






















WOLF BRANCH INNOVATION DISTRICT

E X H I B I T  A



What is the Wolf Branch Innovation District?



TIMELINE

2004
Joint Planning Agreement 

with Lake County first 
identifies this area as an 
“Employment Center.”  

2011
City of Mount Dora and 

Lake County adopt a joint 
Resolution for the  

Employment Center.

2011
Envision Mount Dora: 

Citywide vision created for 
the City of Mount Dora by 
the citizens/stakeholders. 

2013
Analysis of Proposed 

Mount Dora Employment 
Center Market Study.

2017
Duke Energy Site 

Readiness Program 
prepared a Site Visit 

Report Card.

2013
City of Mount Dora’s 

Comp Plan amended to 
define Employment 

Center FLU and reflected 
the County’s companion 
Regional Office FLU. 

2009/2010
City of Mount Dora and 

Lake County adopt 
Comprehensive Plans 

identifying Employment 
Center/Regional Office 

District. 



TIMELINE

2018
State Road 453/429 

roadway is completed. 

2019
Interlocal Agreement with 

Lake County, for the 
Florida Job Growth 

Infrastructure Grant award 
($2.5 Million).

2020
City of Mount Dora 

adopts the Wolf Branch 
Innovation District 
Design Guidelines 

2020
City of Mount Dora 

updates the 
Comprehensive

Plan/Evaluation and
Appraisal Report 

2022
Amco Development 

presented the concept plan 
for their Mount Dora 

Mixed Use project at the 
April 25th City Council 

Work Session. 

2019
City of Mount Dora adopts 

the Wolf Branch 
Innovation District 

Implementation Plan .

2020
Corridor Planning Study 
conducted for the Wolf 

Branch Innovation 
District’s Innovation Trail 

2020
Alignment Study for Vista 
Ridge Drive to provide an 
alternate roadway to State 
Road 46/ provide access to 

the Wolf Branch 
Innovation District. 



QUESTIONS?



E X H I B I T  B

T h e  f i l e s  f r o m  t h e  J a n u a r y  1 7 ,  2 0 2 3  C i t y  C o u n c i l  R e g u l a r  
S e s s i o n  m a y  b e  v i e w e d  a t  t h i s  l i n k :  h t t p s : / / f i l e s . c i . m o u n t -

d o r a . f l . u s / ? u = y Q f Z & p = 9 H k M
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Executive Summary
Project Background
AMCO Development is planning to develop a mixed-use development in Mount Dora, FL on State Road 46, near Round Lake Road. The redevelopment will include a wide
range of land uses, including residential, office, retail, medical offices, a preschool facility, senior housing, a convention center, manufacturing, clean tech, and
warehousing/storage. The purpose of this study is to assess the fiscal, economic, and community impacts of the proposed development, and the fiscal revenue implications
to the City of Mount Dora and Lake County.

ECONOMIC IMPACT FISCAL IMPACT COMMUNITY IMPACT

Impact During Construction Period
• The anticipated construction period of the project will 

generate $2.16 billion of revenue in construction and 
other supporting industries, as well as 17,119 jobs and
$894.5 million in labor income.

Impact Upon Stabilized Operations
• The proposed mixed-use development project will 

generate approximately 14,372 full-time jobs upon 
reaching stabilized operations, generating $711.3 
million in annual labor income for employees and 
$2.36 billion in annual business revenue. 

• The project will feature up to 900,000 SF of office 
space, which is expected to attract a wide range of 
industries, with high-quality jobs paying well above 
the County or state average. The project is also 
expected to include 495,000 SF for clean tech and 
manufacturing uses, 60,000 SF of medical office 
space, and a 28,000 SF urgent care facility. These uses
are expected to support 4,185 full-time jobs, 
generating $326.9 million in total labor income, with 
an average annual salary of $78,113. This figure is 
69% higher than the Lake County average annual 
wage – reflecting the type of established, high-quality 
tenants expected to lease in the project’s new Class A 
office product. 

Fiscal Impact During Construction Period
• In total, construction of the proposed development is 

expected to generate approximately $17.4 million for 
the City of Mount Dora and $8.1 million for Lake 
County, FL. Anticipated City of Mount Dora impact fee 
revenue includes $2.5 million to parks and recreation, 
$1.4 million to the public library system, $2.7 million 
to the city police department, and $1.3 million to the 
city fire/EMS department.

