
Debra L. Massie, 

Trustees
SALE DATE May 7, 2024 May 7, 2024 May 7, 2024 July 12, 2023 December 3, 2021

SALE PRICE $13,616,900 $4,687,400 $7,645,000 $9,675,000 $4,620,000

PROPERTY RIGHTS CONVEYED Fee simple Fee simple Fee simple Fee simple Fee simple

COUNTY Alachua Duval Duval Duval Duval Marion

CITY Gainseville Jacksonville Jacksonville Jacksonville Jacksonville Ocala

ZONING (l1) Limited Industrial IL, IND IL, IND IL, IND IL, IND M-1

FUTURE LAND USE Industrial Light Industrial Light Industrial Light Industrial Light Industrial Employment Center

BUILDING SIZE (SF RENTABLE) 76,397 103,772 33,056 54,750 63,730 30,800

YEAR BUILT 2000/2011 1998/2003 2000 2001 2002 2005

OFFICE (SF) 12,613 9,994 1,936 4,576 3,198 4,620

PERCENT OFFICE 17% 9.6% 5.9% 8.4% 5.0% 15.0%

PERCENT AIR CONDITIONED 60% 9.6% 5.9% 8.4% 100% 15.0%

WAREHOUSE CLEAR HEIGHT 30' 15' - 25' 24' 24' 24' 20'

SITE SIZE (SF USABLE) 440,827 270,508 195,584 209,088 263,146 140,263

LAND:BUILDING RATIO 5.8 2.61 5.92 4.86 4.13 4.55

DOCK HIGH POSITIONS/DOORS 6 24 4 18 7 4

SALE PRICE PER SF RENTABLE $131.22 $141.80 $139.63 $151.81 $150.00
TRANSACTION COMPARISON:

PROPERTY RIGHTS CONVEYED Similar Similar Similar Similar Similar
FINANCING TERMS Similar Similar Similar Similar Similar
CONDITIONS OF SALE Similar Similar Similar Similar Similar
MARKET CONDITIONS Similar Similar Similar Similar Inferior

PROPERTY COMPARISON:
LOCATION/ACCESS/EXPOSURE Superior Superior Superior Superior Similar
YEAR BUILT Inferior Inferior Inferior Inferior Inferior
INTERIOR BUILDOUT Inferior Inferior Inferior Inferior Inferior
WAREHOUSE CLEAR HEIGHT Inferior Inferior Inferior Inferior Inferior
BUILDING SIZE (SF RENTABLE) Inferior Superior Similar Similar Superior
PARKING / TRUCK COURT Superior Similar Superior Similar Similar

OVERALL COMPARISON Inferior Similar Similar Similar Similar  
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Comparable Improved Sales Analysis 
 
The comparable improved sales utilized provided a unit price from $131.22 per 
square foot to $151.81 per square foot.  The office/warehouse buildings ranged 
in size from 30,800± square feet to 103,772± square feet.  The office/warehouse 
buildings were built between 1998 and 2005.  The improved sales transacted 
between December 2021 and May 2024.  Typically, adjustments are made for 
transactional components (financing, market conditions and conditions of sale), 
as well as physical attributes such as location/access/exposure, year built, 
interior buildout, warehouse clear height, building size, A/C warehouse, land-to-
building ratios, parking, and condition/age.  In this case, a Relative Comparison 
Analysis has been used which analyzes the relationship between the sale 
properties to the subject property.  A comparison (inferior, similar, or superior) is 
indicated by market support and reasoning within the estimation of quantitative 
adjustments. 
 
