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TAB I
Management Summary/
Approach to the Project



April 15, 2021

Ms. Marilyn Douglas
510 N. Baker Street
Mount Dora, FL 32757

Dear Ms. Douglas,

With this letter, Downtown Parking Solution MD, LLC is pleased to submit its proposal to the City of Mount Dora, the 
Community Redevelopment Area (CRA) and the Northeast Community Redevelopment Area (Northeast CRA) for the 
Redevelopment of City Owned Property Request for Proposal dated March 5, 2021. 

The opportunity to develop, design, construct, inance, operate, own and maintain a mixed-use development within 
Mount Dora’s historic downtown is an exciting endeavor. Ours will include residential space, office space, mixed use 
commercial space, retail space, a multi-deck parking garage with 753 spaces, and more.

Our approach aims to preserve the unique character and sustainability of Mount Dora’s downtown by strengthening 
the city’s economy, providing a better quality of life for its residents, and building on the local history and traditions in 
order to ensure an enduring future.  Providing a  Live – Work – Play environment is not a new concept for downtown 
areas; however, it is will be new to Mount Dora and it presents an opportunity to strengthen our downtown’s sense of 
community while solving the long-term downtown parking challenge.

Downtown Parking Solution MD and its development partners have extensive experience in collaborating with cities 
and completing complex, desirable redevelopment projects like the one we are proposing here. We are excited to 
partner with the City of Mount Dora and the CRA.

Thank you for the opportunity to submit this proposal.  We look forward to continuing to collaborate with you on this 
important redevelopment.  Please do not hesitate to contact me with any questions. 

Sincerely,

Gerry Guenther
Principal

Downtown Parking Solution MD LLC

gerry.guenther@g3development.com

(352) 516-0348



APPROACH

MORE THAN A PARKING SOLUTION

PROJECT VISION

Downtown Parking Solution MD, LLC believes the 
block bordered by E 3rd Avenue, Baker Street, and N 
Tremain Street has the potential for development 
into a first-class, high-density, mixed-use 
development. We are confident that strong demand 
exists for this Project and have seen tremendous 
success with similar projects based on our team’s 
experience throughout Mount Dora and the state of 
Florida.

The vision for this project is to create a new, vibrant, 
walkable neighborhood in the heart of downtown 
Mount Dora, capitalizing on the proximity to 
historic shops and restaurants and Lake Dora while 
minimizing the visibility from the heart of downtown. 
Our goal is to create a location that will support 
and improve our current downtown by creating 
places to live, work, and play. Our goal is to deliver a 
product that supports our downtown’s culture and 
meets some immediate needs of the community. 
This project will provide the best and only luxury 
apartment product and experiences within 
Mount Dora while exceeding the current parking 
requirements, adding 50% more parking in order to 
support the many downtown small businesses and 
residents. The project will also include two
multi-purpose auditoriums totaling 480 seats, over 60,000 square feet of commercial, retail and office space, 
including the new corporate headquarters for Steamroller Studios. Most importantly, this project would add a 
minimum of 753 downtown parking spaces.

Our experience with similar projects has proven to attract a diverse group of residents and clients, including both 
young professionals and empty-nesters. This project promises to have broad appeal while also addressing current 
and future parking needs for the community.



APPROACH

PROJECT DESCRIPTION

A Phased Approach

Our proposal consists of a phased approach to this 
mixed-use development. The development’s first phase 
would include a 5-story parking structure (2 underground 
levels and 3 above-ground levels), containing 753 
parking spaces. The second phase would include 
approximately 85 residential units, 13,000 square feet 
of retail/commercial space, and 17,000 square feet of 
office space. There is the potential to add approximately 
an additional 150 parking spaces and 30 additional 
residential units if that makes sense for the project. 
Between the two phases, we would have close to 9,000 
SF of amenity space. 

Phase I: Parking

Phase One, consisting of a 5-story parking structure, will 
be constructed first and will be able to be utilized within 
9 months of construction commencing. The parking 
garage will have two entrances and exits; one on Baker 
and one on 3rd Ave. minimizing the disruption to the 
residential area on Tremain. There will be access control 
from four lanes, with 2 pay-on-foot machines and 2 
pay-in-lane machines. This garage will be modern and 
technologically equipped with exterior signage indicating 
the total stall count available. Any assigned parking 
spaces for building residents will be indicated with 
appropriate signage as well. 

The garage phase of construction will include the 
addition of public restrooms and a trail head station. 
Green recreational areas accessible to future building 
residents are also envisioned for this phase. 

The final goal of this project is to construct a parking 
garage that solves Mount Dora’s current parking 
challenges without disrupting the downtown’s historic 
feel. The garage will be completely wrapped with 
residential and commercial frontage, adding value to the 
property and maintaining the commercial/residential feel 
of the area. 

Phase II: Residential and Commercial Units

Target Demographic

Based on our past experience with similar projects, 
high-density housing in mixed-use environments 
caters to extremely active, social individuals who have 
a strong desire to be a part of a community, included 
in the action, and constantly entertained. This type of 
resident, often referred to as a renter-by-choice, will 
pay a premium to live in this type of environment. When 
selecting an apartment, they are more concerned with 
the technological capabilities and onsite amenities of 
the residence as opposed to getting the most square 
footage for the best price. As a result, we anticipate 
offering smaller, highly efficient units (approximately 
830 net square feet on average) equipped with the latest 
technology and finishes. 

This Project will be developed to the highest quality 
and individual apartment units will be designed with 
the potential of converting to for-sale condominiums 
in the future.



APPROACH

Architectural Design

The residential building occupies the south, east and 
upper stories of the east sides of the building with a 25’ 
setback from the streets to allow for ample sidewalks 
and above-code landscaping to soften the facades and 
blend with the surroundings. The overall mass of the 
building is reduced by integrating various unit types 
and depths into the design and expressing them on the 
exterior. 

The scale is further made residentially friendly with 
the use of bays, balconies, and various window sizes 
to create a complex layering of architectural elements. 
Each building has its structured parking lined with units, 
so no apartment occupant is too far from their parking 
space. Two generous amenity decks wrapped with units 
and housing amenities on all three sides will bring light 
and air to the interior of the building. The residential 
units will extend across the north, south, and east of the 
parking garages to conceal them from the residential 
neighborhood to the south. 

The building lobby for the residential units will be located 
on the northeast corner along with the primary street 
approach on Baker. This taller element will give the main 
entrance prominence for improved wayfinding. 

The lobby for the corporate headquarters for Steamroller 
Studios will be located on the northwest corner and will 
also have a taller presence to be more easily identifiable. 
Each unit will get ample natural light, and most will have 

a balcony or terrace. On the first floor along Tremain 
Street, some units will have more height as a result of 
the grade change across the site. This allows mezzanines 
in those units and creates a townhome-style feel to 
the street frontage reinforcing the residential style of 
the neighborhood. 

Building amenities will be located on the third and fourth 
floors and will spill outside onto the tops of the parking 
garages. They will be surrounded by units, creating 
a vibrant and active courtyard-like atmosphere. The 
courtyards will be filled with amenities, the east more 
active and the west more contemplative. The size of the 
courtyards will allow for ample natural light to support 
the year-round use of these spaces. 

The exterior of the building will be articulated with 
balconies, bump-outs, setbacks, and other elements to 
break the scale down as appropriate for the residential 
neighborhood. In addition to this articulation and the 
implied layers of privacy created by the massing, the 
building character is defined by the use of a variety of 
brick colors, a restrained metal panel expression, and 
wood-look penthouse cladding. Together, this creates 
a dynamic façade that maintains a consistent design 
language without feeling boring or repetitive. The design 
will also disguise the building’s scale by hiding behind 
itself. The intent of the layering of materials, setbacks, 
and steps, coupled with well-landscaped front yards 
is to respectfully blend this modern building into its 
surrounding neighbors. 
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Residential Vision 

The project will provide high-value apartments for young 
professionals and empty-nest adults, offering a vibrant 
collection of convenient amenities near the Lakefront 
and the activity of downtown. The density of the project 
will enhance the economic success of downtown 
businesses without putting additional stress on street 
parking and without requiring additional surface lots. 

The building exteriors will be designed with durable low-
maintenance materials, presenting a façade articulated 
to the scale of the adjacent properties. It will provide 
for inherent wayfinding and will suggest the interior 
program of the spaces they surround. The site design 
will provide a beautifully landscaped buffer between 
project elements and the existing site while creating a 
connection to the natural world for building occupants. 
Townhome-style walk-up units along Tremain Street 
with a stepped façade create a perception of gradually 
increasing privacy for the apartment dwellers and reduce 
the scale of the buildings to one appropriate to a site 
transitioning between a small-town business district and 
a residential neighborhood. Balconies, walk-out terraces, 
projecting bays, and large windows will provide the feel 
of a dense, but residential street. An appropriate mix of 
durable materials enhances the residential atmosphere 
and scale. 

The residential units will consist of a mix of studios, 
one-bedroom one bath, one-bedroom one-bath 
den, two-bedroom two baths, and two-bedroom two 
baths den. All units will have a minimum of 9’ ceilings, 
upgraded cabinet packages, track and pendant lighting, 
upgraded hard surfaces in the kitchens and entries, 
intrusion alarms, patios/balconies, 2” blinds, roman 
soaking tubs with tile surrounds, Berber carpet, washer/
dryer, upgraded appliances; including a stove with self-
cleaning oven, microwave oven, dishwasher, garbage 
disposal, and double door frost-free refrigerator. High-
tech features and state-of-the-art technology will be a 
theme consistent throughout the project. All units will be 
separately metered for water and electricity. 

Development Amenities 

Amenities are highlighted by 13,000 square feet of first 
floor “storefront” amenity space that is part of the retail 
space. The internal amenity area will be minimal, creating 
an environment for the residents to utilize the many small 
businesses we have, including a state-of-the-art fitness 
center, café, coffee shop, and business center. The 
building will have state-of-the-art technologies allowing 
work and play from home when desired. Covered and 
secured garage parking will be available to the residents. 
There will be a considerable amount of hardscape; such 
as a courtyard, raised planting beds, decorative lighting, 
etc. to create an appealing urban environment. There will 
also be a large outdoor deck area.

Apartment Features 

• 9’ Ceilings

• Upgraded Cabinets

• Upgraded Hard Surfaces

• Pendant Lighting in the kitchen

• Roman Soaking Tubs with tile tub surrounds

• Brushed Chrome Hardware

• Front Load Washer/Dryer 

• Stainless Steel Appliances (including gas stove,
microwave, oven, double door refrigerator)

• Balconies

• 2” Window Blinds

• Intrusion Alarms

• Secured Residential Lobby

• Club Room with kitchen, bar, and seating for groups

• Extensive Landscaping and decorative lighting
features

• Secured Parking Garage with public parking access

• Bike Storage & Bike Shop (repair equipment,
Spinners, and pumps)
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Commercial Vision

The commercial units are planned to promote the 
utilization of the many businesses downtown and 
will not duplicate them. We will offer a small market 
allowing residents to have a place downtown to pick up 
essentials. 

Proximity to the bustling and diverse downtown as 
well as Lake Dora gives the site a high potential for 
mixed-use redevelopment. An analysis of the site and 
surrounding neighborhood yields features that present 
both challenges and opportunities that serve to inspire 
the master plan. By reinvigorating the urban fabric and 
managing the site topography, we believe that this 
mixed-use development can have a transformative 
impact on the Historic Downtown and Lakefront of  
Mount Dora. 

Steamroller Studios is excited to locate its corporate 
office on the site. This not only keeps a young, successful 
tech company within the downtown boundaries of 
the city, it also ensures that their approximately 150 
employees will support the many downtown businesses 
52 weeks a year. 

Steamroller Studios, a high-end animation, game 
development, and tech studio, established their 
headquarters in Mount Dora in 2018 when they moved 
into the 301 Baker building. Founded in 2015 in Eustis, FL, 
the studio has since made a name for itself in character 
animation, game development, and experience design, 
growing to a team of over 150 employees in less than six 
years. 

A growing company with a commitment to fostering 
creativity, art and innovation, Steamroller’s values are 
well aligned with those of the City of Mount Dora. 
Steamroller, now the largest animation studio on the 
East Coast, employs some of the most talented artists, 
programmers, and coordinators in the world. Their 
team represents a group of dynamic, creative young 
professionals who contribute to the energy and vibrancy 
of the downtown area. Their 150 full-time professionals 
frequent many of Mount Dora’s local businesses and 
restaurants on a daily basis. Keeping Steamroller in 
Mount Dora requires accommodating their continued 

growth. This proposal addresses that directly. 

Green Features 

DPSMD is experienced and familiar with various 
innovations and strategies regarding energy efficiency, 
including the National Green Building Standards of the 
National Association of Home Builders, as well as with 
LEED standards associated with the U.S. Green Building 
Council. Our Team will employ a full-time project 
manager who specializes in green building and works 
closely with the development and construction team to 
ensure successful third-party certification upon project 
completion. 

Below are common Green Features we employ in 
our developments and we would intend to do similar 
features for this Project. 

• Water-saving faucets, showerheads, and toilets

• Energy efficient lighting

• White TPO Roofing

• Energy-efficient furnaces & water heaters

• Energy Star-rated appliances

• Puron HVAC

• Bike racks

• Electric Car Charging Stations

• Low E Glass and energy-efficient windows & doors

• Low VOC paints and carpet

• Low VOC in sealants

• LED lighting in the garage with motion sensors

• Potential Solar Panels on the roof to minimize
power consumption on the garage

Conclusion

Downtown Parking Solution MD believes the residential 
aspects and abundant parking in the mixed-use 
development will work to strengthen the downtown 
core and act as a threshold to the development of the 
lakefront. Activity from the new building will be focused 
outward, supporting the many local small businesses. 
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PROJECT PLANS AND RENDERINGS



APPROACH

ARCHITECTURAL INSPIRATION

Before any final design plans are solidified, we will hold 
a series of community meetings to gather a wide variety 
of input from residents and leaders in the community in 
order to inform the final design. 

The inspiration for the architectural direction is currently 
classic industrial. A mix of historic building materials like 
red brick, dark steel, and architectural glass will allow 
us to create a modern building that will blend with the 
current historic environment. At the same time, this 
structure will stand out as an iconic destination on the 
corner of Baker, 3rd Ave. and Tremain. 
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PROJECT STATISTICS
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PARKING STALL SIZE USED IN PROJECT
CONCEPT IS 9' X 18.5'. PARKING SIZE
REDUCTION TO WHAT IS REQUIRED BY
MOUNT DORA (10' X 20') IS SUBJECT TO
APPROVAL OF CITY.
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APPROACH

TANGIBLE BENEFITS
This project brings tangible benefits to the City of Mount 
Dora that go far beyond solving the primary issue of 
parking. Some of those benefits will include:

A Long-term Parking Solution

All of the problems listed in the Mount Dora Parking study 
will be solved/addressed by this solution. Furthermore, 
this project directly addresses the primary long-term 
recommendation from the study, expanding garage 
parking at Baker and Tremain through the pursuit of a 
private partnership while adding residential living units. 
Additionally, the Envision Mount Dora report proposed 
parking residential development in this portion of 
downtown Mount Dora. This project answers that brief 
as well. 

Professional Retention 

This project will help ensure that the largest private 
company currently in downtown remains for the long-
term. Steamroller Studios currently employs about 150 
professionals in high paying positions and has been in 
Mount Dora since 2018.

Addition of Residential Units

The Phase II residential units will bring additional affluent 
residents to the downtown. The benefit here is that most 
will live, work, and play in the City, meaning they will be 
spending more time and money in the downtown core 
than Mount Dora’s typical day-trip visitors. 

The first class-luxury apartments will be a big attraction 
for both professionals and employers bringing new jobs 
to Mount Dora, as well as retention of existing residents 
who desire this product.

The resident profile would be primarily young 
professionals, millennials, and empty nesters. These 
are traditionally low service-cost residents with high 
disposable incomes and tax revenues who will support 
existing Mount Dora businesses, especially those 
downtown.

The addition of these 150 professional, affluent residents 
will increase business downtown 52 weeks a year as they 
will be living within short walking distance of the historic 
downtown business district.

Addition of Commercial Real Estate

The Phase II commercial units will create much-needed 
space for new businesses to come into Mount Dora. This 
new space will have the potential to support up to 200 jobs.

The commercial real estate will also bring additional 
property tax revenue to the City of mount Dora within 
the CRA. While the approximate amount is still to be 
determined, it will definitely represent an increase over 
current revenue levels. 

The City and CRA are also likely to see a significant 
increase in property tax revenues resulting from a nearly 
$50,000,000 investment in private development.

Job Creation

The parking solution will incorporate employment 
opportunities throughout each phase of the project. The 
parking solution and residential components will employ 
four full time employees to operate and maintain the 
facilities. The commercial component of the mixed-use 
facility will employ approximately 150 targeted-industry 
technological jobs. It will also employ approximately five 
people per thousand square feet of commercial office 
and retail space. Overall, we project that the facility will 
bring over 250 jobs to the downtown Mount Dora area.

Support for Tourism and Events

Phases I and II will add convenient parking and more 
entertainment attractions for visitors. The parking and 
entertainment spaces can also be utilized to help support 
downtown events and festivals in the future, alleviating 
pressure on other, less accessible downtown venues.