Fiscal Impact Upon Stabilized Operations
• The proposed development is anticipated to generate 

approximately $6.9 million in ad valorem revenue to 
the City of Mount Dora’s General Fund upon the first 
year of stabilized operations at full build-out. Over its 
full life cycle (25 years), the project is anticipated to 
generate $222 million of ad valorem revenue to the 
City of Mount Dora’s General Fund. 

• The project is also estimated to generate an 
additional $5.9 million of ad valorem revenue to the 
Lake County General Fund, $359,000 to the Lake 
County Water Authority, and $582,000 to the North 
Lake Hospital District. 

Community Amenities
• Public Open Space and Outdoor Recreation, including 

a 1.7-acre central park, other landscaped public open
spaces, a 5.2-acre lake, walking trails, bike paths, and 
fitness equipment available to the public.

• Other Recreational Amenities, including an 
amphitheater, entertainment venues, and food 
market within the central park.

• Shopping Amenities, including retail stores, specialty
grocery store, restaurants, and services.

• Healthcare Providers, including an urgent care facility
and 60,000 square feet of medical office space.

• Other Amenities are planned including a convention 
center space, a Montessori preschool

Alignment with the Comprehensive Plan and City Vision.
• The development proposal aligns with key goals of 

the Comprehensive Plan, including bringing an 
employment center to the east of downtown along 
State Route 46, enhancing trail connectivity, providing
a denser mixed-use development pattern aligned for 
growth, and creating jobs-to-housing linkages.

A successfully executed project would establish market demand 
and financial viability for high-quality commercial development 
and could spur other desirable investment in Mount Dora.

Note: Changes in the development pro forma, retail users, and market forces will impact the above anticipated economic impacts. Impact figures above reflect impact of full project build-out.
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Background & Study Purpose

AMCO Development is planning to develop a mixed-
use development in Mount Dora, FL on State Road
46, near Round Lake Road. The redevelopment will
include a wide range of land uses, including
residential, office, retail, medical offices, a
preschool facility, senior housing, a convention
center, manufacturing, clean tech, and
warehousing/storage. The project will include 325
hotel rooms across one or two hotel concepts. The
purpose of this study is to assess the fiscal,
economic, and community impacts of the proposed
development.

Analysis Status 

This report was developed to provide preliminary
impact estimates for the February 21 City Council
Meeting. Study inputs, assumptions, and findings
are subject to change based on any potential
changes to the development program, market
assumptions, zoning or land use requirements, and
other factors.

Analysis Components 

The following assessments have been undertaken
for the subject project:

Development Overview. Concise description of the
site and the immediate surrounding area.

Economic Impact. Estimate of the number of jobs,
total salaries and wages, and business revenue the
development will create during construction and
during sustained operations.

Fiscal Impact. Fiscal impact assessment to
understand the direct state and local tax revenues
generated from the proposed development during
construction and during stabilized operations.

Community Impact. Summary of how the proposed
development will benefit the surrounding
community and how these impacts align with local
neighborhood and citywide goals.

Catalytic Impact. Summary of how the proposed
development has the potential to catalyze
additional investment and development within the
Wolf Branch Innovation District and throughout
Mount Dora.

Project Background

34 4



© Jon Stover & Associates, 2023

Data Sources

For the purposes of this study, a software and
data provider called IMPLAN was used to (a)
provide needed data multipliers and (b)
generate a model that uses inputs from a
development program and estimate the
corresponding impact on jobs growth and fiscal
impact. Other data sources include Costar, a
leading real estate data provider, and local
market research and on-site development
program and revenue and provided by AMCO
Development.

Construction Vs. Operations

There are two main development phases that
affect job growth: (a) the period during site
construction and (b) the period of time once the
project is stabilized and/or approaching full
occupancy. Site construction generates
temporary construction jobs and associated
income taxes. Once the subject site operations

are stabilized, the primary sources of municipal
revenues are property tax, municipal utility
revenues, corporate profit tax, and sales tax.

As such, the employment assessment is
presented in separate tables for (1) the
planning and construction period of the
development and (2) expected annual impacts
of stabilized onsite operations once the site is
fully leased.