Comparable Improved Sale No. 1 (21049-0218) is located at 9855 Mining 
Terrace, in Jacksonville, Duval County.  This building is located at the northeast 
corner of Mining Terrace and Mining Drive, within the Southgate Distribution 
Center.  In May 2024, SPI/CLIM JP Property Owners, LLC, sold a three-building 
complex totaling 103,772± square feet to AG-RC III 9855 Mining Drive Terrace 
Owner, LLC, for $13,616,929.  The building is located on a rectangular-shaped 
site containing 6.21± acres.  The three warehouse buildings were built between 
1998 and 2003 and were of concrete block and modular construction.  The three 
buildings have a total of 9,994± square feet of office (9.6%).  The warehouse 
space is not air-conditioned.  The warehouse clear height ranged from 15 foot to 
25 foot.  The two larger buildings have 18 dock high doors each and the small 
building has six dock high doors on the west side.  The land-to-building ratio is 
2.61.  The purchase price reflects $131.22 per square foot. 
 
All of the transactional comparison elements (property rights conveyed, 
financing, conditions of sale, and market conditions) were all considered similar 
to the subject.  The location/access/exposure was considered superior.  The year 
built, interior buildout, warehouse clear height, and larger building size were all 
considered inferior.  The parking/truck court was considered superior.  Overall, 
this sale, at $131.22 per square foot, was considered inferior to the subject. 
 
Comparable Improved Sale No. 2 (21049-0222) is located at 5885 Mining 
Terrace, in Jacksonville, Duval County.  The property is located at the east 
terminus of Mining Terrace, west of U.S. Highway 1 and Interstate 95, within the 
Southgate Distribution Center.  In May 2024, SPI / CLIM JP Property Owner, LLC 
sold an office/warehouse building to AG-RC III 5885 Mining Terrace Owner, LLC, 
for $4,687,400.  The office/warehouse building contains 33,056± square feet, 
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built in 2000.  The building has 3,872± square feet of office (6%).  The building is 
located on a 4.49± acre site.  The land-to-building ratio reflects 5.92.  The 
warehouse clear height is 24 feet.  There are four dock high doors.  The building 
construction is of tilt-up concrete and modular metal and was in good condition.  
The purchase price reflects $141.80 per square foot. 
 
All of the transactional comparisons (property rights conveyed, financing, 
conditions of sale, and market conditions) were all considered similar.  The 
location/access/exposure were considered superior.  The year built, interior 
buildout, and warehouse clear height were all considered inferior.  The building’s 
smaller size was considered superior.  The parking/truck court was considered 
similar.  Overall, this sale at $141.80 per square foot was considered similar to 
the subject. 
 
Comparable Improved Sale No. 3 (21049-0228) is located at 5748 Mining 
Terrace, in Jacksonville, Duval County.  The property is located at the western 
terminus of Mining Terrace, east of Hood Road, within the Southgate Distribution 
Center.  In May 2024, SPI / CLIM JP Property Owners, LLC sold an office / 
warehouse to AG-RC III 5748 Mining Terrace Owner, LLC, for $7,645,000.  The 
office/warehouse contains 54,750± square feet, built in 2001.  There is 4,576± 
square feet (8.4%) of finished office space.  The warehouse is not air-
conditioned.  The warehouse clear height is 24 feet. The building is located on a 
site containing 6.11± acres with approximately 4.8± acres of upland.  The land-
to-building ratio reflects 4.86.  The building was built in 2001 and was in good 
condition.  There are 18 dock high doors.  The building construction is of tilt-up 
concrete and modular metal.  The purchase price reflects $139.63 per square 
foot. 
 
All of the transactional comparisons (property rights conveyed, financing, 
conditions of sale, and market conditions) were all considered similar.  The 
location/access/exposure were considered superior.  The year built, interior 
buildout, and warehouse / clear height were all considered inferior.  The building 
size was considered similar.  The building’s parking/truck court was considered 
superior.  Overall, this sale, at $139.63 per square foot, was considered similar to 
the subject. 
 