Other Benefits

This project represents some immediate benefits based 
on the size and scope of the construction. It is an over 
$50,000,000 construction project that will produce 
approximately 500 construction jobs in the short-term.

This project has the potential for some additional long-
term benefits as well, including the future addition of a 
trailhead with restrooms and amenities for the proposed 
rails to trails project. 



APPROACH

May 18, 2021 		  City Council Approval

May 19, 2021 		  Start Final Design Phase 

May 24, 2021			  Community Input Meeting

June 1, 2021			  Submit to Historic Board for house removal and new project design

June 15, 2021		  Community Input Meeting

July 5, 2021			   RC Major Site Plan Submittal

July 28, 2021			  DRC Site Plan Comments

August 18, 2021		  Planning and Zoning Board Approval

August 19, 2021		  Submit Phase 1 Site and Vertical permit 

October 4, 2021		  Receive phase 1 site permit 

November 1, 2021		  Receive vertical construction permit for phase 1

October 2022 		  Complete Phase 1

Pending completion of Phase I, Phase II will commence in November 2022 and would be 
scheduled to finish in November 2023.

PROJECTED TIMELINE
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FINANCIAL MODEL
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April 1, 2021 
 

 
 

Gerry Guenther 
639 N. Alexander St. 
Mt. Dora, FL 32756 

 
Re: Credit Reference 

 
To Whom It May Concern: 

 
Mr. Guenther has been a highly valued and respected client of City Nation Bank of Florida for several 
years. We have financed several large commercial real estate projects for Mr. Guenther in excess of 
$50MM. 

 
City National Bank of Florida looks forward to doing further business with Mr. Guenther, including the 
financing of the proposed City Parking Garage located in Mt. Dora, Florida. 

 
If you have any questions, please feel free to contact me at your convenience. 

 
 

Sincerely, 
 

Tom Coletta 
Tom Coletta 
Senior Vice President 
City National Bank of Florida 
407.319.3953 
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PRIMARY DEVELOPMENT TEAM

REAL ESTATE DEVELOPER/INVESTOR

The team at Downtown Parking Solution MD has been real estate 
builders/developers in the Central Florida market specializing in 
mixed use developments for over 20 years. They have experience 
in property level feasibility, due diligence analysis, acquisitions, 
financing, entitlements, development and construction management. 

BUILDER

FINFROCK is a leading national specialist in the planning, design, and 
construction of functionally efficient, attractive, and cost-effective parking 
facilities. With a history of over 300 design-build parking projects, FINFROCK 
brings more experience in the construction of parking structures than any 
other firm in the United States. 

ARCHITECT

Powell Studio Architecture is a multi-specialty architectural and interior 
design firm located in the heart of Central Florida.

ENGINEER

BESH Halff Associates, Inc. is a full-service engineering and architecture 
firm that has provided services for 70 years throughout the Southwest and 
Southeast. The firm’s staff of 1,000 includes engineers, architects, planners, 
scientists and surveyors. Halff is ranked No. 106 in Engineering News-Record 
magazine’s list of the top 500 design firms in the United States.

PROPERTY MANAGER

Atrium Management Company is a privately owned real estate property 
management, asset management, and development company with 
significant experience managing multifamily apartment communities 
of all sizes. 

Gerry Guenther
President

20 Years Experience

Dan Helmick, JR. PE
Executive VP Project Development 

16 Years Experience

Jeff Powell
President

20 Years Experience

Charles C. Hiott, PE
VP/Director of Land Development

25 Years Experience

Adam Wonus
Partner & President

15 Years Experience



DEVELOPER HISTORY

Downtown Parking Solution MD (DPSMD) was created 
by Gerry Guenther to address the Downtown Mount 
Dora parking deficit. DPSMD’s primary goal is to present 
a solution that not only solves the parking deficit, but 
also preserves Mount Dora’s cultural charm while adding 
high-value residential and commercial real estate at the 
same time. 

Gerry Guenther has been a local leader in real estate and 
development, specializing in mixed use developments, 
for over 20 years. He has vast experience in property 
level feasibility, due diligence analysis, acquisitions, 
financing, entitlements, development and construction 
management. Throughout his 20 plus year career, Gerry 
has been involved in $150,000,000 of commercial 
development, and currently owns and manages over 
$50,000,000 of commercial real estate in the Central 
Florida Market. 

Gerry utilizes a team approach. He consistently relies on 
and works with other experts in various fields to ensure 
the best product possible, no matter the project. He 
has vast experience putting together and managing 
highly skilled, specialized teams to ensure a seamless 

development process and a quality end-product. 
Ultimately, Gerry and his team of professionals are 
committed to providing exceptional customer value by 
delivering a complete, thoughtful, and creative product.

Past teams led by Gerry have focused on commercial 
development (medical, professional, retail, multifamily, 
mixed use and adaptive re-use) in markets that exhibit 
unique demand characteristics and supply constraints. 
They use their unique approach, combined with their 
extensive experience to creatively attack the commercial 
development process. and its challenges. They also 
leverage local knowledge and relationships to ensure 
their projects meet the needs of the communities in 
which they are located. Finally, their commitment to 
quality means their approach results in projects finishing 
on time and within budget. 

Gerry Guenther and his development team have 
substantial experience in collaborating with Cities, 
municipalities, and other clients to complete complex 
and desirable redevelopment projects. Their attention to 
detail and unique approach ensure the Cities and their 
taxpayer’s always receive the most value for their money.

COMPANY

Downtown Parking Solution MD, LLC

PHONE

(352) 397-4869

ADDRESS

639 Alexander Street
Mount Dora, FL 32757

POINT OF CONTACT

Gerry Guenther
352-397-4869 
Gerry.Guenther@G3Development.com

PERSONNEL

3 employees on this project

FACILITY

Headquarters in downtown Mount Dora

REAL ESTATE DEVELOPER/INVESTOR



Mr. Guenther has been a real estate builder/developer in the 
Central Florida market for over 20 years. As a real-estate developer-
entrepreneur specializing in mixed use developments, he has 
experience in property level feasibility, due diligence analysis, 
acquisitions, financing, entitlements, development and construction 
management.

Mr. Guenther has been involved in the development in over 
$150,000,000 in real estate and currently owns a majority interest and is 
the managing member of over $50,000,000 of commercial real estate 
in the Central Florida Market. His focus is on commercial (medical, 
professional, retail, mixed-use and adaptive re-use) in markets that 
exhibit favorable demand characteristics and supply constraints. 

He seeks to leverage local knowledge and secure real estate equity 
assets in prime and in-fill locations at competitive prices. Exit strategies 
are designed to intensify investment returns through value-add 
approaches such as: perfection of entitlements, changes in use(s), 
completion and/or repositioning of construction and/or sales, 
increased density via assemblages, etc. 

Mr. Guenther has served on the local development committees and 
boards of various non-profits. He has been married for over 29 years 
and has four children. He and his family live and work in the downtown 
Mount Dora area and he has consistently demonstrated a personal and 
professional commitment to the preservation and revitalization of the 
historic downtown commercial district. 

He holds a BSBA in Finance from the University of Florida and an MBA 
from Rollins College in Winter Park, FL.

CONTACT 

352-397-4869 

639 Alexander Street
Mount Dora, FL 32757

Gerry.Guenther@G3Development.com

YEARS’ EXPERIENCE

20 years

EDUCATION

BSBA in Finance, University of Florida

MBA, Rollins College

GERARD G. GUENTHER, JR. 
President, Downtown Parking Solution MD, LLC

Real Estate Developer/Investor

DEVELOPMENT TEAM EXPERIENCE



Jake Guenther has been a real estate professional since 2016, and 
currently serves as a Project Manager and a Business Development 
director. After graduating from St. Olaf College in 2016, Jake moved 
home to work with his father and brother in their Downtown Mount 
Dora development company. Jake’s current role as project manager 
ensures that every phase of the development process runs smoothly 
and efficiently. He is responsible for client communications and general 
project management. Since starting with the company, Jake has 
assisted in managing over $50,000,000 in commercial development 
projects, working with clients such as Orlando Health, Steamroller 
Studios, and AdventHeatlh. 

PROJECT EXPERIENCE
Orlando Health Standalone Emergency Department and MOB

Jake Guenther served as the project manager for this project and was 
the key communication point between the development team and 
Orlando Health. Jake oversaw the design, permitting, and construction 
of this 40,000 square foot facility, and brought the project in on time 
and within budget. 

301 Baker Building Steamroller Remodel

Jake Guenther served as the project manager for this project and was 
the key communication point between the development team and 
Steamroller Studios. Jake oversaw the 15,000 square foot renovation 
project to bring what was formerly known as the historically vacant 
“Sunset Building” to what it currently is today, “The 301” and Steamroller 
Studios’ headquarters. This project has secured over 120 new jobs in 
Downtown Mount Dora. 

Orlando Health Ambulatory Surgery Center

Jake Guenther served as the project manager for this project and was 
the key communication point between the development team and 
Orlando Health. Jake over saw the acquisition, entitlement, design, 
permitting, and construction of this 50,000 square foot ambulatory 
surgery center. This was the first ambulatory surgery center built in the 
State of Florida, and the project came in on time and within budget. 

CONTACT 

352- 638-5303

639 Alexander Street
Mount Dora, FL 32757

Jake.Guenther@G3Development.com

YEARS’ EXPERIENCE

5 years

EDUCATION

Bachelor of Arts, Political Science, 
St. Olaf College

JAKE GUENTHER 
Project Manager, Downtown Parking Solution MD, LLC

Real Estate Developer/Investor

DEVELOPMENT TEAM EXPERIENCE



DEVELOPMENT TEAM EXPERIENCE

PROJECT PROFILE

Lakeview Center is a medical real estate development specializing in 
custom office spaces for physicians and their partnerships. Lakeview 
Center has specialized lots to allow for the construction for offices 
from 3,000 square feet to 12,000 square feet. Located directly across 
the street from Waterman Hospital, it provides physicians with unique 
exposure and accessibility in the healthcare sector, while increasing 
ease of use for their patients. The development has resulted in a tax 
revenue increase of approximately $30,000,000 otherwise unrealized 
by the City of Tavares.

SCOPE OF SERVICES PROVIDED

Preconstruction Services, Including:

Value Engineering
Secured Financing
Permit Planning Assistance
Scheduling
Construction Management
Financing
Obtained Municipal Approvals
Site Selection

LAKEVIEW CENTER
MEDICAL REAL ESTATE DEVELOPMENT

OWNER

Baker Groves

LOCATION

Tavares, FL

STARTED

2018



DEVELOPMENT TEAM EXPERIENCE

PROJECT PROFILE

A full-service 24- hour emergency room staffed by board certified 
physicians. The emergency department contains outpatient imaging 
services such as CT, X-ray, Ultrasound and MRI Outpatient laboratory 
services Outpatient physical rehabilitation services. The facility houses 
physician offices primary care physicians Cardiologists, performs 
Neurosurgery. The facility is equipped with a Helipad for quick transfers 
as needed. 

RELEVANCY

Innovative Financing

Transferral of Risk from Partner to Developer

Developer offered long-term remuneration

Assets designed to be classified off Partner balance sheet

ORLANDO HEALTH SOUTH LAKE 
HOSPITAL EMERGENCY ROOM - 
BLUE CEDAR

OWNER

G3 Development

PARTICIPATING 
PARTNER

South Lake Hospital
1900 Don Wickham Dr.
Clermont, FL 34711
(352) 394-4071

COMPLETED

October 2018

COST

$16,030,339



DEVELOPMENT TEAM EXPERIENCE

FINFROCK is a leading national specialist in the planning, 
design, and construction of functionally efficient, 
attractive, and cost-effective parking facilities. With 
a history of over 300 design-build parking projects, 
FINFROCK brings more experience in the design, 
manufacturing, and construction of parking structures 
than any other firm in the United States. What sets a 
FINFROCK project apart though is more than the sheer 
volume of our projects; it is our ability to internalize the 
experience garnered throughout each project into our 
unique vertically integrated design-build system. 

FINFROCK has in-house parking consultants, 
architectural, engineering, and precast designers, cost 
estimators, quality control personnel, and construction 
managers who specialize in the design and construction 
of parking garages. By placing the design and 
construction aspects of a project under one roof — to 
deliver a completed structure rather than a series of 
services — the balance of risk and reward are greatly 
tipped in favor of the Owner. 

FINFROCK’s total building process addresses the 
aesthetic, functional, and budgetary concerns of your 
project up-front – saving you time and money by 

forecasting potential difficulties and adapting quickly to 
changing conditions. This delivery method also gives us 
the ability to guarantee a price and schedule upfront prior 
to being hired for design. On each project, our designers 
and construction estimators seamlessly collaborate to 
deliver an exceptionally designed structure that is within 
budget. Utilizing this internal feedback loop has given us 
the opportunity to continually analyze details in a garage 
both for upfront cost and long-term life cycle cost to 
ensure the garage remains a high performing asset. Our 
project delivery process provides for a single source of 
responsibility which eliminates change orders and results 
in reduced risk, reduced cost and accelerated schedules. 

FINFROCK’s project delivery method enables superior 
cost and schedule control throughout the design and 
construction phases of each project. As a specialist in 
parking, our expertise provides more efficient designs and 
improved long-term durability — which contributes to 
lower initial, life cycle, and maintenance costs. We have 
a team of professionals committed to sustaining the goal 
of the firm’s leaders, “…to provide exceptional customer 
value by delivering buildings as a finished product rather 
than as a series of services.”

COMPANY

FINFROCK Construction, LLC., Est. 1945

PHONE FAX

407-293-4000 407-297-0512

ADDRESS

2400 Apopka Boulevard
Apopka, FL 32703

POINT OF CONTACT

Dan Helmick
407.367.2407
dhelmick@finfrock.com

PERSONNEL

432 Employees 
(Combined with other FINFROCK related entities)

FACILITY

93 Acre Facility
38,000 SF Office and 157,000 SF Indoor Manufacturing

BUILDER



As Executive Vice President of Project Development, Dan Helmick 
is the owner’s key point of contact with FINFROCK. Overseeing both 
Project Development and Architecture, Dan ensures that project 
goals and key initiatives are met, from conceptual architectural and 
engineering design, through manufacturing and construction, to a final 
certificate of occupancy.

Since joining the firm in 2005, Dan has gained valuable experience 
working in FINFROCK’s precast Manufacturing Plant, Transportation 
Department, Engineering Design Department and serving as 
construction site superintendent. Dan’s cumulative experience allows 
for extensive knowledge and understanding of successful project 
delivery processes that convey an abundance of project owner benefits.

PROJECT EXPERIENCE
“F” Deck Parking Garage, Orlando, FL – FINFROCK served as the architect of 
record, structural engineer, precast concrete manufacturer and installer, and 
general contractor on this 8-elevated level, 888-stall parking garage, uniquely 
attached to a 54,669-sf office building. 

City of Cocoa Beach Garage, Cocoa Beach, Florida. FINFROCK completed the 
design and construction of this 242-stall parking structure with 600 square feet 
of office space, enclosed restrooms, and exterior showers. The parking garage 
serves guests of the beach and nearby shops and restaurants. 

Griffin Farm Parking Garage, Lake Mary,  FL ¬– Unicorp National Developments.  
FINFROCK served as the design-build general contractor for this 600 stall, 
3 elevated level garage. FINFROCK’s in-house services included; parking 
consulting, architect of record, engineer of record, precast/prestressed 
concrete manufacturing and general contracting.

Downtown Ocala Parking Garage, Ocala, Florida — City of Ocala. FINFROCK 
provided full design-build delivery of this two-elevated level, 400 stall parking 
structure with a brick façade which compliments a bygone era when Ocala 
became known as the Brick City.  

City of Winter Garden Parking Garage, Winter Garden, Florida — City of Winter 
Garden CRA. Design-build three-story parking structure with a capacity of 500 
parking spaces that blended with nearby architecture styles from the 1920s to 
the 1960s.

CONTACT 

407.367.2407

2400 Apopka Boulevard
Apopka, FL 32703

dhelmick@finfrock.com

YEARS’ EXPERIENCE

16 years

EDUCATION

Masters, Business Administration, 
University of Florida Warrington School 
of Business, 2009

Bachelor of Science, Civil Engineering, 
University of Florida, 2005

PROFESSIONAL REGISTRATION

Professional Engineer, Florida, 73164

DANIEL HELMICK, JR. , PE
Executive Vice President, Project Development

Builder

DEVELOPMENT TEAM EXPERIENCE



As the Director of Project Development, Kyle Myers is the liaison 
between a project Owner and FINFROCK’s Project Managers.  His 
key role is to ensure that the firm’s high standards of performance 
are maintained throughout a project. He is responsible for negotiating 
contracts and maintaining financial accountability through the duration 
of the project.

During the design phase of a project, Kyle works with the conceptual 
designers, architects and engineers to incorporate economical 
efficiencies in the overall design. Kyle oversees cost estimates and the 
pricing of precast materials. During the construction phase of a project, 
he works closely with the Project Manager and Superintendent to ensure 
the goals of the Owner are realized. 

PROJECT EXPERIENCE
“F” Deck Parking Garage, Orlando, FL – FINFROCK served as the architect of 
record, structural engineer, precast concrete manufacturer and installer, and 
general contractor on this 8-elevated level, 888-stall parking garage, uniquely 
attached to a 54,669-sf office building. 