This analysis assumes the full build-out of the
development, building up to the maximum
allowable square footage for each land use.
Changes in the development program will
change future economic and fiscal impacts.

Impact On Local Economy –
Employment And Tax Revenue

Using a data analysis software called IMPLAN
that uses data and multipliers specific to Lake
County, the total expected jobs were estimated

for each type of tenant expected to locate on
site. Economic impact figures are broken down
by direct, indirect, and induced impacts. Direct
Impact refers to the businesses, revenue, jobs,
and wages generated from the operations of a
particular industry or industries. Indirect Impact
refers to the supply chain of goods and services
from other industries that enable activity in a
particular industry or industries. Induced Impact
refers to the results, or spending, of increased
personal income (salary and wages) caused by
the direct and indirect impacts.

JS&A conducted an independent analysis of the
anticipated local and county property tax
revenue that will be generated by the project.
IMPLAN was used to estimate state and local
sales tax and corporate profit tax revenues
during the construction period and corporate
profit tax revenue during stabilized operations.

Project Methodology
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Development Overview

DEVELOPMENT SNAPSHOT
The proposed mixed-use project in Mount Dora will add up to 5.6 million square feet
of new development at the subject site. The project is expected to be built in three
phases, over seven to twelve years. The first phase will include independent senior
living, assisted living, a self-storge facility, office, medical offices, restaurants, and a
preschool. The second phase will include a hotel, apartments and condominiums,
and additional office space. The third phase will include more office, residential, and
medical office space.

The project will add new product types to the City of Mount Dora, FL’s office, retail,
and residential supply. The project’s Class A office space is expected to attract
established industries in high-growth industries that would otherwise not locate
within Mount Dora due to an existing of lack of recently built Class A office space.
Likewise, the project’s mixed-use concept and large supply of retail space will likely
make it a major dining and shopping destination in the surrounding region – give the
lack of comparable commercial hubs.

Source:  AMCO Deeelopment

Full Development Program

Land Use Total SF / Units

Multifamily 865 Units

Condo 665 Units

Senior Housing 275 Units 

Retail 950,000

Office 900,000 

Clean Tech 297,000 

Manufacturing 495,000 

Warehousing/Storage 150,000 

Specialty Grocer 55,000 

Convention Center 100,000 

Medical Office 60,000 

Educational 14,000 

Urgent Care 28,000 

Total SF (Approximate) 5,616,227 SF

Note: SF and unit estimates provided by AMCO Development. 
Development program above reflects the highest allowable square 
footages on the subject site. Total project square footage assumes 
average unit sizes of 1,195 SF for multifamily units, 1,911 SF for condo 
units, and 958 SF for senior housing units. Average unit SF for senior 
housing based on Lake County average for senior housing units.
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Economic 
Development 
Consulting

Economic Impact
Anticipated Jobs, Salaries and
Wages and Business Revenues
Upon Stabilized Operations

7



© Jon Stover & Associates, 2023

The construction of the proposed mixed-use development will generate approximately 17,119 full-
time jobs over the full course of its construction period. In total, these new jobs will generate
$894.5 million labor income for employees and $2.16 billion in annual business revenue over the
entire duration of construction. The buildout of the entire development program is expected to
be 7 to 12 years.

Source: IMPLAN

Note: Anticipated salary and wages in the above chart were calculated using IMPLAN with the latest version of Lake County-specific multipliers. Total 
impact figures may not be equal to sum of industry impact figures due to rounding. Changes in the development pro forma, retail users, and market 
forces will impact the above anticipated employment.
* Full-time job equivalent.

Economic Impact During Construction
Direct, Indirect, and Induced Impacts  

The “Total Sales” column reflects “Industry Output,” which is the total anticipated revenue generated annually from onsite operations and local hotel 
guest spending during stabilized operations. Estimated impact presented in 2023 dollars.

Impact Type Industry Sales Anticipated 
Employment*

Anticipated 
Total Wages

Direct Impact (Business Operations) $1,550,065,374 13,452 $725,765,981

Indirect Impact (Supply Chain) $264,428,988 1,485 $73,305,860

Induced Impact (Spending of Wages) $341,906,674 2,181 $95,388,333

Total Impact During Construction Period $2,156,401,036 17,119 $894,460,174

There are three types of economic impacts:
• Direct Impact: The businesses, revenue, jobs,

wages, and other economic activity generated
onsite annually.