Comparable Improved Sale No. 4 (20743-1866) is located at 5300 Shad Road, 
in Jacksonville, Duval County.  The property is more particularly located at the 
southwest corner of Shad Road and Florida Mining Boulevard, in the Southgate 
Distribution Center.  In July 2023, Roger S. Williams, LLC sold an office/ 
warehouse building to V3 Shad Road Industrial, LLC, for $9,675,000.  The office/ 
warehouse building contains 63,730± square feet, built in 2002.  The building has 
3,198± square feet (5%) of finished office space.  The entire building is 100% air-
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conditioned.  The warehouse clear height is 24 feet.  The building is located on a 
6.04± acre site.  The land-to-building ratio reflects 4.13.  The building had six 
dock high doors.  The construction is of tilt-up concrete and modular metal and 
was in good condition.  The purchase price reflects $151.81 per square foot. 
 
All of the transactional comparisons (property rights conveyed, financing, 
conditions of sale, and market conditions) were all considered similar.  The 
location/access/exposure was considered superior.  The year built, interior 
buildout, warehouse clear space was considered inferior.  The building size and 
parking/truck court were considered similar.  Overall, this sale at $151.81 per 
square foot was considered similar to the subject. 
 
Comparable Improved Sale No. 5 (7639-1862) is located at 5151 NW 5th 
Street, in Ocala, Marion County.  The property is more particularly located at the 
northeast corner of NW 5th Street and NW 52nd Avenue, within the Ocala 
International Commerce Park, north of West Highway 40 and west of Interstate 
75.  In December 2021, 5151 Fifth, LLC sold an office/warehouse building to 
Ricky W. and Debra L. Massie, as Trustees, for $4,620,000.  The office/ 
warehouse building contains 30,800 square feet, built in 2005.  The building has 
4,620± square feet of office (15%).  The warehouse clear height is 20 feet.  The 
building is located on a 3.22± acre site.  The land-to-building ratio reflects 4.55.  
The building construction is of steel frame and stucco exterior and was in good 
condition.  The building has four dock high doors and one grade level door.  The 
purchase price reflects $150.00 per square foot. 
 
All of the transactional comparisons (property rights conveyed, financing, and 
conditions of sale) were all considered similar with the exception of market 
conditions which were considered inferior due to the date of sale.  The location/ 
access/exposure was considered similar.  The year built was considered similar.  
The interior buildout was considered similar.  The warehouse clear height was 
considered inferior.  The smaller building size was considered superior.  The 
parking/truck court was considered similar.  Overall, this sale, at $150.00 per 
square foot, was considered similar to the subject. 
 
Summary of Improved Sales 
 
All of the above sales were considered comparable to the subject property, being 
office/warehouse in Duval/Jacksonville and Ocala/Marion County areas.  The 
sales ranged from $131.22 per square foot to $151.81 per square foot.  
Comparable Improved Sale No. 1, at $131.22 per square foot, set the lower end 
of the value range.  Comparable Land Sale Nos. 4 and 5, at $151.81 and 
$150.00 per square foot, respectively, set the upper end of the value range.  
Comparable Improved Sale No. 2, at $141.80 per square foot, and Comparable 
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Land Sale No. 3, at $139.63 per square foot, set the mid-range of the sales and 
were given primary consideration in the final analysis. 
 
As previously indicated, the subject property is currently under contract between 
Burkhardt Distributing of Gainesville, Inc. (as seller) to Alachua County (as 
buyer), for $10,835,000.  The contract date is May 16, 2024.  The contract 
reflects $141.82 per square foot based upon 76,397± square foot 
office/warehouse building.  Refer to the subject contract in the Addendum. 
 
Therefore, after considering all of the above comparable improved sales and the 
subject pending contract, we have estimated a value for the subject property at 
$145 per square foot.  The following has been estimated for the subject property 
via the Sales Comparison Approach: 
 
 76,397± SF @ $145/SF  =  $11,077,565 
 
      RTO  $11,075,000 
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INCOME CAPITALIZATION APPROACH 
 
The Income Approach to value converts the anticipated future benefits of 
property ownership to an estimate of present value.  The Income Approach 
typically is the most reliable for income-producing property because it reflects the 
investment demands and strategies of potential purchasers.  Further, the Income 
Approach is particularly useful in valuing investments such as office/warehouse.  
 