City of Cocoa Beach Garage, Cocoa Beach, Florida. FINFROCK completed the 
design and construction of this 242-stall parking structure with 600 square feet 
of office space, enclosed restrooms, and exterior showers. The parking garage 
serves guests of the beach and nearby shops and restaurants. 

Griffin Farm Parking Garage, Lake Mary,  FL ¬– Unicorp National Developments.  
FINFROCK served as the design-build general contractor for this 600 stall, 
3 elevated level garage. FINFROCK’s in-house services included; parking 
consulting, architect of record, engineer of record, precast/prestressed 
concrete manufacturing and general contracting.

336 N Orange Apartments, Orlando, FL ¬– Mid-America Apartment 
Communities.  Currently under construction, FINFROCK is serving as architect 
of record, structural engineer of record, precast manufacturer, and design-build 
contractor for this 11-story, 369-unit residential structure with attached 725-stall 
parking structure.

Surf Style Mixed-Use Structure, Clearwater, Florida -- LOM, Inc. FINFROCK 
served as the parking consultant, architect of record, structural engineer, and 
design-build contractor for this mixed-use building with 35,000 SF of retail and 
6,800 SF of flex (restaurant) space, 344 parking stalls on 5 elevated levels. 

CONTACT 

407.367.2436

2400 Apopka Boulevard
Apopka, FL 32703

kmyers@finfrock.com

YEARS’ EXPERIENCE

14 years

EDUCATION

Bachelor of Science, Civil Engineering, 
The Ohio State University, 2006

Masters, Business Administration, 
Crummer Graduate School, 2012

PROFESSIONAL REGISTRATION

Professional Engineer, Florida, 75621

KYLE MYERS, PE
Director Project Development

Builder

DEVELOPMENT TEAM EXPERIENCE



DEVELOPMENT TEAM EXPERIENCE

PROJECT PROFILE

The City sought a design-builder to deliver a parking structure to blend 
with the alluring atmosphere of their historic downtown. Deemed most 
responsive, FINFROCK’s proposal of a two-elevated level, 400 stall 
parking structure with a brick facade compliments a bygone era when 
Ocala became known as the Brick City. The City attained the nickname 
following an 1883 fire that destroyed its wood buildings and caused a 
ban on wood construction. The design uses window openings in the 
wall panels to achieve the look of small shops and thriving businesses.

DOWNTOWN OCALA
PARKING GARAGE

OWNER

City of Ocala

LOCATION

Ocala, FL

COMPLETED

2016

CAPACITY

402 Stalls

2 Elevated Levels



DEVELOPMENT TEAM EXPERIENCE

PROJECT PROFILE

Recently completed in Downtown Orlando, residents now have access 
to this upscale multifamily housing in the desirable area of Ivanhoe 
Village. The Lake House Apartments feature 252 units above 32,439 
square feet of office space and a 4,418 square foot restaurant. The 
luxury residences have access to 20,943 square feet of amenity space 
including an elevated 2nd floor pool deck, fitness center, lounge, 
and clubhouse on the ninth floor overlooking Lake Ivanhoe and the 
Downtown Orlando skyline. Residents may also enjoy secure parking 
in a 523-space precast garage and be able to walk to neighboring 
boutiques, restaurants, a brewery, and parks. 

The first-unit turnover occurred in September 2020 with final 
completion in December. FINFROCK was the design-build general 
contractor, architect of record, and structural engineer for the 
apartments and the parking structure.

LAKE HOUSE APARTMENTS
LUXURY MULTIFAMILY

CLIENT

OneEleven 
Residential

LOCATION

Orlando, FL

COMPLETED

12/22/2020

CAPACITY

252 Units

523 Stalls



DEVELOPMENT TEAM EXPERIENCE

PROJECT PROFILE

The City of Winter Garden sought a design-build firm who could deliver 
a parking structure that would meet the charm and character of Winter 
Garden’s downtown area. FINFROCK proposed a three elevated-level 
parking structure with a capacity of 523 parking spaces that blends with 
the nearby architecture styles from the 1920s to the 1950s and 60s. The 
garage’s brick design with varying depths creates a visually interesting 
and eclectic balance of color, texture and dimension. The building’s 
facade aesthetically complements the existing downtown structures.

CITY OF WINTER GARDEN
PARKING GARAGE

OWNER

City of Winter Garden

LOCATION

Winter Garden, FL

COMPLETED

2016

CAPACITY

523 Stalls

3 Elevated Levels



PAST PERFORMANCE: PARKING STRUCTURES

OFFICE/RETAIL CLIENTS
F DECK PARKING GARAGE - ORLANDO, FL

888 cars, 1 ground & 8 elevated levels
Orlando Health
Design-Build 2020

FAIRWINDS SUPPORT CENTER PARKING GARAGE - OR-
LANDO, FL

202 cars, 1 ground & 3 elevated levels
Fairwinds Credit Union
Design-Build 2019

COCOA BEACH PARKING GARAGE – COCOA BEACH, FL

242 cars, 1 ground & 2 elevated levels
City of Cocoa Beach
Design-Build 2019

CARILLON PARKING GARAGE—ST. PETERSBURG, FL

512 cars, 1 ground & 5.5 elevated levels
A G Spanos
Design-Build 2019

METWEST THREE PARKING GARAGE—TAMPA, FL

1,232 cars, 1 ground & 7 elevated levels
Metropolitan Life Insurance Company
Design-Build 2019

DORAL COURT PARKING GARAGE—DORAL, FL

499 cars, 1 ground & 2 elevated levels
Terra Group
Design-Build 2018

WEST BIG BEAVER PARKING GARAGE—TROY, MI

1,472 cars, 1 ground & 7 elevated levels
Unicorp National Developments
Design-Build 2018

KIRKMAN POINT II PARKING GARAGE—ORLANDO, FL

1,215 cars, 1 ground & 5 elevated levels
Megastron Development, LLC
Design-Build 2018

GARDENS CORPORATE CENTER PARKING GARAGE—
PALM BEACH GARDENS, FL

714 cars, 1 ground & 4 elevated levels
Gardens Corporate Center, LLC
Design-Build 2018

MILLENIA 700 PHASE II PARKING GARAGE—ORLANDO, 
FL

719 cars, 1 ground & 4 elevated levels
Weiland
Design-Build 2017

GRAMERCY WOODS PARKING GARAGE—JACKSON-
VILLE, FL

1,833 cars, 1 ground & 4 elevated levels
Gramercy Property Trust
Design-Build 2017

CITY OF WINTER GARDEN PARKING GARAGE—WINTER 
GARDEN, FL

523 cars, 1 ground & 2 elevated levels
City of Winter Garden
Design-Build 2016

DOWNTOWN OCALA PARKING GARAGE—OCALA, FL

402 cars, 1 ground & 2 elevated levels
City of Ocala
Design-Build 2016

500 TOWNPARK PARKING GARAGE—LAKE MARY, FL

616 cars, 1 ground & 3 elevated levels
Piedmont 500 TownPark LLC
Design-Build 2016

1001 HEATHROW PARKING GARAGE—LAKE MARY, FL

535 cars, 1 ground & 4 elevated levels
DRA/CLP Heathrow Orlando LLC
Design-Build 2016

KELLER CENTER PARKING GARAGE—MAITLAND, FL

419 cars, 1 ground & 3 elevated levels
TerraCap Management Corporation
Design-Build 2016

LAKE NONA GATEWAY GARAGE—LAKE NONA, FL

232 cars, 1 ground & 1 elevated levels
Lake Nona Land Company,



PAST PERFORMANCE: PARKING STRUCTURES

HEALTHCARE CLIENTS
BOCA RATON REGIONAL HOSPITAL PARKING GARAGE – 
BOCA RATON, FL

970 cars, 1 ground & 4 elevated levels
Boca Raton Regional Hospital
Design-Build 2020

NORTH FLORIDA REGIONAL MEDICAL CENTER PARKING 
GARAGE - GAINESVILLE, FL

846 cars, 1 ground & 6 elevated levels
Charles Perry Partners
Design-Build 2019

TEAM MEMBER CENTER PARKING GARAGE - ORLANDO, 
FL

921 cars, 1 ground & 5 elevated levels
Orlando Health
Design-Build 2019

KCOM CLEARWATER PARKING GARAGE—CLEARWA-
TER, FL

1.320 cars, 1 ground & 5 elevated levels
Dr. Kiran & Pallavi Patel Family Foundation, Inc.
Design-Build 2019

SPRINGHILL PRIMARY CARE PARKING—JACKSONVILLE, 
FL

264 cars, 1 ground & 1 elevated levels
Florida Clinical Practice Association, Inc
Design-Build 2018

FORT WALTON BEACH MEDICAL CENTER PARKING—
FORT WALTON BEACH, FL

363 cars, 1 ground & 3 elevated levels
HCA Healthcare, Inc.
Design-Build 2017

ADVENTIST HEALTH SYSTEMS PARKING GARAGE III—
ALTAMONTE SPRINGS, FL

695 cars, 1 ground & 6 elevated levels
Baptist Health
Design-Build 2018

BAPTIST MEDICAL CENTER SOUTH PARKING—JACK-
SONVILLE, FL

1.250 cars, 1 ground & 5 elevated levels
HCA Healthcare, Inc.
Design-Build 2017

DEACONESS GATEWAY HOSPITAL PARKING GARAGE—
NEWBURG, IN

710 cars, 1 ground & 4 elevated levels
Deaconess Hospital
Design-Build 2017

GULF COAST MEDICAL CENTER PARKING GARAGE—FT 
MYERS, FL

1,292 cars, 1 ground & 4 elevated levels
Lee Memorial Health System
Design-Build 2017

CARDIOVASCULAR/NEUROSCIENCE PARKING—
GAINESVILLE, FL

600 cars, 1 ground & 7 elevated levels
Confidential Client
Design-Build 2016

BRANDON REGIONAL HOSPITAL PARKING GARAGE—
BRANDON, FL

288 cars, 1 ground & 4 elevated levels
HCA Healthcare, Inc.
Design-Build 2015

MOFFITT MCKINLEY PARKING GARAGE—TAMPA, FL

1,226 cars, 1 ground & 6 elevated levels
H. Lee Moffitt Cancer Center & Research Institute
Design-Build 2014

HOSPITAL PARKING GARAGE—ORLANDO, FL

1,277 cars, 1 ground & 7 elevated levels
Confidential Client
Design-Build 2014

NEW HOSPITAL PARKING GARAGE—WINTER PARK, FL

777 cars, 1 ground & 5 elevated levels
Confidential Client
Design-Build 2014



RESIDENTIAL CLIENTS
LAKE HOUSE APARTMENTS—ORLANDO, FL

523 cars, 1 ground & 8 elevated levels
OneEleven Residential, LLC
Design-Build 2020

WESTMINSTER TOWERS PARKING STRUCTURE—TAM-
PA, FL

443 cars, 1 ground & 4 elevated levels
Westminster Communities of Florida
Design-Build 2018

BROADSTONE WINTER PARK—WINTER PARK, FL

472 cars, 1 ground & 6 elevated levels
Alliance Residential Company
Design-Build 2018

ALTIS AT FAIRWAY COMMONS PARKING STRUCTURE—
TAMPA, FL

615 cars, 1 ground & 6 elevated levels
Altman Development Corporation
Design-Build 2016

GRADY AVENUE APARTMENTS PARKING GARAGE—
TAMPA, FL

529 cars, 1 ground & 4 elevated levels
First Florida
Design-Build 2015

BALDWIN HARBOR PARKING GARAGES—ORLANDO, FL

896 cars, 1 ground & 3 elevated levels
ZOM Development, Inc.
Design-Build 2015

SKYHOUSE CHANNELSIDE PARKING GARAGE—TAMPA, 
FL

567 cars, 1 ground & 5 elevated levels
Novare Group Holdings, LLC
Design-Build 2015

AURORA PARKING GARAGE—TAMPA, FL

546 cars, 1 ground & 6 elevated levels
First Florida
Design-Build 2015

BIG TEX PARKING GARAGE—SAN ANTONIO, TX

375 cars, 1 ground & 5 elevated levels
NRP Group, LLC
Design-Build 2015

THE RESIDENCES AT WINTER PARK VILLAGE—WINTER 
PARK, FL

372 cars, 1 ground & 3 elevated levels
Casto
Design-Build 2014

EDUCATION CLIENTS
UF 608 – PARKING GARAGE XIV—GAINESVILLE, FL

2,037 cars, 1 ground & 6 elevated levels
University of Florida
Design-Build 2020

MDC WOLFSON PARKING GARAGE—MIAMI, FL

599 cars, 1 ground & 6 elevated levels
Miami Dade College
Design-Build Team 2016
HOSPITALITY CLIENTS

PROJECT 801 SOUTH PARKING GARAGE—ORLANDO, FL

535 cars, 1 ground & 2 elevated levels
Confidential Client
Design-Build 2020

PROJECT 801 EAST PARKING GARAGE—ORLANDO, FL

534 cars, 1 ground & 2 elevated levels
Confidential Client
Design-Build 2020

PORT CANAVERAL CRUISE TERMINAL 3 PARKING GA-
RAGE—PORT CANAVERAL, FL

1,793 cars, 1 ground & 5 elevated levels
Canaveral Port Authority
Design-Build 2020

PROJECT 370 PARKING GARAGE—ORLANDO, FL

527 cars, 1 ground & 3 elevated levels
Confidential Client
Design-Build 2019

PAST PERFORMANCE: PARKING STRUCTURES



CHEROKEE CASINO PARKING GARAGE – CHEROKEE, NC

2,646 cars, 1 ground & 5 elevated levels
DreamCatcher Hotels, LLC
Design-Build 2019

BUENA VISTA A3 PARKING GARAGE—LAKE BUENA 
VISTA, FL

3,000 cars, 1 ground & 4 elevated levels
Reedy Creek Improvement District
Design-Build 2018

4TH & 5TH DELRAY PARKING GARAGE—DELRAY BEACH, 
FL

326 cars, 1 ground & 4.5 elevated levels
iPic Entertainment
Design-Build 2018

HAMLIN PARKING GARAGE—ORLANDO, FL

893 cars, 1 ground & 2 elevated levels
Boyd Development Corporation
Design-Build 2018

PROJECT 503—ORLANDO, FL

34,576 square feet, 2 story flexible space building
Confidential Client
Design-Build 2017

PROJECT 927 PARKING GARAGE—ORLANDO, FL

564 cars, 1 ground & 5 elevated levels
Confidential Client
Design-Build 2017

PROJECT 927 PARKING GARAGE—ORLANDO, FL

564 cars, 1 ground & 5 elevated levels
Confidential Client
Design-Build 2017

PORT CANAVERAL CRUISE TERMINAL 5 PARKING 
GARAGE—PORT CANAVERAL, FL

1,050 cars, 1 ground & 3 elevated levels
Canaveral Port Authority
Design-Build 2016

PROJECT 799W PARKING GARAGE EXPANSION—
ORLANDO, FL

736 cars, 1 ground & 2 elevated levels
Confidential Client
Design-Build 2016

HYATT HOUSE NAPLES 5TH AVENUE HOTEL AND 
PARKING STRUCTURE—NAPLES, FL

183 room, 205,283 square foot, resort hotel and
242 cars in 1 ground & 3 elevated levels
Naples 5th Avenue Hotel LLC
Design-Build 2016

PROJECT 402 PARKING GARAGE—ORLANDO, FL

373 cars, 1 ground & 3 elevated levels
Confidential Client
Design-Build 2015

PROJECT 664 PARKING GARAGE—ORLANDO, FL

1,128 cars, 1 ground & 5 elevated levels
Confidential Client
Design-Build 2015

BOCA WEST COUNTRY CLUB PARKING STRUCTURE—
BOCA RATON, FL

495 cars, 1 ground & 1 elevated levels
Boca West Country Club
Design-Build 2014

PORT CANAVERAL CRUISE TERMINAL 1 PARKING 
GARAGE—PORT CANAVERAL, FL

1,026 cars, 1 ground & 3 elevated levels
Canaveral Port Authority
Design-Build 2014

PROJECT 766 PARKING GARAGE—ORLANDO, FL

3,088 cars, 1 ground & 3 elevated levels
Confidential Client
Design-Build 2014

MIXED-USE CLIENTS 
GRIFFIN FARM PARKING STRUCTURE—LAKE MARY, FL

600 cars and 7,048 square feet of retail in 1 ground & 3
Elevated levels
Unicorp National Development, Inc.
Design-Build 2017

LAKESIDE CROSSING PARKING STRUCTURE—WINTER 
PARK, FL

275 cars, 1 ground & 2 elevated levels
Unicorp National Development,

PAST PERFORMANCE: PARKING STRUCTURES



DEVELOPMENT TEAM EXPERIENCE

The responsibility clients entrust with their architect 
may far surmount other professions. Many of our clients 
have never embarked upon the challenging journey 
of designing and constructing a building, nor have 
they been so financially dependent upon the quality of 
professionals they select. With each and every project, 
we embrace the fact that our clients selected us from 
many, and entrusted us to see their project through 
to fruition. Our primary mission, is to EXCEED YOUR 
EXPECTATIONS, to LISTEN and UNDERSTAND your 
needs, and to ASSIST you in achieving your goals. 