• Indirect Impact: The supply chain of goods and
services (business-to-business expenses) from
other industries that support onsite operations.

• Induced Impact: The results, or spending, of
increased personal income (salary and wages)
caused by the direct and indirect impacts,
including spending by people living onsite.

8
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The proposed Mount Dora mixed-use
project is anticipated to generate 

approximately the following employment
and wages upon stabilized operations:

Annual Salary & Wages During 
Stabilized Operations

$711.3 Million

Annual Jobs During Stabilized Operations

14,372 Jobs 

Figures above reflect total (direct, indirect, and induced) impacts 
upon stabilized operations of the full development program. 

Average Annual Salary of On-Site Office, Medical, & 
Manufacturing Jobs During Stabilized Operations

$78,113

Annual Revenue Generated During
Stabilized Operations

$2.4 Billion

9

The proposed Mount Dora mixed-use 
project is anticipated to generate 

approximately the following employment 
and wages during construction:

Annual Salary & Wages During
Construction

$894.5 Million

Annual Jobs During Construction

17,119 Jobs 

Average Annual Salary & Wages of Jobs Supported 
During Construction

$52,250

Annual Revenue Generated During
Construction

$2.2 Billion
Figures above reflect total (direct, indirect, and induced) impacts 
during the project’s construction period. Figures assume 
construction of full development program.
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The project has several sources of economic impacts, including retail uses, office uses, residential
property management and resident spending, warehousing/storage uses, hotel operations and
guest spending, convention center operations, specialty grocery, and medical office uses. All of this
economic activity resulting from the project is evaluated for a typical year once the development has
reached stabilized operations.

In all, it is estimated that the proposed mixed-use development project will generate approximately
14,372 full-time jobs, in a wide range of employment types, upon reaching stabilized operations. Many
of these jobs will be in sectors that currently have a minimal presence in Mount Dora and Lake
County. In total, these new jobs will generate $711.3 million in annual labor income for employees
and $2.36 billion in annual business revenue.

Source: IMPLAN

Note: Anticipated salary and wages, employment, and industry sales in the above chart were calculated using IMPLAN with the latest version of Lake 
County-specific multipliers. Total impact figures may not be equal to sum of industry impact figures due to rounding. Changes in the development pro 
forma, retail users, and market forces will impact the above anticipated economic impacts.

Economic Impact During Stabilized Operations
Direct, Indirect, and Induced Impacts  

The “Total Sales” column reflects “Industry Output,” which is the total anticipated revenue generated annually from onsite operations and local hotel 
guest spending during stabilized operations. Estimated impact presented in 2023 dollars.

Impact Type Industry Sales Anticipated 
Employment*

Anticipated 
Total Wages

Direct Impact (Business Operations) $1,532,644,613 9,425 $490,910,340 

Indirect Impact (Supply Chain) $446,499,957 2,731 $115,652,636 

Induced Impact (Spending of Wages) $375,908,123 2,215 $104,760,982 

Total Impact Upon Stabilized Operations $2,355,052,693 14,372 $711,323,958

There are three types of economic impacts:
• Direct Impact: The businesses, revenue, jobs,

wages, and other economic activity generated
onsite annually.

• Indirect Impact: The supply chain of goods and
services (business-to-business expenses) from
other industries that support onsite operations.

• Induced Impact: The results, or spending, of
increased personal income (salary and wages)
caused by the direct and indirect impacts,
including spending by people living onsite.

10
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Note: Anticipated on-site wages calculated using blend of Lake County and established Florida Class A office market labor income averages. Impact figures calculated using IMPLAN, with Lake 
County-specific multipliers. Average Lake County salary figures based on IMPLAN occupational data (2021). Changes in the development pro forma, retail users, and market forces will impact the 
above anticipated impacts. 
* Full-time job equivalent.