In order to apply the Income Approach, we must accomplish the following items: 
 
1) Project the net operating income; 
 
2) Select an appropriate capitalization rate; and 
 
3) Apply the proper discounting procedure, if necessary. 
 
Subject Lease 
 
The appraisers have reviewed a current listing and lease offering on the subject 
property, as provided by Daniel Burkhardt, with NIA Hallmark Commercial Real 
Estate Services.  According to Daniel Burkhardt, the subject property was an 
owner-occupied office/distribution warehouse by Burkhardt Distributorship of 
Gainesville.  The owners operated this as a Budweiser Distributorship.  
Approximately two years ago, the Budweiser Distributorship franchise/business 
was sold to a third-party entity.  At the time of sale, the buyers of the business 
leased the subject property and a similar facility in Saint Augustine, at a below 
market lease rate.  This lease rate was not known to the appraisers.  
Approximately one year into the lease, the buying franchise owners decided to 
opt out of the building leases on both the Gainesville building and Saint 
Augustine building.  Both the subject building and the Saint Augustine building 
have remained vacant over the past six months.  Both of the buildings have been 
listed for sale as well as for lease.  The Gainesville building (subject) was listed 
for $11,250,000 and a lease rate of $15.00 per square foot triple net.  Daniel 
Burkhardt indicated that there have been no interested parties in leasing the 
subject property.  However, Daniel Burkhardt did indicate that the building would 
most likely lease at a rate of approximately $12.00 per square foot triple net. 
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Market Rent 
 
In comparing this approach, the market rent of the subject property was 
estimated by comparing rents of comparable properties to the subject.  The 
advantages and disadvantages of each rental are taken into account in the form 
of adjustments or relative comparisons.  To more specifically determine the 
appropriate market rent for the subject, we have analyzed rentals of 
office/warehouse buildings within the marketplace where available. However, due 
to a lack of recent rental data within the Gainesville area, we had to extend our 
search to outside the subject’s market area to obtain sufficient data. The 
appropriate adjustments were made when determining a market rent for the 
subject. 
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RENTAL MAP 
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RENTAL CHART 
 

RENT NO. SUBJECT RENT NO. 1 RENT NO. 2 RENT NO. 3

PROPERTY ADDRESS 6125 NW 18th Drive 3935 Inman Road 8051 Bayberry Road 1094 S. Williamson 
Boulevard Bldg. C

LOCATION

East side of NW 18th 
Drive, south of NW67th 

Place, east of US 
Highway 441

West side of Inman 
Road, north of Charles 

Usinas Memorial 
Highway (CR 208), east 

of Interstate 95

East side of Bayberry 
Road, north of 

Baymeadows Road, west 
of Interstate 95

Sothwest side of 
Williamson Blvd., north of 
Beville Road, along the 

east side of Interstate 95

CITY Gainesville St. Augustine Jacksonville Daytona Beach

COUNTY Alachua St. Johns Duval Volusia

PHYSICAL DATA:

NET RENTABLE AREA 76,397 72,831 40,182 139,991

TOTAL LAND AREA (AC) 10.12 10.00 2.16 31.69

LAND AREA / SQ FT 440,827 435,600 93,960 1,380,229

TENANT SPACE DATA 

SF LEASED (most recent) 76,397 72,831 40,182 139,991

OFFICE SPACE INCLUDED 12,613 9,076 4,453 6,000

PERCENT OFFICE SPACE 17% 12% 11% 4%

YEAR BUILT/RENOVATED 2000/2011 1989/2006 1977 2023

TYPE OF USE Warehouse / Office Warehouse / Office Warehouse / Office Warehouse / Office

EXPOSURE NW 18th Drive Inman Road Bayberry Road Interstate 95

CONSTRUCTION Precast Panel/Tilt-Up Precast Panel/Tilt-Up Precast Panel/Tilt-Up Precast Panel/Tilt-Up

BUILDING CONDITION Good Good Average Good

LEASE DATA:

ASKING OR ACTUAL Asking Asking Actual Actual

LEASE TYPE NNN NNN NNN NNN

TENANT EXPENSES Taxes, Insurance, 
Utilities, Maintenance 

Taxes, Insurance, 
Utilities, Maintenance 

Taxes, Insurance, Utilities, 
Maintenance 

Taxes, Insurance, Utilities, 
Maintenance 

BASE RENT $15.00 $13.00 $12.25 $13.50  
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Market Rent Summary 
 
As mentioned above, the subject asking rent is $15.00 per square foot.  
However, the broker indicated that this was above market and not much interest 
has been shown at this rate.  He indicated that a rate closer to $12.00 per square 
foot triple net was deemed reasonable. 
 
Comparable Rental No. 1, which is located at 3935 Inman Road, in Saint 
Augustine, was a sister office/warehouse building to the subject property.  The 
building contained 72,831± square feet and was built between 1989 and 2006.  
The building had 9,076± square feet of finished office (12%).  Additionally, 
approximately 51% of the building is air-conditioned warehouse.  The balance of 
the warehouse being approximately 37% of the building is traditional un-air-
conditioned warehouse.  Like the subject property, there is a 2,080± square foot 
detached service garage on the site.  The first phase of the building, being 
36,756± square feet, was built in 1989 and the second phase, being 36,075± 
square feet, was built in 2006.  The land size is 10± acres.  The construction type 
is precast concrete tilt wall panels with a steel frame truss system.  There are 
four dock high loading doors.  The current asking lease is $13.00 per square foot 
triple net. 
 
Comparable Rental No. 2 is an office/warehouse building located at 8051 
Bayberry Road, in Jacksonville, Duval County.  This is a 40,182± square foot 
office/warehouse building, built in 1977.  There are 4,053± square feet of finished 
office (11%).  The building is of precast panel/tilt up.  The building is located 
within the Deerwood Center Industrial/Business Park, in southeast Jacksonville.  
It is located in proximity to Interstate 75 and 275, in close proximity to U.S. 
Highway 1.  According to the listing broker, the property is currently under a 
seven and one-half year lease which started at $12.25 per square foot triple net, 
beginning in January 2024.  There are 3% annual increases and two, three-year 
renewal options. 
 
Comparable Rental No. 3 is located at 1094 South Williamson Boulevard, 
Building “C”, in Daytona Beach, Volusia County.  This location is just northeast of 
Interstate 95 and the Interstate 4 interchange, north of Beville Road, in west 
Daytona Beach.  The building contains 139,991± square feet, built in 2023.  The 
building has approximately 6,000 square feet of office (4%).  The building is 
100% air-conditioned with 6,000 square feet of office and 15,000 square feet of 
cooler space.  The current lease is a ten-year term which started in 2023 at 
$13.50 per square foot triple net.  There are 4% annual increases and two, five-
year renewal options. 
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Potential Gross Income 
 
The above rent comparables reflected a range between $12.25 per square foot 
triple net to $13.50 per square foot triple net.  As indicated, the subject’s asking 
rent of $15.00 per square foot triple net was considered above market and a 
more reasonable rate was estimated at $12.00 per square foot triple net.  Based 
upon the above and considering the subject building’s size, condition, and 
location, we have estimated a market value rent of $12.00 per square foot on a 
triple net basis.  Triple net basis is the tenant is responsible for all operating costs 
except for management fees and reserve for replacements. 
 
For our income estimate, we have multiplied the 76,397± square feet of leasable 
space by the market rent of $12.00 per square foot for a total rent of $916,764.  
Next, we have added a CAM fee (reimbursed expenses) of $3.73 per square 
foot, or $284,961 for a gross potential income of $1,201,725. 
 
Vacancy & Collection Loss 
 
The next step in the Income Approach is to estimate the appropriate vacancy and 
collection loss allowance.  The current vacancy and collection loss risk of the 
subject property is similar to the market vacancy rates, which are typically 
running in the 5% range.  The subject property is currently vacant and available 
for purchase/lease.  Due to the small amount of available space in the area, it is 
our opinion that the subject would lease up fairly quickly.  Considering our market 
rental rate estimate, we have concluded a vacancy and collection loss of 5%. 
 