With our mutual goals in mind, our firm operates on the 
team approach, bringing together owners, users, and 
professionals in a collaboration of knowledge, needs and 
efforts, realizing greater results and enhanced solutions. 
Every line that we draw has far-reaching implications, 
well beyond building. We constantly strive to explore 
creative opportunities with each project , all the time 
weighing creative desires versus budgetary constraints. 
The buildings and spaces we create are not meant to be 
monuments to ourselves, they are reflections of you. 

POWELL STUDIO ARCHITECTURE is a multi-specialty 
architectural and interior design firm located in the 
heart of Central Florida, founded upon the precept that 
HONESTY, INNOVATION, PROFESSIONALISM, and COST 
EFFECTIVENESS are paramount to the needs of our 
clientele, and the success of our business.

With over 20 years of extensive experience within 
the public and private sectors, our firm has had the 
opportunity to garnish a very diverse portfolio of work, 
ranging from new building construction, existing building 
additions and renovations, interior tenant build-outs, and 
even historical renovations. As you will see, our skill set is 
multi-faceted, including medical, civic, corporate office, 
religious institutions, and both corporate and private retail 
establishments.

Our ability to listen to your needs, execute a design 
based upon those needs, and our knowledge of 
design, construction, and building codes, allows us 
to be the best possible stewards of your pocketbook, 
ultimately allowing you to realize greater returns on your 
investment.

COMPANY

Powell Studio Architecture

PHONE

352-874-2340

ADDRESS

713 W. Montrose Street 
Clermont, FL 34711

POINT OF CONTACT

Jeff Powell
352-989-0923
Jeff@powellstudioarch.com

PERSONNEL

5 employees

FACILITY

Headquartered in Historic Downtown Clermont

ARCHITECT



For over a decade, Jeff has accumulated a broad and diverse realm of 
experience, ranging from the design and development of educational, 
medical, municipal, institutional, and recreational projects throughout 
Florida, New York, Georgia, California, and South Carolina. As the 
founder of Powell Studio Architecture, Jeff takes pride in assisting 
and guiding clients towards reaching their primary objectives through 
functional, efficient, and cost effective design solutions.

CONTACT 

352-989-0923

713 W. Montrose Street 
Clermont, FL 34711

Jeff@powellstudioarch.com

YEARS’ EXPERIENCE

20 years

EDUCATION

Bachelor of Design in Architectural 
Studies, Florida International University

Bachelor of Architecture,  
Florida Atlantic University

PROFESSIONAL REGISTRATION

Registered Architect - Florida Board of 
Architecture & Interior Design #AR94675

JEFF POWELL
President, Powell Studio Architecture

Architect

DEVELOPMENT TEAM EXPERIENCE



DEVELOPMENT TEAM EXPERIENCE

PROJECT PROFILE

Lake County Board of County Commissioners elected to design and 
construct a South Lake District Office for the Lake County Sheriff’s 
Department through a continuing service contract. The project included 
the renovation of an existing 15,000 SF pre-engineered building, 
formerly a car dealership, and required extensive modifications for 
security and functionality. The project entailed a nearly complete 
interior demolition, and the design of patrol officer support areas, a 
community services division, vehicular maintenance garage including 
evidence bays, as well as a state-of-the-art detention area. The 
detention area included four (4) individual and group jail cells, a control 
station, sally ports, and various other ancillary support areas such as 
an enclosed vehicular sally port. The existing building was constructed 
of curtain wall glass, which was removed and replaced by a solid 
secure wall with smaller windows . The project was led by architect Jeff 
Powell, and the design team was tasked with working very closely with 
various divisions of the Lake County Sheriff’s Office to ensure that their 
standards of quality were successfully met.

* Jeff Powell was the principal architect in charge, project manager, and architect of record for this 
project while employed by another firm.

LAKE COUNTY SHERIFF’S 
OFFICE, SOUTH LAKE
MUNICIPAL BUILDINGCLIENT

Lake County 
Board of County 
Commissioners

LOCATION

Clermont, FL

COMPLETED

2016



DEVELOPMENT TEAM EXPERIENCE

PROJECT PROFILE

Powell Studio Architecture was awarded through a competitive bid 
solicitation project, the Clermont Rowing Boathouse, through a design/
build project delivery method. As part of the City’s new branding, and 
in an effort to promote the health and wellness of the community, 
embarked on the boathouse project in cooperation with the Lake 
County Rowing Association, to bring the sport of competitive rowing, 
and an opportunity for the citizens to learn the sport.

The facility was constructed and opened in 2015, with the strong 
support and anticipation of the community. The building of 
approximately 8,000 SF includes a large storage room for the 60-75foot 
rowing vessels which are stored on racks. Additionally, an exercise 
porch, offices, and public restroom facilities were also incorporated into 
the design.

The building is constructed as a modified pre-engineered metal 
structure, using high quality materials, and is conceptually and 
metaphorically designed to reflect its use. Located on the shores of 
Lake Minneola, this facility has already transformed the waterfront 
into an active community and enhance the City’s opportunities to 
host events.

CLERMONT ROWING  
BOAT HOUSE
MUNICIPAL BUILDINGCLIENT

City of Clermont, FL

LOCATION

Clermont, FL

COMPLETED

2015



DEVELOPMENT TEAM EXPERIENCE

Halff Associates, Inc. is an employee-
owned, full-service engineering and 
architecture firm headquartered in 
Richardson, Texas. The firm has provided 
services for 70 years throughout the 
Southwest and Southeast, and has 23 
offices in Florida, Texas, Oklahoma, 
Louisiana and Arkansas. The firm’s staff 
of 1,000 includes engineers, architects, 
planners, scientists and surveyors. Halff 
is ranked No. 106 in Engineering News-
Record magazine’s list of the top 500 
design firms in the United States. 

The firm was founded in Dallas in 1950 
by Dr. Albert H. Halff, PE. His legacy of 
integrity, dedication to client service 
and commitment to quality is preserved 
today by a progressive firm committed to 
providing value with creative solutions to 
design challenges.

Our people are individuals with diverse, 
yet complementary, professional 
backgrounds. Most of our professional 
staff started with Halff straight out of 
college and have grown in their careers 
knowing the commitment to quality that 
is the cornerstone of the firm. We know 

this attribute, more than any other, allows 
us to maintain a loyal client base. We are 
members of a company built on integrity, 
technical knowledge and commitment to 
client service. Services provided by Halff 
include:

•	 Architecture 
•	 Construction Services
•	 Environmental
•	 Geographic Information Systems
•	 Intelligent Transportation Systems
•	 Land and Site Development
•	 Mechanical/Electrical/Plumbing 
Engineering
•	 Oil and Gas
•	 Planning and Landscape 
Architecture
•	 Public Works
•	 Right of Way 
•	 Software Development
•	 Structural Engineering
•	 Subsurface Utility Engineering/
Utility Coordination
•	 Surveying
•	 Transportation
•	 Visualization
•	 Water Resources
•	 Water Utilities 

FLORIDA HISTORY

BESH Halff (formerly Genesis Halff) 
began providing professional engineering 
services throughout Florida in 1987. 
Since then, Halff has served public- 
and private-sector clients throughout 
Florida, the Southeastern U.S. and 
internationally. The work has spanned 
every project type—from planning, 
engineering and landscape design for 
urban parks and commercial centers 
to designing intelligent transportation 
systems (ITS), leading regional 
planning initiatives, and delivering CEI 
services for interstate highways. Halff 
provides outstanding service in the 
disciplines of civil engineering, planning, 
landscape architecture, urban design, 
construction engineering and inspection, 
transportation and mobility, and 
geographic information systems (GIS). 
In 2019, Genesis joined Halff to become 
Genesis Halff. Now, fully integrated 
into the Halff family, we offer these and 
additional services, plus industry experts 
who bring holistic solutions to project 
challenges. 

COMPANY

BESH Halff Associates

PHONE

352-343-8481

ADDRESS

902 North Sinclair Avenue
Tavares, FL 32778

POINT OF CONTACT

Charles C. Hiott, PE
352-267-5702 
chiott@halff.com

PERSONNEL

10000+ employees nationwide
Local leadership team of 4 

FACILITY

Local Headquarters in Tavares, FL

ENGINEER



Chuck Hiott has 25 years of experience in the design and layout 
of residential and commercial sites including all grading, drainage 
and geometry. He has extensive project management experience 
encompassing preliminary and final design, value engineering, cost 
estimating, specification writing, bidding and construction management 
for public and private land development. He also has extensive 
knowledge of permitting through various agencies including FDEP, 
SJRWMD and FDOT. His engineering skillset includes: design, quality 
control, coordination of related disciplines, build-ready site plans.

Chuck is also a member of several professional societies, including the 
American Society of Professional Engineers, the Water Environment 
Federation, and the American Water Works Association. 

CONTACT 

352-267-5702

902 North Sinclair Avenue
Tavares, FL 32778

chiott@halff.com

YEARS’ EXPERIENCE

25 years

EDUCATION

BS, Civil Engineering, Clemson 
University

PROFESSIONAL REGISTRATIONS

Professional Engineer:

FL #54813, NC #34011, SC #26265

FDEP Stormwater Inspector: #29695

CHARLES C. HIOTT, PE
Vice President/Director of Land Development

Engineer

DEVELOPMENT TEAM EXPERIENCE



Brett Tobias has 15 years of experience in stormwater, roadway, 
regional parks, flood studies, commercial and residential site design. 
He has extensive project management experience encompassing 
preliminary and final design, value engineering, cost estimating, 
specification writing, bidding and construction management for 
public and private land development. He is highly experienced in the 
permitting process through various agencies including FDEP, SJRWMD 
and FDOT. His engineering skillset includes commercial and industrial 
sites, large-scale residential and multifamily projects, roadway design, 
community and regional parks, water and wastewater infrastructure.

CONTACT 

352-343-8481

902 North Sinclair Avenue
Tavares, FL 32778

btobias@halff.com

YEARS’ EXPERIENCE

15 years

EDUCATION

BS, Civil Engineering, University of 
Central Florida

PROFESSIONAL REGISTRATIONS

Professional Engineer:

FL #69071

BRETT J. TOBIAS, PE
Team Leader/Public Works/Land Development

Engineer

DEVELOPMENT TEAM EXPERIENCE



DEVELOPMENT TEAM EXPERIENCE

PROJECT PROFILE

BESH was the Engineer of Record for this new, 38,000 SF, state-of-
the-art Safety Complex.  The new complex serves approximately 
18,000 residents.

BESH services on the project included: Boundary and topographic 
surveys, Underground and above-grade utility locations,, Conceptual 
site plan design, Final engineering plans, Construction administration 
services, Construction bid document preparation , Construction oversight, 
Permitting with City of Tavares, Lake County, SJRWMD and FDEP.

The project houses the City’s police and fire departments and services 
as the local Emergency Operations Center – all under one roof.  This 
was a much-needed upgrade as the former police station was in a 
cramped, small corner of City Hall for decades and the fire department 
was housed in the City’s former 2,000 sf freight depot. The site, prior to 
the new complex, was the fleet operations center for the school district.  

A $500,000 FEMA grant kicked off the project.

CITY OF TAVARES
PUBLIC SAFETY COMPLEX

OWNER

City of Tavares

LOCATION

Tavares, FL

COMPLETED

2019

PROJECT COST

$14,000,000



DEVELOPMENT TEAM EXPERIENCE

Atrium Management Company is a privately owned real estate 
property management, asset management, and development 
company. Servicing key strategic areas, Atrium provides 
the most comprehensive coverage available in the cities of 
Orlando, Tampa, Gainesville and their surrounding Central 
Florida communities. Atrium takes a team based approach to its 
business, which allows it to maintain a small company feel and 
customer focus as the company continues to grow and expand. 

Atrium’s mission is to use a combination of high tech, common 
sense, and world class personal service to improve bottom 
line performance for our clients and to make the process of 
renting easier for potential residents. When you work with 
Atrium Management Company you can expect an honest and 
dependable team. Our goal is to exceed the expectations of our 
clients and consistently raise the bar for the industry. 

MULTIFAMILY MANAGEMENT

Atrium Management Company has significant experience 
managing multifamily apartment communities of all sizes. As 
property owners ourselves, we understand the complexities 
that go behind operating a real estate portfolio. With the 
systems and personnel in place to ensure the strategic 
objectives of the owner are met, along with the decades of 
cumulative real estate experience we provide as a guide, we 
have helped hundreds of owners realize the maximum value of 
their investment.

COMPANY

Atrium Management Company, est. 1999

PHONE                       FAX

407-585-2721                  407-333-7342

ADDRESS

1509 S. Orange Ave.
Orlando, FL 

POINT OF CONTACT

Adam Wonus
407-982-0458
awonus@atriummanagement.com

UNITS MANAGED

2130 Units throughout Central Florida 

FACILITY

Local Headquarters in Orlando
Other office locations: Lake Mary, Gainesville, and Tampa

PROPERTY MANAGER



Adam began his career as an underwriter at Mercantile Commercial Capital 
where he financed over $120 million worth of projects. He moved on to Wells 
Fargo and later CBRE, where he was tasked with starting a national small 
business lending platform for the firm. In 2012, Adam created A.T. Wonus 
Development Group, where he has personally developed over $17 million 
worth of new construction in Central Florida. In 2014, Adam purchased Atrium 
Management Company with Mike Krause, and has been focused on building and 
expanding the business as a premier vertically integrated real estate services 
company. 

RELATED EXPERIENCE

Partner for Atrium Management Company (2014 – present)

President for A.T. Wonus Development Group (2012 – present) 

Vice President for CBRE in Orlando (2014)

Vice President for Wells Fargo Bank in Orlando (2010 – 2014)

Business Development Officer for Mercantile Capital (2005 – 2010)

CAREER HIGHLIGHTS 

Waterman Square Mixed-Use Development in Eustis, FL (Developer) 

Milk District Townhome Duplex Redevelopment in downtown Orlando, FL 
(Developer)

Alta at Health Village 258-unit multifamily in downtown Orlando, FL  (Consultant)

CONTACT 

407-982-0458

1509 S. Orange Ave.
Orlando, FL

awonus@atriummanagement.com

YEARS’ EXPERIENCE

15 years

EDUCATION

Bachelor of Business Administration, 
Ohio University

PROFESSIONAL REGISTRATION

Licensed Florida Real Estate Broker

ADAM WONUS
Partner and President

Property Management

DEVELOPMENT TEAM EXPERIENCE



Mike began his career in property management in 2003 at AIMCO, where he 
worked his way up from an entry-level position to property manager. His career 
progressed by way of JRK Residential, a Los Angeles-based private equity 
firm, and by 2011 Mike was promoted to Area Manager for Central Florida and 
later Regional Manager covering the Eastern United States. Over his 17 years 
in property management, Mike has managed more than 15,000 units across 22 
states. He has always put a strong emphasis on team building and creating a 
positive working environment. 

RELATED EXPERIENCE

Partner for Atrium Management Company (2015 – present)

Area Manager & Regional Manager for JRK Property Holdings (2008 – 2015) 

Property Manager for AIMCO Apartment Homes in Columbus, Ohio (2003 – 2008)

CAREER HIGHLIGHTS 

Michael Krause has emphasized team building and creating a positive working 
environment over his 17 years in property management.  He has overseen the 
hiring of more than 130  employees, and through managing over 275 employees 
Michael has become an expert in finding and coaching new talent in the field of 
property management.

PROFESSIONAL REGISTRATIONS

Licensed Real Estate Agent

Board Member Apartment Association of Greater Orlando

Past President - Central Florida National Association of Residential 
Property Managers

Valencia College Advisory Board Member for the Residential Property 
Management Degree

CONTACT 

407-982-0458

1509 S. Orange Ave.
Orlando, FL

mkrause@atriummanagement.com

YEARS’ EXPERIENCE

17 years

EDUCATION

Bachelor of Business Administration, 
Ohio University

MIKE KRAUSE
Partner

Property Management

DEVELOPMENT TEAM EXPERIENCE



DEVELOPMENT TEAM EXPERIENCE

PROJECT PROFILE

Waterman Square is an ongoing Mixed-Use project that Atrium is 
developing in the city of Eustis, Fl.

Designed to honor the unique history of the city and this site in 
particular, this development is a phased project that will span multiple 
years and include approximately 250 residential units, an 8,000 SF food 
hall, 20,000 SF of retail and office space, a boutique hotel, and a 500 
space parking garage. 

Over the past year, Atrium has been working with the City of Eustis 
and other community stakeholders to design a development that will 
blend the distinctive character of the existing downtown with modern 
construction. 

Recently, the Eustis City Commission voted unanimously to proceed 
with formal negotiations for the project site with Atrium.

WATERMAN SQUARE
MIXED USE DEVELOPMENT

LOCATION

Eustis, FL

STATUS

Recently Approved



DEVELOPMENT TEAM EXPERIENCE

PROJECT PROFILE

Adam Wonus works with the Ustler Group of Companies as part of 
the development team for Alta at Health Village, a $75MM mixed-use 
development in downtown Orlando within the AdventHealth Orlando 
main campus.

This project is currently under construction and is expected to be 
completed mid-2021. It includes 285 apartment units, a 382-space 
parking garage, and a rooftop clubhouse and pool. 

It was designed with urban-walkability in mind, and with the goal 
of seamlessly integrating and becoming an incredible asset to the 
surrounding community.