The proposed Mount Dora mixed-use project will feature up to 900,000 SF of office space, which is expected to attract a wide range of industries across the
financial services, tech, and professional services sectors and high-quality jobs paying well above the County or state average. The project is also expected to
include 495,000 SF for “clean tech” (life sciences, biotech, and clean energy) and manufacturing uses, 60,000 SF of medical office space, and a 28,000 SF
urgent care facility. In all, these uses are expected to support approximately 4,185 full-time jobs upon full project build-out and leasing. These jobs will
generate approximately $326.9 million in total labor income, with an average annual salary of $78,113. This figure is 69% higher than the Lake County average
and 32% higher than the Lake County average within those same industries ($59,003) – reflecting the type of established, high-quality tenants expected to
lease in the project’s new Class A office product.

Economic Impact During Stabilized Operations
Office, Medical, & Clean Tech/Manufacturing Employment

Impact Type Anticipated 
Employment*

Anticipated 
Total Wages

Anticipated 
Average Salary

Lake County 
Average

% Difference from 
Lake County Avg.

Traditional Office
Professional, Scientific, and Technical Services 432 $23,649,127 $54,686 $40,850 34%
Business Admin. & Operations, & Financial Services 1,009 $93,799,827 $92,959 $60,364 54%
Scientific Research & Development Services 432 $30,133,823 $69,682 $56,754 23%
Information Technology 432 $32,043,413 $74,097 $65,172 14%
Corporate Headquarters 432 $40,199,926 $92,959 $60,364 54%
Software Development and Distribution 144 $13,509,990 $93,722 $84,372 11%
Traditional Office Subtotal 2,883 $233,336,107 $80,935 $58,817 38%
Medical
Medical Office 144 $9,557,488 $66,302 $66,302 0%
Urgent Care Facility 90 $5,235,795 $58,374 $58,374 0%
Medical Subtotal 234 $14,793,283 $63,262 $63,262 0%
Clean Tech
Clean Energy 214 $14,163,080 $66,300 $49,073 35%
Life Sciences 214 $16,607,156 $77,742 $56,754 37%
Biotechnology 214 $16,607,156 $77,742 $56,754 37%
Clean Tech Subtotal 641 $47,377,392 $73,928 $54,194 36%
Manufacturing
Transportation Equipment Manufacturing 214 $10,922,303 $51,130 $46,958 9%
Advanced Manufacturing 107 $7,812,492 $73,144 $56,754 44%
Semiconductors 107 $12,655,504 $118,486 $116,017 2%
Manufacturing Subtotal 427 $31,390,299 $73,472 $65,139 13%

Total Impact Upon Stabilized Operations 4,185 $326,897,080 $78,113 $59,159 32%

11
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The project’s on-site uses are anticipated to directly employ 9,208 full-
time employees upon reaching stabilized operations, generating
$484.5 million in annual wages and salaries. These jobs will pay an
average of approximately $52,624 annually.

Job Type Full-Time
On-Site Jobs

Average Annual 
Salary

Retail 4,683 $29,971
Office 2,883 $80,935
Clean Tech 641 $73,928
Manufacturing 427 $73,746
Medical (Office + Urgent Care) 234 $63,219
Warehousing/Storage 139 $76,267
Hotel 94 $32,775
Residential Property Management 46 $34,324
Education 28 $34,658
Specialty Grocer 18 $30,992
Convention Center 15 $34,331

Total FTE Jobs Supported by
On-Site Operations 9,208 $52,624

ON-SITE EMPLOYMENT UPON STABILIZED OPERATIONS

On-site employment figures represent full-time employment figures upon stabilized 
operations. Analysis assumes full build-out of development program. Hotel full-time 
jobs figure listed above excludes jobs supported by hotel guest spending (see right). 
Convention center jobs figure above represents jobs generated by the operations of the 
convention center. Employment supported by convention center is excluded in this 
analysis to avoid double-counting hotel guest and convention center guest spending.

Impact Type Annual Estimate Direct Number of 
FTE Jobs Supported 

Hotel Nights 91,223 --

Unique Visitors 43,439 --

Hotel Guest Spending $18,351,985 --

Food & Beverage $7,916,543 100

Entertainment & Recreation $4,677,957 90

Retail & Other Shopping $5,757,486 28

Total FTE Jobs Supported by 
Hotel Visitor Spending -- 218

Annual room night count assumes occupancy rate of 76.9%, based on NW Orange 
County hotel submarket average. Unique visitor count assumes average length of stay 
of 2.1 nights. Figure based on U.S. average hotel length of stay (Kalibri Labs, 2021). 
Analysis estimate typical hotel guest will spend $149 on dining, $88 on entertainment 
and recreation, and $109 on shopping and retail per trip (Visit Florida 2019 Economic 
Impact Study). Employment from hotel guest spending represented in full-time 
equivalent figures as per IMPLAN.