Effective Gross Income 
 
Subtracting the vacancy and collection loss from the potential gross income 
results in the subject property’s estimated effective gross income (EGI) of 
$1,141,639 per year. 
 
Operating Expenses 
 
As previously stated, the estimate of potential gross income for the subject 
property is based upon the triple net lease where the tenant is responsible for 
most of the operating expenses.  We were provided with the subject operating 
expenses from the tenant.  Therefore, we have estimated the operating 
expenses based on the subject’s actual expenses as well as compared these to 
similar expenses of properties in the Alachua County and north Florida market 
areas.  The following are the subject’s operating expenses: 
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Real Estate Taxes 
 
It appears that the Alachua County property appraiser data has not included the 
entire building of 76,397± square feet on the tax roll.  It appears that the 2011 
addition was not included in the assessment.  In order to estimate the current 
real estate taxes for the subject property, we have calculated the taxes based 
upon the current contract price of $10,835,000 multiplied by the current millage 
rate to reflect taxes of $189,141 net of a 4% discount. 
 
Insurance 
 
The owners were unable to supply the current insurance expense on the subject 
building.  Based upon similar buildings, we have estimated insurance at $.50 per 
square foot, or $38,199.  Therefore, we have utilized this expense for our 
analysis. 
 
Utilities / Garbage 
 
The tenant is responsible for all utilities and garbage collection.  Utility expenses 
are billed directly to the tenant. 
 
Landscaping & Common Area Maintenance 
 
The tenant is responsible for all landscaping and common area maintenance, we 
have estimated the expenses at $0.50 per square foot or $38,199. 
 
Repairs & Maintenance 
 
Based upon similar buildings in the marketplace, we have estimated the repairs 
and maintenance at $0.25 per square foot or $19,099 per year. 
 
Management 
 
Similar facilities throughout the market area are typically managed at a range 
between 2% and 5% of effective gross income.  Based on the market analysis 
and the fact that the subject property is a single tenant, we have used a 
management fee of 3.0% of effective gross income or $34,249. 
 
Reserves for Replacements 
 
A replacement allowance provides for periodic replacement of building 
components that physically wear out more rapidly than the building itself and 
must be replaced periodically during the building’s economic life.  Replacement 
allowances typically range from 2% to 5% of effective gross income.  Due to the 
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large pavement area on the rear portion of the property, in addition to the 
building, we have estimated a reserve for replacement for the subject property at 
approximately 2% of EGI or $22,833. 
 
Total Operating Expenses & Net Operating Income 
 
The property’s total operating expenses (with reserves) were estimated at 
$341,720 per year or $4.48 per square foot of building.  This expense is 
reasonable based upon similar properties.  Subtracting the operating expenses 
from the subject’s effective gross income results in the net operating income of 
$799,919. 
 
Capitalization 
 
For this analysis, we have used the Direct Capitalization Method.  In this 
valuation method, the net operating income (income after applicable expenses) is 
divided by the appropriate capitalization rate and a value indication by the 
Income Approach is reflected.  Due to rapidly changing market conditions, we 
found that deriving an overall rate (OAR) from recent sales may not reflect 
current credit underwriting demands. Therefore, we have utilized the Mortgage 
Equity Method and Debt Coverage Ratio methods for calculating OARs for the 
office building. 
 