ALTA AT HEALTH VILLAGE
MIXED USE DEVELOPMENT

LOCATION

Orlando, FL

STATUS

Under Construction

Est. Completion Date: 
Mid - 2021

CAPACITY

285 Units

382 Stalls



TAB III
REFERENCES



REFERENCES

ORLANDO HEALTH SOUTH LAKE HOSPITAL
1900 Don Wickham Drive, Clermont, FL 34711

(352) 394-4071

Development Services and Consulting, 2016 to 2021

Paul Johns

paul.johns@orlandohealth.com

(352) 394-4071

THE BIGGER TEN, LLC
2020 Oakley Seaver Drive Suite 3, Clermont, FL 34711 

(352) 242-0404

Development Services and Consulting, 2018 to 2021

David Lucas, MD.

dhlcfo@yahoo.com

(352) 242-0404

STEAMROLLER STUDIOS
301 North Baker Street, Mount Dora, FL 32757

(321) 234-6541

Development Services and Consulting, 2017 to 2021

Adam Meyer

adam.meyer@steamrollerstudios.com

(321) 234-6541

BAKER GROVES, INC.
2051 Morningside Drive, Mount Dora, FL 32757

(352) 360-5603

Development Services and Consulting, 2001 to 2021

Bill Baker

wfbakerIII@aol.com

(352) 360-5603

FIRST NATIONAL BANK OF MOUNT DORA
714 North Donnelly Street, Mount Dora, FL 32757

(352) 383-2111

Banking Relationship, 2001 to 2021

Robert White

Bob.White@fnbmd.com

(352) 383-2111

CITY NATIONAL BANK
390 N. Orange Avenue, Suite 100, Orlando, FL 32801

(407) 283-6011

Banking Relationship, 2005 to 2021

Tom Coletta

tom.coletta@citynational.com

(407) 283-6011

SEACOAST BANK
1000 E Highway 50, Clermont, FL 34711

(352) 408-2209

Banking Relationship, 2001 to 2021

Robert Berens

rob.berens@seacoastbank.com

(352) 408-2209

UNITED SOUTHERN BANK
515 W. Main Street, Leesburg, FL 34748

(352) 771-5706

Banking Relationship, 2001 to 2021

Bill Wonus

bill.wonus@unitedsouthernbank.com

(352) 771-5706
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DOCUMENTS



STATE LICENSE NUMBER(S):

85-3369899FEIN #:

Amount Paid:Amount Billed:Fee Description:

Your Business Tax Receipt can now be paid
online.  Go to: www.cityofmountdora.com and
click on "Online Bill Pay"

Online PIN:

DOWNTOWN PARKING SOLUTION MD, LLC

MOUNT DORA, FL  32756

PO BOX 1273

BUSINESS LOCATED:

ISSUED TO:

DOWNTOWN PARKING SOLUTION MD, LLC

2055 OVERLOOK DR

21-00004307

BUSINESS TAX NUMBER:

LOCAL BUSINESS TAX

VALID PERIOD: April 15, 2021 TO September 30, 2021

City of Mount Dora
510 N. Baker Street

Mount Dora, FL 32757-0176
Phone:  (352) 735-7112

380D3B0

BUSINESS TAX RECEIPT 15.00 15.00 

ZONING REVIEW FEE (HOME-BASED BUSINESS) 25.00 25.00 

The City of Mount Dora reserves the right to revoke or cancel this license per standards set forth in 
Section 26.170 of the City of Mount Dora Code of Ordinance

$40.00 

$0.00   

This is for your records - DO NOT PAY

Amount Due:

Tax Fee Paid:

THIS IS YOUR RECEIPT - PLEASE RETAIN FOR YOUR RECORDS.
THE BOTTOM PORTION SHOULD BE TORN OFF AND DISPLAYED IN A PROMINENT LOCATION AT YOUR BUSINESS

LICENSE CATEGORY: HOME BASED / OFFICE USE ONLY

VALID PERIOD: TO September 30, 2021April 15, 2021

BUSINESS CATEGORY:

2055 OVERLOOK DRBUSINESS LOCATED: $40.00 

$0.00   

Tax Fee Paid:

Amount Due:

21-00004307

BUSINESS TAX NUMBER:LOCAL BUSINESS TAX

MOUNT DORA, FL  32756

PO BOX 1273

DOWNTOWN PARKING SOLUTION MD, LLC

DOWNTOWN PARKING SOLUTION MD, LLC

ISSUED TO:

City of Mount Dora
510 N. Baker Street
Mount Dora, FL 32757-0176
Phone:  (352) 735-7112

This is for your records - DO NOT PAY

Approved and Issued by the 
City of Mount Dora 

Planning and Development Office

HOME-BASED

THIS CERTIFICATE MUST BE EXHIBITED CONSPICUOUSLY AT YOUR PLACE OF BUSINESS



Ron DeSantis, Governor

STATE OF FLORIDA
DEPARTMENT OF BUSINESS AND PROFESSIONAL REGULATION

BOARD OF ARCHITECTURE & INTERIOR DESIGN
THE ARCHITECT HEREIN IS LICENSED UNDER THE

PROVISIONS OF CHAPTER 481, FLORIDA STATUTES

ARBOLEDA, JORGE A.

Do not alter this document in any form.

FINFROCK DESIGN LLC

LICENSE NUMBER: AR92120
EXPIRATION DATE:  FEBRUARY 28, 2023

This is your license. It is unlawful for anyone other than the licensee to use this document.

2400  APOPKA BLVD
APOPKA               FL 32703

Always verify licenses online at MyFloridaLicense.com

https://www.myfloridalicense.com/LicenseDetail.asp?SID=&id=185cb18f33e902ab760c03fad3540695


Halsey Beshears, SecretaryRon DeSantis, Governor

STATE OF FLORIDA
DEPARTMENT OF BUSINESS AND PROFESSIONAL REGULATION

CONSTRUCTION INDUSTRY LICENSING BOARD
THE GENERAL CONTRACTOR HEREIN IS CERTIFIED UNDER THE

PROVISIONS OF CHAPTER 489, FLORIDA STATUTES

JONES, MINOR STANFIELD

Do not alter this document in any form.

FINFROCK CONSTRUCTION, LLC

LICENSE NUMBER: CGC062676
EXPIRATION DATE:  AUGUST 31, 2022

This is your license. It is unlawful for anyone other than the licensee to use this document.

2400 APOPKA BLVD
APOPKA               FL 32703

Always verify licenses online at MyFloridaLicense.com

https://www.myfloridalicense.com/LicenseDetail.asp?SID=&id=4a24cfc2dd28a3109ab1867e29a63f88


Ron DeSantis, Governor

STATE OF FLORIDA

BOARD OF PROFESSIONAL ENGINEERS

THE PROFESSIONAL ENGINEER HEREIN IS LICENSED UNDER THE
PROVISIONS OF CHAPTER 471, FLORIDA STATUTES

HELMICK, DANIEL LOTT JR.

Do not alter this document in any form.

462 FOREST HAVEN DR.

LICENSE NUMBER: PE73164
EXPIRATION DATE:  FEBRUARY 28, 2023

This is your license. It is unlawful for anyone other than the licensee to use this document.

WINTER GARDEN        FL 34787

Always verify licenses online at MyFloridaLicense.com

https://www.myfloridalicense.com/LicenseDetail.asp?SID=&id=48fca203ea29067ec88143951fefc0df


Halsey Beshears, SecretaryRon DeSantis, Governor

STATE OF FLORIDA
DEPARTMENT OF BUSINESS AND PROFESSIONAL REGULATION

BOARD OF ARCHITECTURE & INTERIOR DESIGN
THE INTERIOR DESIGNER HEREIN IS REGISTERED UNDER THE

PROVISIONS OF CHAPTER 481, FLORIDA STATUTES

POWELL, ROBERT JEFFREY

Do not alter this document in any form.

11129  OAKSHORE LANE

LICENSE NUMBER: ID5835
EXPIRATION DATE:  FEBRUARY 28, 2023

This is your license. It is unlawful for anyone other than the licensee to use this document.

CLERMONT             FL 34711

Always verify licenses online at MyFloridaLicense.com

https://www.myfloridalicense.com/LicenseDetail.asp?SID=&id=e71615eb814c3744d4caf4703ec6b831


Halsey Beshears, SecretaryRon DeSantis, Governor

STATE OF FLORIDA
DEPARTMENT OF BUSINESS AND PROFESSIONAL REGULATION

BOARD OF ARCHITECTURE & INTERIOR DESIGN
THE ARCHITECT HEREIN IS LICENSED UNDER THE

PROVISIONS OF CHAPTER 481, FLORIDA STATUTES

POWELL, ROBERT JEFFREY

Do not alter this document in any form.

POWELL STUDIO ARCHITECTURE, LLC

LICENSE NUMBER: AR94675
EXPIRATION DATE:  FEBRUARY 28, 2023

This is your license. It is unlawful for anyone other than the licensee to use this document.

11129  OAKSHORE LANE
CLERMONT             FL 34711

Always verify licenses online at MyFloridaLicense.com

https://www.myfloridalicense.com/LicenseDetail.asp?SID=&id=50a996958da5f61a25202c279d7c772f


Ron DeSantis, Governor

STATE OF FLORIDA

BOARD OF PROFESSIONAL ENGINEERS

THE PROFESSIONAL ENGINEER HEREIN IS LICENSED UNDER THE
PROVISIONS OF CHAPTER 471, FLORIDA STATUTES

HIOTT, CHARLES CECIL

Do not alter this document in any form.

32925 WOLF'S TRAIL

LICENSE NUMBER: PE54813
EXPIRATION DATE:  FEBRUARY 28, 2023

This is your license. It is unlawful for anyone other than the licensee to use this document.

SORRENTO             FL 327760000

Always verify licenses online at MyFloridaLicense.com

https://www.myfloridalicense.com/LicenseDetail.asp?SID=&id=6269519ae8ffd150cc14336c2b9d390b


Julie I. Brown, SecretaryRon DeSantis, Governor

STATE OF FLORIDA
DEPARTMENT OF BUSINESS AND PROFESSIONAL REGULATION

DIVISION OF REAL ESTATE
THE BROKER HEREIN IS LICENSED UNDER THE

PROVISIONS OF CHAPTER 475, FLORIDA STATUTES

WONUS, ADAM THOMAS

Do not alter this document in any form.

9154  BAY HILL BLVD

LICENSE NUMBER: BK3395901
EXPIRATION DATE:  MARCH 31, 2023

This is your license. It is unlawful for anyone other than the licensee to use this document.

ORLANDO              FL 32819

Always verify licenses online at MyFloridaLicense.com

https://www.myfloridalicense.com/LicenseDetail.asp?SID=&id=29d35d7cfa09ac0d15c07bda4183f6da
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REQUIRED FORMS

1. PROPOSERS CHECKLIST

2. CONFLICT OF INTEREST AFFIDAVIT

3. DECLARATION STATEMENT

4. NON-COLLUSION AFFIDAVIT OF PRIME PROPOSER

5. ACKNOWLEDGEMENTS

6. COMPLIANCE WITH PUBLIC RECORDS LAW

7. REFERENCE FORM

8. PUBLIC ENTITY CRIMES STATEMENT

9. FIRM INFORMATION

10. SIGNED ADDENDUMS (IF APPLICABLE)



PROPOSER CHECK LIST 

I M P ORT A N T: Please read carefully, sign in the spaces indicated and return with 
your Proposal. 

Proposer should check off each of the following items as the necessary action is completed: 

� All applicable forms have been signed and included 

� All information as requested in the Proposer's Proposals Form is included. 

g/ Any addenda have been signed and included. 

if The Proposal will be electronically delivered in time to be received no later than the 
specified due date of April 19, 2021 and time of 2:00 p.m. Proposal will not be considered 
otherwise. Electronic responses are the only accepted method of bid response delivery to the 
City. 

D LLC 

Gerard G. Guenther, Jr. I Manager

Printed Name & Title 

gerry.guenther@g3deve1opment.com 

Email 

RFP# 21-CM-007 - Redevelopment of City Owned Property 

PO Box 1273 

Address 

Mount Dora, FL, 32756 

City, State, Zip Code 

(352) 397 - 4869

Telephone No. 

Fax No. 



















___ Neither the entity submitting this sworn statement, nor any of its officers, directors, 
executives, partners, shareholders, employees, members, and agents who are active in management of an 
entity, nor any affiliates of the entity has been charged with and convicted of a public entity crime 
subsequent to July I, 1989. 

___ The entity submitting this sworn statement, or one or more of its officers, directors, 
executives, partners, shareholders, employees, members, and agents who are active in management of an 
entity, or an affiliate of the entity has been charged with and convicted of a public entity crime 
subsequent to July 1, 1989. 

___ The entity submitting this sworn statement, or one or more of its officers, directors, 
executives, partners, shareholders, employees, members, and agents who are active in management of an 
entity, or an affiliate of the entity has been charged with and convicted of a public entity crime 
subsequent to July 1, 1989. However, there has been a subsequent proceeding before a Hearing Officer 
of the State of Florida, Division of Administrative Hearings and the Final Order entered by the Hearing 
Officer determined that it was not in the public interest to place the entity submitting this sworn 
statement on the convicted vendor list. (Attach a copy of the final order). 

I UNDERSTAND THAT THE SUBMJSSION OF THJS FORM TO THE CITY OF MOUNT 
DORA IS FOR THE CITY OF MOUNT DORA ONLY AND, THAT THIS FORM IS VALID 
THROUGH DECEMBER 31 OF THE CALENDAR YEAR IN WHICH IT IS FILED. I ALSO 
UNDERSTAND THAT I AM REQUIRED TO INFORM THE CITY OF MOUNT DORA PRIOR TO 
ENTERING INTO A CONTRACT IN EXCESS OF THE THRESHOLD AMOUNT PROVJDED IN 
FLORTDA STATUTES, SECTION 287.017, FOR CATEGORY TWO, OF ANY CHANGE IN THE 
INFORMATION CONTAJNEDIN THIS FORM. /Qt -!t'-

/ (Signature� 

ST A TE OF FLORIDA 
COUNTY OF Lq /{ e

The foregoing instrument was acknowledged before me by means of l)(l physical presence or [ Lonline 
• • I" /" 

- OOCuuTC(u,U r--a.r1(.,-,q notanzat10n of oe il,a.R d G, 1rcte,v+ke,Z j 12 , as (V')o..µo.Q._e 1:<, , of SyLu+,-0,-., '> , whO' 
personally swore or affirmed that he/she is authorized to execu'tf this Agreement and thereby bind the 
Contractor, and who is personally known to me or who produced--=-------------­
as identification, and wh@did not take an oath this / .r'- day of

� 
, 202 I. 

(stamp) __ //��-� 1 

NGrAR Y PUBLIC 

Notary Pubhc Stale of Floltda 
Michelle Villani 
My Comm1ss10n GG 212513 
Expires 04/2912022 
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RFP #21-CM-007 REDEVELOPMENT OF CITY OWNED PROPERTY        

RFP # 21-CM-007 

“REDEVELOPMENT OF CITY OWNED PROPERTY” 

CITY OF MOUNT DORA  

 

ADDENDUM #2 

 
To All Plan Holders: 

 

The following changes, clarification and additions are hereby made part of the RFP #21-CM-007 

“REDEVELOPMENT OF CITY OWNED PROPERTY” for the above as fully and completely as if, the same 

were fully set forth therein. 

~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~ 

 

PLEASE BE ADVISED OF THE FOLLOWING CLARIFICATION: 

  On Page 14 “Tab III – References” currently reads as: 

Tab III – References 

Provide a listing of a minimum of four (4) of the company’s projects/customers similar in size 

and scope to the services described in this document, both present and past customers, within the 

past five (5) years. If applicable, please list examples of services rendered in the State of Florida, 

particularly within municipalities. This list must include complete and current addresses, contact 

person(s), e-mail addresses, telephone numbers and length of contract. 

On Page 14 “Tab III – References” NOW reads as: 

Provide a listing of a minimum of four (4) of the company’s projects/customers similar in size 

and scope to the services described in this document, both present and past customers, within the 

past five (5) years. If applicable, please list examples of services rendered in the State of Florida, 

particularly within municipalities. This list must include complete and current addresses, contact 

person(s), e-mail addresses, telephone numbers and length of contract. 

 

  Information provided for each client shall include the following: 

 

1. Client name, address, and current telephone number 
2. Description of services provided.        

3. Time period of the project or contract.       

4. Client’s contact reference name, email and current telephone number. 

 

Failure to provide complete and accurate client information, as specified here, may result in the 

disqualification of your Proposal.  

 

The City reserves the right to contact any and all references to obtain ratings for the performance 

indicators as indicated in the included Reference Form.   

      

 A uniform sample of references will be checked for each Proposer.   

 

 

(Continued on Next Page) 



RFP #21-CM-007 REDEVELOPMENT OF CITY OWNED PROPERTY 

The correct tab sequence is now Tab I through Tab VI: 

Tab I – Management Summary/Approach to the Project; Tab II – Summary of Qualifications; Tab III – 

References; Tab IV– Documents; Tab V – Required Forms; and Tab VI – Additional Data. 

 NOTE: “Acceptance of Conditions” under the previous Tab III has been removed. 

~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~ 

~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~ 

Signature acknowledges receipt and understanding of this addendum. 