The project’s 325 hotel rooms will host an annual total of
approximately 91,223 room nights and attract 43,439 unique visitors.
These guests are expected to spend approximately $18.3 million per
year on nearby dining, shopping, and entertainment. This spending will
directly support approximately 218 full-time jobs annually.

ANNUAL HOTEL NIGHTS & HOTEL GUEST SPENDING

Economic Impact During Stabilized Operations
Sources of Direct Economic Impacts 

It is anticipated that the proposed Mount Dora mixed-use development will support 9,210 on-site jobs each year after project stabilization. The project
has several sources of economic impacts, including retail uses, office uses, residential property management and resident spending, warehousing/storage
uses, hotel operations and guest spending, convention center operations, specialty grocery, and medical office uses. All of this economic activity resulting
from the project is evaluated for a typical year once the development has reached stabilized operations.

12
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Fiscal Impact

13
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Anticipated Local and County Tax Revenue Generated 
During Construction 

Note: Analysis assumes full build-out of the proposed development program. Permit and planning fees are based on “City Of Mount Dora Fee Schedule For Building And 
Planning”. Lake County building permit fees based on Lake County Commercial and Residential Impact Fee Schedules. Analysis assumes a total assessed property value of 
$1.16 billion. Planning and Development fees include preliminary PUD, Final PUD, Preliminary Plat and Development Plan, Final Plat and Construction Plans. City of Mount Dora 
impact fee estimates assumes that educational and hotel uses are taxed under “Commercial” land use. Changes in the development pro forma, retail users, and market forces 
will impact the above anticipated fiscal impact. Actual fiscal impact may vary.  

As currently proposed, the proposed mixed-use development is anticipated to generate approximately $33.5 million in state and local
tax revenue during the development and construction of the project. This fiscal impact is based on projected impact fees, building
permit fees, fire systems permit fees, and planning and development fees. In total, construction of the proposed development is
expected to generate approximately $25.4 million for the City of Mount Dora. Anticipated City of Mount Dora impact fee revenue
includes $2.5 million to parks and recreation, $1.4 million to the public library system, $2.7 million to the city police department, and
$1.3 million to the city fire/EMS department.

DIRECT LOCAL AND STATE REVENUE IMPACT SUMMARY BY REVENUE SOURCE 
AND  MUNICIPALITY

Revenue Source City of Mount Dora

Impact Fees $7,915,143

Building Permits $9,305,487

Fire Systems Permit Fees $8,142,245

Planning & Development Fees $15,500 

Total $25,378,375

Land Use Parks & 
Rec 

Public 
Library

Police 
Protection Fire/EMS Total

Multifamily $2,549,472 $1,357,216 $1,400,933 $412,677 $5,720,298

Commercial -- -- $1,161,591 $383,715 $1,545,306

Office -- -- $92,057 $449,300 $541,358

Industrial -- -- $47,680 $17,959 $65,639

Warehouse -- -- $38,508 $4,035 $42,543

Total $2,549,472 $1,357,216 $2,740,770 $1,267,686 $7,915,143

DETAIL: ANTICIPATED CITY OF MOUNT DORA IMPACT FEE REVENUE BY LAND USE

14
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Property Tax Revenue Generated During Stabilized Operations 

AD VALOREM TAX REVENUE SUMMARY BY LAND USE AND TAXING SOURCE

The proposed development is anticipated to generate approximately $6.9 million in ad valorem revenue to the City of Mount Dora’s General Fund upon
the first year of stabilized operations at full build-out. Over its full life cycle (25 years), the project is anticipated to generate $222 million of ad valorem
revenue to the City of Mount Dora’s General Fund, assuming a 2% annual growth rate of assessed value. The project is also estimated to generate an
additional $5.9 million of ad valorem revenue to the Lake County General Fund, $359,000 to the Lake County Water Authority, and $582,000 to the North
Lake Hospital District. Across these four taxing sources, the project will generate approximately $13.7 million in ad valorem revenue annually, and $439.8
million over its full life cycle.