MORTGAGE EQUITY METHOD FOR OFFICE OAR 
LOAN % 70.0% X MORT. CONSTANT .08868 = .06208 

      + 
EQUITY % 30.0% X YIELD RATE 8.0% = 0.02400 

    OAR = .08608 
    RTO  8.61% 

DEBT COVERAGE RATIO (DCR) METHOD FOR OFFICE OAR 
DCR 1.40 X MORT. CONSTANT .08868 LTV 

RATIO 
0.70 = .08691 

      OAR = .08691 
      RTO = 8.7% 

 
For office/warehouse properties, according to Realty Rates most recent 
information for commercial mortgages, mortgage interest rates for similar 
properties range from 5.36% to 10.10% with an average of 7.41%.  For the 
purposes of this analysis, we used an interest rate of 7.50%, with a loan-to-value 
ratio of 70% for this analysis and an amortization period of 25 years.  According 
to Realty Rates.com, a real estate investment tracking service, debt coverage 
ratio (DCR) requirements by lenders are ranging from 1.10 to 2.05, with an 
average of 1.44, and for the purposes of this analysis, we used a DCR of 1.50.  
For the subject office/warehouse building, using the Mortgage Equity Method to 
determine an OAR indicated a (rounded) rate of 8.6% and a (rounded) rate of 
8.7% using the DCR technique.  Additionally, we have several office/warehouse 
sales within our database which have sold in Florida over the past several years.  
These sales reflected overall capitalization rates which ranged from 6.22% to 
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9.01%.  Therefore, we have used a capitalization rate of 7.25% for our analysis 
of the subject, which is within the range of the Comparable Sale OAR, Mortgage 
Equity Method, and DCR techniques. 
 
Summary 
 
The application of the Income Approach is as follows.  Applying a terminal 
capitalization rate of 7.25% provides a value indication of $11,033,361.  
Recognizing the market’s tendency to deal in round numbers, we have estimated 
the fee simple market value of the subject property via the Income Approach to 
be $11,030,000. 
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INCOME APPROACH CHART 
 

POTENTIAL RENTAL INCOME
TOTAL RENT 76,397 SF @ $12.00 $916,764
ADD:  EXPENSE RECOVERIES 76,397 SF @ $3.73 $284,961
POTENTIAL GROSS INCOME $1,201,725

LESS: VACANCY AND COLLECTION LOSS 5.0% ($60,086)

EFFECTIVE GROSS INCOME BEFORE EXPENSES $1,141,639

LESS EXPENSES: % of EGI
Real Estate Taxes  $2.48 /SF $189,141
Insurance $0.50 /SF $38,199
Management 3.0% $0.45 /SF $34,249
Utilities Tenant
Landscaping & Common Area Maint. $0.50 /SF $38,199
Building Repairs and Maintenance $0.25 /SF $19,099
Replacement Reserves 2.0% $0.30 /SF $22,833

TOTAL EXPENSES ($4.47) /SF ($341,720)

EXPENSE RATIO 29.93% of EGI

NET OPERATING INCOME $799,919

DIRECT CAPITALIZATION METHOD NOI  /  OVERALL RATE
$799,919 / 7.25%

MARKET VALUE INDICATION VIA DIRECT CAPITALIZATION $11,033,361
 

RTO: $11,030,000

DIRECT INCOME CAPITALIZATION APPROACH
FEE SIMPLE
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FINAL RECONCILIATION 
 
In estimating the fee simple value of the subject property, we have applied both 
the Sales Comparison Approach and the Income Approach.  The following are 
the value conclusions: 
 
  Cost Approach         N/A 
  Sales Comparison Approach  $11,075,000 
  Income Approach    $11,030,000 
 
The subject building is a single-tenant former owner-occupied office/warehouse 
building.  Due to that fact, the Income Approach was given secondary 
consideration.  A property like the subject is typically not purchased for 
investment purposes but is usually purchased for owner-occupied use.  
Therefore, the Income Approach would be a secondary consideration.  Recent 
improved sales located in the Jacksonville/Duval County and Ocala/Marion 
County area were utilized in order to derive an indication for the Sales 
Comparison Approach.  Finally, the subject’s pending contract of $10,835,000 
was given consideration. 
 
Therefore, as a result of our investigations, research and analysis, and giving 
primary consideration to the Sales Comparison Approach, it is our opinion and 
conclusion that a market value of the fee simple interest in the subject property, 
as of May 22, 2024, is as follows: 
 

ELEVEN MILLION SEVENTY-FIVE THOUSAND DOLLARS 
 

$11,075,000 
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