Name/Title 

Date 

Remainder of This Page Left Intentionally Blank 

Gerard G. Guenther, Jr./Manager

04/14/2021



TAB VI
ADDITIONAL DATA



1. VACANT LAND CONTRACT - MOUNT DORA CRA

2. MOUNT DORA CRA LAND APPRAISAL 

3. VACANT LAND CONTRACT - CITY OF MOUNT DORA

4. CITY OF MOUNT DORA LAND APPRAISAL

ADDITIONAL DATA



















P R E P A R E D B Y : 

 

Mount Dora CRA 
Northwest Quadrant of Charles Avenue & N. Tremain Street 
Mount Dora, FL 34757 

 

 
 

Effective Date 
October 22, 2020 

 
 

Client File Number 
N/A 

 

Date of the Report 
November 11, 2020 

Internal File Number 
201015R 

 
Report Type 
Appraisal 

 
Prepared For 
Gerry Guenther 
Managing Principal 
G3 Development 
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Transmittal Letter 
 
 
 
 
 

 
 
 
 

November 11, 2020 

 
Gerry Guenther 

Managing Principal 

G3 Development 

639 N. Alexander Street 

Mount Dora, FL 32757 

 
 
 
 
 
 

1900 South Bay Street 
Eustis, FL 32726 

 
http://mymarketconnection.com/ 
P: 352.308.8644 

 

RE: Appraisal for the property located at Northwest Quadrant of Charles Avenue & N. Tremain Street, Mount Dora, FL 34757 
 
 

Dear Gerry Guenther, 

 
In accordance with your authorization, we have conducted the investigation necessary to form an opinion of value in the above 

captioned subject property, which is more fully described in the Executive Summary. This is a Restricted Appraisal Report which is 

intended to comply with the reporting requirements set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional 

Appraisal Practice for a Restricted Appraisal Report. As such, it presents no discussions of the data, reasoning, and analyses that 

were used in the appraisal process to develop the appraiser's opinion of value. The depth of discussion contained in this report is 

specific to the needs of the client and for the intended use as stated in the report. USE OF THIS REPORT IS LIMITED TO THE 

CLIENT. The rationale for how the appraiser arrived at the opinions and conclusions set forth in this report may not be understood 

properly without additional information that is in the appraiser's work file. 

 
The purpose of this appraisal was to estimate the market value of the fee simple interest. The function of this appraisal was to 

serve as the basis for establishing market value of the subject property to aid in internal decision-making purposes by the client. 

 
We believe, based on the assumptions employed, the value conclusion represents a market price achievable within the estimated 

exposure time prior to the effective date. We take no responsibility for any events, conditions, or circumstances affecting the 

market that exists subsequent to the effective date of this appraisal. This letter is invalid as an opinion of value if detached from 

the report, which contains the text, exhibits, and addenda. 
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Market Uncertainty from Novel Coronavirus (COVID-19) 

The Novel Coronavirus (COVID-19), declared an outbreak by the World Health Organization (WHO) on January 30, 2020 and 

subsequently reclassified as a worldwide pandemic on March 11, 2020, has created substantial uncertainty in worldwide financial 

markets. Concerns about the ongoing spread of the COVID-19 have resulted in cancellations of a substantial number of 

scheduled events; the implementation of personal quarantine procedures; a 30-day lock-out for travel from most of Europe to the 

U.S.; and substantial reductions (and restrictions) in other travel by air, rail, bus, and ship. As of the effective date of this report, 

many market segments including tourism, lodging, tourist-related food and beverage and retail sectors are likely to feel the first 

negative effects due to the considerable decline in social movement and activity. A prolonged outbreak could have a significant 

(and yet unquantifiable) impact on other real estate sectors. Our valuation is based upon the best information as of the effective 

date. Given the degree of overall uncertainty present in the economy, forecasts and projections contained herein may change 

dramatically, or differently than projected under stable market conditions. Therefore, we advise the intended user to consider the 

current lack of overall economic stability in evaluating the use and reliability of the opinions expressed herein. 

 
 

Value Conclusions 

Description Perspective Type of Value Premise Property Interest Effective Date Indicated Value 

N/A Current Market Value As Is Fee Simple 2020-10-22 $1,250,000 
 
 
 

Sincerely, 

The Market Connection, LLC 
 

 
 

Andrew T. Whitaker 

State-Certified General Appraiser, FL No. RZ3145 

andy@mymarketconnection.com 
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Certification - Andrew T. Whitaker 
 
 

I certify that to the best of my knowledge and belief: 
 

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

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

are my personal, impartial and unbiased professional analyses, opinions, and conclusions. 

I have no present or prospective interest in the property that is the subject of this report, and no personal interest with 

respect to the parties involved. 

I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment. 

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

My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined 

value or direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated 

result, or the occurrence of a subsequent event directly related to the intended use of this appraisal. 

My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the 

Uniform Standards of Professional Appraisal Practice. 

I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this 

report within the three-year period immediately preceding acceptance of this assignment. 

I have made a personal inspection of the property that is the subject of this report. 

No one provided significant real property appraisal assistance to the person signing this certification. 

 
In regards to the inspection of the property: 

 

Andrew T. Whitaker did not personally inspect the subject property. 

No one provided significant real property appraisal assistance to Andrew T. Whitaker. 
 

 
 

Andrew T. Whitaker 

State-Certified General Appraiser, FL No. RZ3145 

Effective Date of Appraisal: October 22, 2020 

Date of Report: November 11, 2020 

M
 O

 U
 N

 T D
 O

 R
 A

 C
 R

 A
 

5     O
 F   3 3 

| 
T H

 E
 M

 A
 R

 K
 E

 T C
 O

 N
 N

 E
 C

 T  I  O
 N

 ,  L  L C
 



 

Executive Summary 
 

 
Property Information 

Property Name Mount Dora CRA 

Street Address Northwest Quadrant of Charles Avenue & N. Tremain Street 

State FL 

 
Property Class Land 

Land Acres 0.87 

Zoning Codes C-2, Downtown Commercial 
 
 

Indicated Values 

Land Value $1,250,000 

Cost Approach N/A 

Income Approach N/A 

 
Value Conclusions 

Description Perspective Type of Value Premise Property Interest Effective Date Indicated Value 

N/A Current Market Value As Is Fee Simple 2020-10-22 $1,250,000 

Zip Code 34757 

City Mount Dora 

Sales Comparison Approach N/A 
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Property Type Commercial 

Site Characteristics 

Land SF 37,897 

 

Zoning Characteristics 

Zoning Jurisdiction The city of Mount Dora 

 



 

Introduction 
 
 
 
 
 

Location 

Appraisal Identification, Development, and Scope of Work 

The subject property is located at the NWQ of Charles Avenue & Tremain Street in Mount Dora. 
 

Property Type and Use 

The subject consists of a commercial parcel improved with parking. There are approximately 48 designated spaces. 
 

Ownership 

The subject property is currently under the ownership of Mount Dora CRA. 
 

Sales and Listing History 

There have been no sales in the past three years. No past or present listing of the subject was made known to the appraiser. 
 

Property Rights 

The property rights appraised represent the fee simple interest. 
 

Type of Value 

The type of value appraised is Market Value. 
 

Intended Use and User of the Report 

This appraisal was prepared for use by G3 Development considered the client. The purpose of this appraisal was to estimate the 

market value of the fee simple interest. The function of this appraisal was to serve as the basis for establishing market value of 

the subject property to aid in internal decision-making purposes by G3 Development. No additional Intended Users or Uses are 

identified or intended by the appraisers. Due to the relationship between the client and the appraiser, reliance on this report by 

any other parties for any use whatsoever, is prohibited. 

 
Property Inspection 

 
Appraiser Extent of Inspection Date Inspected 

Andy Whitaker Exterior 10/22/2020 

 
 
 

Scope of Work 
As part of this appraisal, we completed a thorough investigation and analysis of the data considered pertinent to valuing the 

subject property. This report was prepared to conform to the requirements of the Uniform Standards of Professional Appraisal 

Practice (USPAP). 

 
Property Identification 

 
The property has been identified using the following sources: 

 

Postal address 

Public records 

Legal description 
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Type and Extent of Data Researched 

 
The following information was reviewed in preparing this report: 

 

Flood zone status 

Zoning Requirements 

Applicable Tax Data 

Demographics 

Public Record Data 

Comparable Data 

 
Data Sources 

 

Item Source (s) 
 

Site Size Lake Co. Property Appraisers site 

Zoning City planning department 

Tax Data County Clerk 

Parking Spaces Appraiser counted 

 
Comparable sales data, for properties, was taken from the local MLS, CoStar, County Property Appraiser's Office, and company 

records. Sales were confirmed via public records and discussions with parties to the transactions. Construction costs were 

obtained from Marshall-Swift Valuation. 

 
Source of Value Definition 

 
Market value means 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. 

 
The definition of market value is taken from the Office of the Controller of the Currency under 12CFR, Part 34, Subpart C and 

adopted by the Appraisal Standards Board of The Appraisal Foundation, 2020-2021 Edition. This definition is also compatible with 

the OTS, RTC, FDIC, NCUA, and the Board of Governors of the Federal Reserve System definition of market value. This definition 

is compatible with the definition of market value contained in The Dictionary of Real Estate Appraisal, Fifth Edition. 
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Type and Extent of Analysis 

 
The data has been gathered and analyzed through the use of appropriate and accepted appraisal methodology to arrive at a 

probable value indication via each applicable approach to value. 

 
Appraisal Methodology 

The appraisers have performed the sales comparison approach herein. The Cost and Income Approaches to value are not 

necessary in appraising virtually vacant land and were omitted. Additionally, the Cost and Income Approaches were not deemed 

necessary to produce a credible result for this assignment. 

 
Conditions of Appraisal 

The appraisal was performed with no extraordinary assumptions or hypothetical conditions. 
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Assumptions and Conditions 
 
 

1. This is a Restricted Appraisal Report which is intended to comply with the reporting requirements set forth under Standards 

Rule 2-2(b) of the Uniform Standards of Professional Appraisal Practice for a Restricted Appraisal Report. As such, it 

presents no discussions of the data, reasoning, and analyses that were used in the appraisal process to develop the 

appraiser's opinion of value. Supporting documentation concerning the data, reasoning, and analyses are retained in the 

appraiser's file. The depth of discussion contained in this report is specific to the needs of the client and for the intended 

use as stated in the report. The appraiser is not responsible for unauthorized use of this report. 

2. No responsibility is assumed for legal or title considerations. Title to the property is assumed to be good and marketable 

unless otherwise stated in this report. 

3. The property is appraised free and clear of any or all liens and encumbrances unless otherwise stated in this report. 

4. Responsible ownership and competent property management are assumed unless otherwise stated in this report. 

5. The information furnished by others is believed to be reliable. However, no warranty is given for its accuracy. 

6. All engineering is assumed to be correct. Any plot plans and illustrative material in this report are included only to assist 

the reader in visualizing the property. 

7. 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. 

8. It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and laws 

unless otherwise stated in this report. 

9. It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless a 

nonconformity has been stated, defined, and considered in this appraisal report. 

10. It is assumed that all required licenses, certificates of occupancy or other legislative or administrative authority from any 

local, state, or national governmental, or private entity or organization have been or can be obtained or renewed for any 

use on which the value estimates contained in this report are based. 

11. Any sketch in this report may show approximate dimensions and is included to assist the reader in visualizing the property. 

Maps and exhibits found in this report are provided for reader reference purposes only. No guarantee as to accuracy is 

expressed or implied unless otherwise stated in this report. No survey has been made for the purpose of this report. 

12. It is assumed that the utilization of the land and improvements is within the boundaries or property lines of the property 

described and that there is no encroachment or trespass unless otherwise stated in this report. 

13. The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any comment by the appraiser that might 

suggest the possibility of the presence of such substances should not be taken as confirmation of the presence of 

hazardous waste and/or toxic materials. Such determination would require investigation by a qualified expert in the field of 

environmental assessment. The presence of substances such as asbestos, urea-formaldehyde foam insulation, or other 

potentially hazardous materials may affect the value of the property. The appraiser's value estimate is predicated on the 

assumption that there is no such material on or in the property that would cause a loss in value unless otherwise stated in 

this report. No responsibility is assumed for any environmental conditions, or for any expertise or engineering knowledge 

required to discover them. The appraiser's descriptions and resulting comments are the results of the routine observations 

made during the appraisal process. 

14. Unless otherwise stated in this report, the subject property is appraised without a specific compliance survey having been 

conducted to determine if the property is or is not in conformance with the requirements of the Americans with Disabilities 

Act. The presence of architectural and communications barriers that are structural in nature that would restrict access by 

disabled individuals may adversely affect the property's value, marketability, or utility. 

15. Any proposed improvements are assumed to be completed in a good workmanlike manner in accordance with the 

submitted plans and specifications. 

16. 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. 
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17. 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. 

18. 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 prior written consent and approval of the appraiser. 

19. The appraiser(s) are competent to complete this assignment in accordance with the provisions in the Uniform Standards of 

Professional Appraisal Practice (USPAP). 
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Area and Neighborhood 
 
 
 
 
 
 

MARKET AREA ANALYSIS 

Location Built-Up Growth Supply & Demand Value Trend Typical Marketing Time 

 

☐ Urban 

 

☐ Under 25% 

 

☐ Rapid 

 

☐ Shortage 

 

☐ Increasing 

 

☐ Under 3 Months 

 
X Suburban 

 

☐ Rural 

 
X 25-75% 

 

☐ Over 75% 

 
X Stable 

 

☐ Slow 

 
X In Balance 

 

☐ Over Supply 

 
X Stable 

 

☐ Decreasing 

 
X 3-6 Months 

 

☐ 6-12 Months 

 
☐ Over 12 Months 

Regional Area of Influence: The subject is influenced by the Orlando MSA as it is considered a northwest suburb of Orlando. 

Neighborhood Boundaries: The subject neighborhood boundaries are identified as U.S. Highway 441 to the north and east, Lake Dora to the west 

and Orange County Line to the south. The subject is more specifically located within the Downtown District of Mount Dora. 

Neighborhood Land Use: The neighborhood is mixed in character with primarily commercial and residential uses. 

Change in Land Use:   X  Unlikely    ☐  Likely*    ☐ Taking Place* *From: *To: 

Change in Economic Base:   X  Unlikely    ☐  Likely*    ☐ Taking Place* *From: *To: 

If any changes in Land Use and/or Economic Base are Likely or Taking Place, indicate the impact on property values: 
 
 
 
 

☐ Positive ☐ Negative ☐  None ☐ N/A 

Comments on Land Use and/or Economic Base Changes and Impacts: 

Additional Comments on Market Area: As previously mentioned, the subject is within the downtown district of Mount Dora and is well located within 

the retail corridor. The property is currently utilized as a parking lot and helps to ease the burden of parking for the busy downtown district. The city is 

regularly flooded with shoppers, business men and women, and locals. Therefore the location is considered to be good. 
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Neighborhood Map 



 

Site Description 
 

 

 
 

MSA Orlando 

 
Submarket Type CBD 

Parcel Identifier 29-19-27-0030-011-00004 
 

Location of Parcel Corner 

Size 

Land Acres 0.87 

Land SF 37,897 

  

Primary Frontage (Feet) 185 

  

Secondary Frontage (Feet) 85 

  

Access Classification Good 

Access Description The subject can be accessed along the west side of N. Tremain Street & the east side of N. Baker Street. 

Encumbrances  

Flood Zone X 

Flood Map Number 12069C0367E 
 

Flood Map Effective Date 2012-12-18 

Zoning 

Zoning Jurisdiction The city of Mount Dora 

Zoning Code C-2, Downtown Commercial 
 

Zoning Description The subject property is zoned C-2, Downtown Commercial by the City of Mount Dora Zoning Authorities. 

According to Mount Dora Land Development Code, this district is established to provide the primary 

commercial area to meet the retail and service needs of the city and to provide a unique and enjoyable 

shopping and activity center for the region. This district is most appropriate downtown, with "downtown" 

generally being considered to be that area of compact and continuous commercial uses radiating from the 

intersection of Donnelly Street and Fifth Avenue. This district may be allowed in areas designated as 

"commercial" on the future land use map of the comprehensive plan. The C-2 zoning allows for a variety of 

uses including retail and office uses. At a minimum, buildings shall be set back from property lines 

consistent with existing adjacent or nearby buildings so as to provide a uniform frontage and spacing 

without blocking reasonable visibility of existing buildings. The maximum building heights permitted are 35’ 

or 25’ if within 100 feet of Lake Dora. No minimum; provided, that building, and fire codes can be met and 

necessary service areas can be provided. 

Site Characteristics 

Shape Irregular 

Topography Basically Level 

View / Appeal Good 

 
Site Utility Good 

 

 

 

The subject site is currently utilized as an asphalt paved parking lot with 48 designated spaces. The site is well located within the 

neighborhood with good access and good visibility and serves a great need in the immediate area for public parking. 

Market Type Medium 

Available Utilities Electricity, Irrigation Water, Water, Sewer, Cable TV, Telephone, and Trash 

Location 

Location Classification Good 

Grade At Grade 

M
 O

 U
 N

 T
 
D

 O
 R

 A
 
C

 R
 A

 
1
 4

     O
 F

  
3
 3

 
| 

T
 H

 E
 
M

 A
 R

 K
 E

 T
 
C

 O
 N

 N
 E

 C
 T

 I  O
 N

 , 
L

 L
 C

 



M
 O

 U N T D O
 R A C R A 

1 5     O
 F  3 3 

| 
T H E M

 A R K E T C O
 N N E C T I O

 N , L L C 

 

2020 Aerial 
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Fema Flood Map 



 

Real Estate Taxes 
 
 
 

Tax Appraised Value $0 
  

Tax Assessed Value $155,302 
  

Real Estate Taxes $0 
  

Total Taxes $0 
  

Taxes per SF GBA $--- 

 
 

Tax Bill 

2020 Real Estate Taxes 
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Subject Photos 
 
 
 

Typical View of Subject Typical Street Scene 
 

Typical Street Scene Typical View of Subject 
 

Typical View of Subject 
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Highest and Best Use 
 
 

In appraisal practice, the concept of highest and best use represents the premise upon which value is based. The four criteria the 
highest and best use must meet are: 

Physically Possible 
Legally Permissible 
Financially Feasible 
Maximum Productivity 

 
Consequently, after considering the physically possible, legally permissible, financially feasible and maximum productivity 
standpoints of the subject property, the highest and best use of the site as vacant is for parking and/or commercial development 
when demand dictates such. 

 
Exposure Time 
The appraiser’s opinion of reasonable exposure time for the subject property is 6-9 months. 
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Land Valuation 
 
 

The subject was appraised using the Sales Comparison Approach to value. In evaluating the comparable sales, I selected price 
per square foot of land area as the primary unit of comparison. This is the unit of comparison most commonly used for this type of 
property in the marketplace. A map of the comparables, as well as a brief summary of the comparables follows. 
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Land Adjustments 

Subject Sale #1 Sale #2 Sale #3 

 Name Mount Dora CRA Victory Coast Land 
Company, LLC 

CWEMTB, LLC Elyksian Hotels Clermont, 
LLC 

     

City Mount Dora Clermont Tavares Clermont 
     

Unit of Comparison (UoC) Land SF Land SF Land SF Land SF 
     

Unadj Sale Price / UoC  $25.46 $21.83 $35.56 

Transactional Adjustments (calculated cumulatively) 

Property Rights N/A Fee Simple Fee Simple Fee Simple 
 Similar Similar Similar 

Terms / Financing N/A $0.00 $0.00 $0.00 
 Similar Similar Similar 

Conditions of Sale N/A $0.00 $0.00 $0.00 
 Similar Similar Similar 

Expenditures After Sale N/A $0.00 $0.00 $0.00 
 Similar Similar Similar 

Excess Land Value N/A $0.00 $0.00 $0.00 
 Similar Similar Similar 

Market Conditions N/A 2020-06-30 2020-03-13 2019-06-21 
 Similar Similar Similar 

Adj Price / UoC after 
Transactional Adjs 

N/A $25.46 $21.83 $35.56 

Property Adjustments - Quantitative (not cumulative) 

Location Good Good Average Good 

Adjustment 15.00% $3.82 25.00% $5.46 0.00% $0.00 

Access Good Good Average Good 
 Similar Similar Similar 

Configuration Irregular Irregular and Rectangular Irregular Rectangular 
 Similar Similar Similar 

Size 37,897 sf 21,600 sf 12,825 sf 11,250 sf 

Adjustment -5.00% -$1.27 -10.00% -$2.18 -10.00% -$3.56 

Zoning C-2, Downtown 
Commercial 

C-1 CD CBD 

 Similar Similar Similar 

Total Adjustments 

Gross % Adj's N/A 19.99% 35.00% 10.01% 
     

Net % Adj's N/A 10.02% 15.03% -10.01% 
     

Net Adj Price / UoC N/A $28.01 $25.11 $32.00 
 



Land Adjustments 

Subject Sale #4 Sale #5 

Name Mount Dora CRA City of Mount Dora Main Street Leasing Co 

Street Address Northwest Quadrant of 
Charles Avenue & N. 

Tremain Street 

230 North Baker Street Southeast Quadrant of E. 4th 
Avenue & Royellou Lane 

 
City Mount Dora Mount Dora Mount Dora  

     

Unit of Comparison (UoC) Land SF Land SF Land SF  

     

Unadj Sale Price / UoC  $33.66 $40.17  

Transactional Adjustments (calculated cumulatively) 

Property Rights N/A Fee Simple Fee Simple 
 Similar Similar  

Terms / Financing N/A $0.00 $0.00  

 Similar Similar  

Conditions of Sale N/A $0.00 $0.00  

 Similar Similar  

Expenditures After Sale N/A $0.00 $0.00  

 Similar Similar  

Excess Land Value N/A $0.00 $0.00  

 Similar Similar  

Market Conditions N/A 2018-11-26 2018-01-11  

 Similar Similar  

Adj Price / UoC after 
Transactional Adjs 

N/A $33.66 $40.17  

Property Adjustments - Quantitative (not cumulative) 

Location Good Good Good  

Adjustment 0.00% $0.00 0.00% $0.00  

Access Good Good Average  

 Similar Similar  

Configuration Irregular Rectangular Rectangular  

 Similar Similar  

Size 37,897 sf 23,616 sf 8,712 sf  

Adjustment -5.00% -$1.68 -15.00% -$6.03  

Zoning C-2, Downtown 
Commercial 

MU-2 C-2  

 Similar Similar  

Total Adjustments 

Gross % Adj's N/A 4.99% 15.01% 
    

Net % Adj's N/A -4.99% -15.01% 
    

Net Adj Price / UoC N/A $31.98 $34.14 
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Minimum $25.11 
  

Average $30.25 
  

Standard Deviation 3.24 

 
The comparables utilized represent downtown district lot sales with similar uses. Equal weight and merit was given to all five 
sales. 

 

Unit of Comparison Land SF 

 
Land Indicated Value $1,136,910 

 
Contributory Value of Improvements 
As previously discussed, the subject is semi-improved as a public parking lot. Upon visual inspection of the site, there are 48 total 
designated spaces. In order to account for the contributory value of the parking spaces, we have relied upon Marshall Valuation 
Service (MVS), a nationally recognized cost estimating service widely used by appraisers and industry professionals. According to 
MVS published costs, a value of $1,950-$2,390 per space is sufficient. For the purposes of the appraisal, we have utilized a cost 
at the higher end of the range at $2,300 per space due to the additional site work as a result of the topography. Thus, the 
contributory value of the spaces was estimated to be $110,000 (rounded). The parking lot was reportedly constructed in 2001. 
However, minimal depreciation was considered as it has been well maintained and recently resurfaced. Therefore, the total 
contributory value of the existing improvements was estimated to be $110,000. 

 

Land Valuation $1,140,000 Add 
 

Subtotal  $1,140,000 

Adjustments to Land Value 

Adjustment Description Amount  

Contributory Value of Improvements $110,000 

Total Land Valuation $1,250,000 

 

Indicated Value / Unit of Comparison $30.00 

Rounded $1,250,000 

Indicated Values 

Rounded $1,140,000 

Description Indication Inclusion 

Total Adjustments $110,000 

Adjusted Price Indications M
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Reconciliation 
 
 
 
 

Indicated Values 

Land Value $1,250,000 

Cost Approach N/A 

Income Approach N/A 
 

Value Conclusions 

Description Perspective Type of Value Premise Property Interest Effective Date Indicated Value 

N/A Current Market Value As Is Fee Simple 2020-10-22 $1,250,000 

Sales Comparison Approach N/A 
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Definition of Market Value 
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Property Card 
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Definition of Market Value 
Market value means 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. 

 
Source: The definition of market value is taken from the Office of the Controller of the Currency under 12CFR, Part 34, Subpart C 
and adopted by the Appraisal Standards Board of The Appraisal Foundation, 2020-2021 Edition. This definition is also compatible 
with the OTS, RTC, FDIC, NCUA, and the Board of Governors of the Federal Reserve System definition of market value. This 
definition is compatible with the definition of market value contained in The Dictionary of Real Estate Appraisal, Fifth Edition. 

 
Definition of Fee Simple Interest. According to the 14th Edition of the Appraisal of Real Estate the definition of fee simple estate 
is: 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. 

 
Definition of Leased Fee Interest. According to the 14th Edition of the Appraisal of Real Estate the definition of leased fee 
interest is defined as: an ownership interest held by a landlord with the right of use and occupancy conveyed by lease to others; 
the rights of the lessor (the leased fee owner) and the lessee (leaseholder) are specified by contract terms contained within the 
lease. 

 
Definition of Leasehold Interest. According to the 14th Edition of the Appraisal of Real Estate the definition of leasehold interest 
is defined as: the right held by the lessee to use and occupy real estate for a stated term and under the conditions specified in the 
lease. 

 
Definition of Highest and Best Use.According to the 14th Edition of the Appraisal of Real Estate the definition of highest and 
best use is defined as: the reasonably probable and legal use of vacant land or an improved property that is physically possible, 
legally permissible, appropriately supported, financially feasible, and that results in the highest value. 

 
Retrospective Value. According to the 14th Edition of the Appraisal of Real Estate the retrospective value is defined as: a valid 
historical date requested by the client to be the effective date of the opinion of value. 

 
Prospective Value. According to the 14th Edition of the Appraisal of Real Estate the prospective value is defined as: a valid 
future date requested by the client to be the effective date of the opinion of value. 
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Transmittal Letter 
 
 
 
 
 

 
 
 
 

November 11, 2020 
 

Gerry Guenther 
Managing Principal 
G3 Development 
639 N. Alexander Street 
Mount Dora, FL 32757 

 
 
 
 
 
 

1900 South Bay Street 
Eustis, FL 32726 

 
http://mymarketconnection.com/ 
P: 352.308.8644 

 

RE: Restricted Appraisal for the property located at 230 North Baker Street, Mount Dora, FL 32757 
 
 

Dear Gerry Guenther, 
 

In accordance with your authorization, we have conducted the investigation necessary to form an opinion of value in the above 
captioned subject property, which is more fully described in the Executive Summary. This is a Restricted Appraisal Report which is 
intended to comply with the reporting requirements set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional 
Appraisal Practice for a Restricted Appraisal Report. As such, it presents no discussions of the data, reasoning, and analyses that 
were used in the appraisal process to develop the appraiser's opinion of value. The depth of discussion contained in this report is 
specific to the needs of the client and for the intended use as stated in the report. USE OF THIS REPORT IS LIMITED TO THE 
CLIENT. The rationale for how the appraiser arrived at the opinions and conclusions set forth in this report may not be understood 
properly without additional information that is in the appraiser's work file. 

 
The purpose of this appraisal was to estimate the market value of the fee simple interest. The function of this appraisal was to 
serve as the basis for establishing market value of the subject property to aid in internal decision-making purposes by the client. 

 
We believe, based on the assumptions employed, the value conclusion represents a market price achievable within the estimated 
exposure time prior to the effective date. We take no responsibility for any events, conditions, or circumstances affecting the 
market that exists subsequent to the effective date of this appraisal. This letter is invalid as an opinion of value if detached from 
the report, which contains the text, exhibits, and addenda. 
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Market Uncertainty from Novel Coronavirus (COVID-19) 
The Novel Coronavirus (COVID-19), declared an outbreak by the World Health Organization (WHO) on January 30, 2020 and 
subsequently reclassified as a worldwide pandemic on March 11, 2020, has created substantial uncertainty in worldwide financial 
markets. Concerns about the ongoing spread of the COVID-19 have resulted in cancellations of a substantial number of 
scheduled events; the implementation of personal quarantine procedures; a 30-day lock-out for travel from most of Europe to the 
U.S.; and substantial reductions (and restrictions) in other travel by air, rail, bus, and ship. As of the effective date of this report, 
many market segments including tourism, lodging, tourist-related food and beverage and retail sectors are likely to feel the first 
negative effects due to the considerable decline in social movement and activity. A prolonged outbreak could have a significant 
(and yet unquantifiable) impact on other real estate sectors. Our valuation is based upon the best information as of the effective 
date. Given the degree of overall uncertainty present in the economy, forecasts and projections contained herein may change 
dramatically, or differently than projected under stable market conditions. Therefore, we advise the intended user to consider the 
current lack of overall economic stability in evaluating the use and reliability of the opinions expressed herein. 

 
 

Value Conclusions 

Description Perspective Type of Value Premise Property Interest Effective Date Indicated Value 

N/A Current Market Value As Is Fee Simple 2020-10-22 $1,030,000 
 
 
 

Sincerely, 
The Market Connection, LLC 

 
 

 

Andrew T. Whitaker 
State-Certified General Appraiser, FL No. RZ3145 
andy@mymarketconnection.com 
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Certification - Andrew T. Whitaker 
 
 

I certify that to the best of my knowledge and belief: 
 

The statements of fact contained in this report are true and correct. 
The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and 
are my personal, impartial and unbiased professional analyses, opinions, and conclusions. 
I have no present or prospective interest in the property that is the subject of this report, and no personal interest with 
respect to the parties involved. 
I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment. 
My engagement in this assignment was not contingent upon developing or reporting predetermined results. 
My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined 
value or direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated 
result, or the occurrence of a subsequent event directly related to the intended use of this appraisal. 
My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the 
Uniform Standards of Professional Appraisal Practice. 
I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this 
report within the three-year period immediately preceding acceptance of this assignment. 
I have made a personal inspection of the property that is the subject of this report. 
No one provided significant real property appraisal assistance to the person signing this certification. 

 
In regards to the inspection of the property: 

 

Andrew T. Whitaker did not personally inspect the subject property. 
No one provided significant real property appraisal assistance to Andrew T. Whitaker. 

 

 

Andrew T. Whitaker 
State-Certified General Appraiser, FL No. RZ3145 
Effective Date of Appraisal: October 22, 2020 
Date of Report: November 11, 2020 
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Executive Summary 
 
 

Property Information 

Property Name City of Mount Dora 

Street Address 230 North Baker Street 

State FL 

 
Property Class Land 

Land Acres 0.54 
 

Zoning Characteristics 

Zoning Codes MU-2 
 
 

The subject is currently utilized as a parking lot with a newly erected public restroom building and designated parking spaces. 
 
 

Indicated Values 

Land Value $1,030,000 

Cost Approach N/A 

Income Approach N/A 

 
Value Conclusions 

Description Perspective Type of Value Premise Property Interest Effective Date Indicated Value 

N/A Current Market Value As Is Fee Simple 2020-10-22 $1,030,000 

Zip Code 32757 

City Mount Dora 

Sales Comparison Approach N/A 
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Property Type Mixed Use 

Site Characteristics 

Land SF 23,616 
 



 

Introduction 
 
 
 
 
 

Location 

Appraisal Identification, Development, and Scope of Work 

The subject property is located at 230 N. Baker Street in Mount Dora. 
 

Property Type and Use 
The subject consists of a commercial parcel improved with parking. There are approximately 50 designated spaces. 

 
Ownership 
The subject property is currently under the ownership of the City of Mount Dora. 

 
Sales and Listing History 
The subject last sold on November 26, 2018, for a purchase price of $795,000 or $33.66/SF. After purchase, improvements were 
demolished and the property was redeveloped as a parking lot equipped with public restrooms. There have been no other sales in 
the past three years. In addition, the subject is not currently listed for sale. 

 
Property Rights 
The property rights appraised represent the fee simple interest. 

 
Type of Value 
The type of value appraised is Market Value. 

 
Intended Use and User of the Report 
This appraisal was prepared for use by G3 Development considered the client. The purpose of this appraisal was to estimate the 
market value of the fee simple interest. The function of this appraisal was to serve as the basis for establishing market value of 
the subject property to aid in internal decision-making purposes by G3 Development. No additional Intended Users or Uses are 
identified or intended by the appraisers. Due to the relationship between the client and the appraiser, reliance on this report by 
any other parties for any use whatsoever, is prohibited. 

 
Property Inspection 

 
Appraiser Extent of Inspection Date Inspected 

Andy Whitaker Exterior 10/22/2020 
 
 
 

Scope of Work 
As part of this appraisal, we completed a thorough investigation and analysis of the data considered pertinent to valuing the 
subject property. This report was prepared to conform to the requirements of the Uniform Standards of Professional Appraisal 
Practice (USPAP). 

 
Property Identification 

 
The property has been identified using the following sources: 

 

Postal address 
Public records 
Legal description 
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Type and Extent of Data Researched 
 

The following information was reviewed in preparing this report: 
 

Flood zone status 
Zoning Requirements 
Applicable Tax Data 
Demographics 
Public Record Data 
Comparable Data 

 
Data Sources 

 
Item Source (s) 

 
Site Size Lake Co. Property Appraisers site 

Zoning City planning department 

Tax Data County Clerk 

Parking Spaces Appraiser counted 

 
Comparable sales data, for properties, was taken from the local MLS, CoStar, County Property Appraiser's Office, and company 
records. Sales were confirmed via public records and discussions with parties to the transactions. Construction costs were 
obtained from Marshall-Swift Valuation. 

 
Source of Value Definition 

 
Market value means 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. 

 
The definition of market value is taken from the Office of the Controller of the Currency under 12CFR, Part 34, Subpart C and 

adopted by the Appraisal Standards Board of The Appraisal Foundation, 2020-2021 Edition. This definition is also compatible with 

the OTS, RTC, FDIC, NCUA, and the Board of Governors of the Federal Reserve System definition of market value. This definition 

is compatible with the definition of market value contained in The Dictionary of Real Estate Appraisal, Fifth Edition. 
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Type and Extent of Analysis 
 

The data has been gathered and analyzed through the use of appropriate and accepted appraisal methodology to arrive at a 
probable value indication via each applicable approach to value. 

 
Appraisal Methodology 
The appraisers have performed the sales comparison approach herein. The Cost and Income Approaches to value are not 
necessary in appraising virtually vacant land and were omitted. Additionally, the Cost and Income Approaches were not deemed 
necessary to produce a credible result for this assignment. 

 
Conditions of Appraisal 
The appraisal was performed with no extraordinary assumptions or hypothetical conditions. 
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Assumptions and Conditions 
 
 

1. This is a Restricted Appraisal Report which is intended to comply with the reporting requirements set forth under Standards 
Rule 2-2(b) of the Uniform Standards of Professional Appraisal Practice for a Restricted Appraisal Report. As such, it 
presents no discussions of the data, reasoning, and analyses that were used in the appraisal process to develop the 
appraiser's opinion of value. Supporting documentation concerning the data, reasoning, and analyses are retained in the 
appraiser's file. The depth of discussion contained in this report is specific to the needs of the client and for the intended 
use as stated in the report. The appraiser is not responsible for unauthorized use of this report. 

2. No responsibility is assumed for legal or title considerations. Title to the property is assumed to be good and marketable 
unless otherwise stated in this report. 

3. The property is appraised free and clear of any or all liens and encumbrances unless otherwise stated in this report. 
4. Responsible ownership and competent property management are assumed unless otherwise stated in this report. 
5. The information furnished by others is believed to be reliable. However, no warranty is given for its accuracy. 
6. All engineering is assumed to be correct. Any plot plans and illustrative material in this report are included only to assist 

the reader in visualizing the property. 
7. 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. 

8. It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and laws 
unless otherwise stated in this report. 

9. It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless a 
nonconformity has been stated, defined, and considered in this appraisal report. 

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

11. Any sketch in this report may show approximate dimensions and is included to assist the reader in visualizing the property. 
Maps and exhibits found in this report are provided for reader reference purposes only. No guarantee as to accuracy is 
expressed or implied unless otherwise stated in this report. No survey has been made for the purpose of this report. 

12. It is assumed that the utilization of the land and improvements is within the boundaries or property lines of the property 
described and that there is no encroachment or trespass unless otherwise stated in this report. 

13. The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any comment by the appraiser that might 
suggest the possibility of the presence of such substances should not be taken as confirmation of the presence of 
hazardous waste and/or toxic materials. Such determination would require investigation by a qualified expert in the field of 
environmental assessment. The presence of substances such as asbestos, urea-formaldehyde foam insulation, or other 
potentially hazardous materials may affect the value of the property. The appraiser's value estimate is predicated on the 
assumption that there is no such material on or in the property that would cause a loss in value unless otherwise stated in 
this report. No responsibility is assumed for any environmental conditions, or for any expertise or engineering knowledge 
required to discover them. The appraiser's descriptions and resulting comments are the results of the routine observations 
made during the appraisal process. 

14. Unless otherwise stated in this report, the subject property is appraised without a specific compliance survey having been 
conducted to determine if the property is or is not in conformance with the requirements of the Americans with Disabilities 
Act. The presence of architectural and communications barriers that are structural in nature that would restrict access by 
disabled individuals may adversely affect the property's value, marketability, or utility. 

15. Any proposed improvements are assumed to be completed in a good workmanlike manner in accordance with the 
submitted plans and specifications. 

16. 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. 
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17. 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. 

18. 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 prior written consent and approval of the appraiser. 

19. The appraiser(s) are competent to complete this assignment in accordance with the provisions in the Uniform Standards of 
Professional Appraisal Practice (USPAP). 
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Area and Neighborhood 
 
 
 
 
 
 

MARKET AREA ANALYSIS 

Location Built-Up Growth Supply & Demand Value Trend Typical Marketing Time 

 

☐ Urban 

 

☐ Under 25% 

 

☐ Rapid 

 

☐ Shortage 

 

☐ Increasing 

 

☐ Under 3 Months 

 
X Suburban 

 

☐ Rural 

 
X 25-75% 

 

☐ Over 75% 

 
X Stable 

 

☐ Slow 

 
X In Balance 

 

☐ Over Supply 

 
X Stable 

 

☐ Decreasing 

 
X 3-6 Months 

 

☐ 6-12 Months 
 
☐ Over 12 Months 

Regional Area of Influence: The subject is influenced by the Orlando MSA as it is considered a northwest suburb of Orlando. 

Neighborhood Boundaries: The subject neighborhood boundaries are identified as U.S. Highway 441 to the north and east, Lake Dora to the west 
and Orange County Line to the south. The subject is more specifically located within the Downtown District of Mount Dora. 

Neighborhood Land Use: The neighborhood is mixed in character with primarily commercial and residential uses. 

Change in Land Use:   X  Unlikely    ☐  Likely*    ☐ Taking Place* *From: *To: 

Change in Economic Base:   X  Unlikely    ☐  Likely*    ☐ Taking Place* *From: *To: 

If any changes in Land Use and/or Economic Base are Likely or Taking Place, indicate the impact on property values: 
 
 
 
 

☐ Positive ☐ Negative ☐  None ☐ N/A 

Comments on Land Use and/or Economic Base Changes and Impacts: 

Additional Comments on Market Area: As previously mentioned, the subject is within the downtown district of Mount Dora and is well located within 
the retail corridor. The property is currently utilized as a parking lot and helps to ease the burden of parking for the busy downtown district. The city is 
regularly flooded with shoppers, business men and women, and locals. Therefore the location is considered to be good. 
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Neighborhood Map 



 

Site Description 
 
 
 
 

MSA Orlando 

 
Submarket Type CBD 

Location Classification Good 

 
Location of Parcel Corner 

Land Acres 0.54 

Primary Frontage Type Local 

Secondary Frontage Type Local 

Access Description The parcel has good access and good visibility/exposure from the east side of North Baker Street & the 
south side of E. 3rd Avenue. 

Flood Zone X 

Flood Map Effective Date 2012-12-18 

Current Use The subject is a parking lot containing 44 parking spaces. 

Zoning Code MU-2 

Topography Gently Sloping 

Drainage Appears Adequate 

Available Utilities Electricity, Irrigation Water, Water, Sewer, Cable TV, Telephone, and Trash 

The subject site is currently utilized as a parking lot with some improvements which were recently erected to accommodate public 

restrooms. According to Adam Sumner of the City of Mount Dora Planning and Development Department, the restrooms were 

constructed at a cost of $117,000. Additionally, the cost to demolish the prior improvements and redevelopment of the site for 

parking was reported to be $382,000. This reflects a total investment of $499,000 for the improvements to the land. The site is well 

located within the neighborhood with good access and good visibility and serves a great need in the immediate area for public 

parking. 

Market Type Medium 

Parcel Identifier 29-19-27-0030-011-00002 

Location 

MOUNT DORA, 31-19-27 BEG 112 FT S OF NW COR OF BLK 11 RUN E 69.2 FT, S 13.5 FT E 69 FT, S 
42.8 FT, W 138.2 FT, N TO POB, W 70 FT OF N 112 FT & E 70 FT OF W 140 FT OF N 125 FT OF BLK 
11 PB 3 PGS 37-43 ORB 5203 PG 461 

 

Size 

Site Utility Good 

View / Appeal Good 

Grade At Grade 

Zoning Jurisdiction The city of Mount Dora 

Zoning 

Flood Map Number 12069C0367E 

Encumbrances 

Access Classification Good 

Secondary Frontage (Feet) 140 
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Land SF 23,616 

Access 

Primary Frontage (Feet) 170 

 

Conformity Conclusion Conforming 

Site Characteristics 

Shape Rectangular 
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2020 Aerial 

Fema Flood Map 



 

Real Estate Taxes 
 
 
 

Tax Appraised Value $0 
  

Tax Assessed Value $584,496 
  

Real Estate Taxes $0 
  

Total Taxes $0 
  

Taxes per SF GBA $--- 

 
 

Tax Bill 

2020 Real Estate Taxes 
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Subject Photos 
 
 
 

Typical View of Subject Typical Street Scene 
 

Typical Street Scene Typical View of Subject 
 

Typical View of Subject Typical Street Scene 
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Typical Street Scene 



 

Highest and Best Use 
 
 

In appraisal practice, the concept of highest and best use represents the premise upon which value is based. The four criteria the 
highest and best use must meet are: 

Physically Possible 
Legally Permissible 
Financially Feasible 
Maximum Productivity 

 
Consequently, after considering the physically possible, legally permissible, financially feasible and maximum productivity 
standpoints of the subject property, the highest and best use of the site as vacant is for parking and/or commercial development 
when demand dictates such. 

 
Exposure Time 
The appraiser’s opinion of reasonable exposure time for the subject property is 6-9 months. 
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Land Valuation 
 
 

The subject was appraised using the Sales Comparison Approach to value. In evaluating the comparable sales, I selected price 
per square foot of land area as the primary unit of comparison. This is the unit of comparison most commonly used for this type of 
property in the marketplace. A map of the comparables, as well as a brief summary of the comparables follows. 
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Land Adjustments 

Subject Sale #1 Sale #2 Sale #3 

 Name City of Mount Dora Victory Coast Land 
Company, LLC 

CWEMTB, LLC Elyksian Hotels Clermont, 
LLC 

     

City Mount Dora Clermont Tavares Clermont 
     

Unit of Comparison (UoC) Land SF Land SF Land SF Land SF 
     

Unadj Sale Price / UoC  $25.46 $21.83 $35.56 

Transactional Adjustments (calculated cumulatively) 

Property Rights N/A Fee Simple Fee Simple Fee Simple 

 Similar Similar Similar 

Terms / Financing N/A $0.00 $0.00 $0.00 

 Similar Similar Similar 

Conditions of Sale N/A $0.00 $0.00 $0.00 

 Similar Similar Similar 

Expenditures After Sale N/A $0.00 $0.00 $0.00 

 Similar Similar Similar 

Excess Land Value N/A $0.00 $0.00 $0.00 

 Similar Similar Similar 

Market Conditions N/A 2020-06-30 2020-03-13 2019-06-21 

 Similar Similar Similar 

Adj Price / UoC after 
Transactional Adjs 

N/A $25.46 $21.83 $35.56 

Property Adjustments - Quantitative (not cumulative) 

Location Good Good Average Good 

Adjustment 15.00% $3.82 25.00% $5.46 0.00% $0.00 

Access Good Good Average Good 

 Similar Similar Similar 

Configuration Rectangular Irregular and Rectangular Irregular Rectangular 

 Similar Similar Similar 

Size 23,616 sf 21,600 sf 12,825 sf 11,250 sf 

Adjustment 0.00% $0.00 -5.00% -$1.09 -10.00% -$3.56 

Zoning MU-2 C-1 CD CBD 

Adjustment 10.00% $2.55 0.00% $0.00 0.00% $0.00 

Total Adjustments 

Gross % Adj's N/A 25.02% 30.00% 10.01% 
     

Net % Adj's N/A 25.02% 20.02% -10.01% 
     

Net Adj Price / UoC N/A $31.83 $26.20 $32.00 
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Land Adjustments 

Subject Sale #4 Sale #5 

 Name City of Mount Dora City of Mount Dora Main Street Leasing Co  

     

City Mount Dora Mount Dora Mount Dora  

     

Unit of Comparison (UoC) Land SF Land SF Land SF  

     

Unadj Sale Price / UoC  $33.66 $40.17  

Transactional Adjustments (calculated cumulatively) 

Property Rights N/A Fee Simple Fee Simple 

 Similar Similar  

Terms / Financing N/A $0.00 $0.00  

 Similar Similar  

Conditions of Sale N/A $0.00 $0.00  

 Similar Similar  

Expenditures After Sale N/A $0.00 $0.00  

 Similar Similar  

Excess Land Value N/A $0.00 $0.00  

 Similar Similar  

Market Conditions N/A 2018-11-26 2018-01-11  

 Similar Similar  

Adj Price / UoC after 
Transactional Adjs 

N/A $33.66 $40.17  

Property Adjustments - Quantitative (not cumulative) 

Location Good Good Good  

Adjustment 0.00% $0.00 0.00% $0.00  

Access Good Good Average  

 Similar Similar  

Configuration Rectangular Rectangular Rectangular  

 Similar Similar  

Size 23,616 sf 23,616 sf 8,712 sf  

Adjustment 0.00% $0.00 -10.00% -$4.02  

Zoning MU-2 MU-2 C-2  

Adjustment 0.00% $0.00 0.00% $0.00  

Total Adjustments 

Gross % Adj's N/A 0.00% 10.01% 
    

Net % Adj's N/A 0.00% -10.01% 
    

Net Adj Price / UoC N/A $33.66 $36.15 
 



 
 

Minimum $26.20 
  

Average $31.97 
  

Standard Deviation 3.28 

 
The comparables utilized represent downtown district lot sales with similar uses. Most weight and merit was given to Sales 3, 4, & 
5 as they required the least amount of adjustments and best reflect the characteristics of the subject. Sale 4 is the prior sale of the 
subject. 

 

Unit of Comparison Land SF 

 
Land Indicated Value $802,944 

 
Contributory Value of Improvements 
As previously discussed, the subject is semi-improved as a public parking lot with public restrooms. Upon visual inspection of the 
site, there are 50 total designated spaces. According to the Planning and Development Department, approximately $499,000 was 
invested in creating the existing parking lot. This includes approximately $117,000 designated for the restrooms. Thus, a cost of 
$382,000 or $7,640 per space was credited to the parking lot. In order to gauge the reliability of these figures, we have relied upon 
Marshall Valuation Service (MVS), a nationally recognized cost estimating service widely used by appraisers and industry 
professionals. According to MVS published costs, a value of $1,950-$2,390 per space is sufficient. For the purposes of the 
appraisal, we have utilized a cost at the higher end of the range at $2,200 per space due to the additional site work as a result of 
the topography. Thus, the contributory value of the spaces was estimated to be $110,000. An additional cost was considered for 
the public restrooms building which reportedly cost $117,000. Therefore, a total contributory value of the existing improvements 
was estimated to be $227,000, rounded to $230,000. 

 

Land Valuation $800,000 Add 
 

Subtotal  $800,000 

Adjustments to Land Value 

Adjustment Description Amount  

Contributory Value of Improvements $230,000 

Total Land Valuation $1,030,000 

 

Indicated Value / Unit of Comparison $34.00 

Rounded $1,030,000 

Indicated Values 

Rounded $800,000 

Description Indication Inclusion 

Total Adjustments $230,000 
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Reconciliation 
 
 
 
 

Indicated Values 

Land Value $1,030,000 

Cost Approach N/A 

Income Approach N/A 
 

Value Conclusions 

Description Perspective Type of Value Premise Property Interest Effective Date Indicated Value 

N/A Current Market Value As Is Fee Simple 2020-10-22 $1,030,000 

Sales Comparison Approach N/A 
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Addenda 
 
 

Appraiser Qualifications 
Property Card 
Client's Letter of Engagement 
Definition of Market Value 
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Definition of Market Value 
Market value means 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. 

 
Source: The definition of market value is taken from the Office of the Controller of the Currency under 12CFR, Part 34, Subpart C 

and adopted by the Appraisal Standards Board of The Appraisal Foundation, 2020-2021 Edition. This definition is also compatible 

with the OTS, RTC, FDIC, NCUA, and the Board of Governors of the Federal Reserve System definition of market value. This 

definition is compatible with the definition of market value contained in The Dictionary of Real Estate Appraisal, Fifth Edition. 

 

Definition of Fee Simple Interest. According to the 14th Edition of the Appraisal of Real Estate the definition of fee simple estate 
is: 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. 

 
Definition of Leased Fee Interest. According to the 14th Edition of the Appraisal of Real Estate the definition of leased fee 
interest is defined as: an ownership interest held by a landlord with the right of use and occupancy conveyed by lease to others; 
the rights of the lessor (the leased fee owner) and the lessee (leaseholder) are specified by contract terms contained within the 
lease. 

 

Definition of Leasehold Interest. According to the 14th Edition of the Appraisal of Real Estate the definition of leasehold interest 
is defined as: the right held by the lessee to use and occupy real estate for a stated term and under the conditions specified in the 
lease. 

 
Definition of Highest and Best Use.According to the 14th Edition of the Appraisal of Real Estate the definition of highest and 
best use is defined as: the reasonably probable and legal use of vacant land or an improved property that is physically possible, 
legally permissible, appropriately supported, financially feasible, and that results in the highest value. 

 
Retrospective Value. According to the 14th Edition of the Appraisal of Real Estate the retrospective value is defined as: a valid 
historical date requested by the client to be the effective date of the opinion of value. 

 
Prospective Value. According to the 14th Edition of the Appraisal of Real Estate the prospective value is defined as: a valid 
future date requested by the client to be the effective date of the opinion of value. 
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Property Card 
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Property Card 
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Engagement Letter 



639 ALEXANDER ST.

MOUNT DORA, FLORIDA 32757

(352) 397-4869
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