Land Use Estimated 
Assessed Value

Annual Ad Valorem Revenue 25-Year
Revenue

Total
City of Mt. Dora 

General Fund
Lake County 
General Fund

Lake County 
Water Authority

North Lake 
Hospital District Total

Residential Prop Mgmt./Operations $407,392,774 $2,428,183 $2,051,793 $125,599 $203,696 $4,809,272 $154,042,414

Retail $229,777,396 $1,369,542 $1,157,251 $70,840 $114,889 $2,712,522 $86,882,898

Office $301,568,188 $1,797,437 $1,518,818 $92,973 $150,784 $3,560,012 $114,028,266

Clean Tech $103,950,000 $619,573 $523,534 $32,048 $51,975 $1,227,130 $39,305,334

Manufacturing $34,311,337 $204,506 $172,806 $10,578 $17,156 $405,045 $12,973,724

Warehousing/Storage $14,089,310 $83,977 $70,959 $4,344 $7,045 $166,324 $5,327,417

Hotel $25,902,317 $154,386 $130,454 $7,986 $12,951 $305,777 $9,794,124

Specialty Grocer $13,302,902 $79,289 $66,999 $4,101 $6,651 $157,041 $5,030,063

Convention Center -- $0 $0 $0 $0 $0 $0

Medical (Office + Urgent Care) $29,486,667 $175,749 $148,507 $9,091 $14,743 $348,090 $11,149,430

Educational $3,386,193 $20,183 $17,054 $1,044 $1,693 $39,974 $1,280,380

Annual Total Revenue @ Stabilized $1,163,167,086 $6,932,825 $5,858,175 $358,604 $581,584 $13,731,187 $439,814,049
25-Year Total Revenue $1,908,298,893* $222,060,456 $187,639,092 $11,486,207 $18,628,295 $439,814,049

*Estimated assessed property value after 25 years of stabilized operations, assuming 2% annual growth rate of assessed value.
Note: Analysis assumes full build out of development program and no changes in millage rates. Analysis assumes on-site convention center use will not pay property taxes. Property assessed 
values based on assessed value of comparable properties in Lake County and other adjacent counties. Changes in the development pro forma, retail users, and market forces will impact the 
above anticipated fiscal impact. Actual fiscal impact may vary.

PROPERTY TAX REVENUE SUMMARY
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Other County and State Tax Revenue Summary (Stabilized Operations)

Upon stabilized operations in 2026, the project will generate approximately $17.8 million in sales tax revenue for the State of Florida, and $3
million in sales tax revenue for Lake County. The Tourism Development Tax, an additional County-level tax on hotel room receipts, will
generate approximately $456,000 in new tax revenue for Lake County. The project will also generate approximately $1.1 million in annual
corporate profit taxes to the State of Florida. These additional taxing sources will generate a total of $3.4 million in tax revenue for Lake
County and $18.9 million for the State of Florida upon stabilized operations of the project’s full development program.

Note: Tax revenue estimates are represented in 2023 dollars and represent tax revenue 
generated by on-site hotel and retail uses. Analysis assumes construction of full 325-hotel room 
and 950,000 retail SF development program. State and county sales taxes based on local tax 
rates and JS&A estimates for on-site restaurant revenue. Tourism Development tax based on 
ADR and occupancy averages of Orlando North hotel market. Corporate profit tax calculated 
using IMPLAN. Changes in the development pro forma, retail users, and market forces will 
impact the above anticipated fiscal impact. Actual fiscal impact may vary. 

OTHER COUNTY & STATE TAX REVENUE SUMMARY

DIRECT FISCAL IMPACT SUMMARY BY REVENUE SOURCE AND  MUNICIPALITY

Revenue Source Lake County State

Retail Sales Tax $2,973,500 $17,841,000 

Corporate Profits Tax -- $1,081,182

Tourism Development Tax $456,184 --

Total $3,429,684 $18,922,182 
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Community Impact
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Vibrancy

The project will bring a new type of high-quality design and denser land
use formation to Mount Dora. In doing so, it will support a vibrant blend
of residents, workers, shoppers, and outside visitors.

Housing

The project brings much-needed additional high-quality housing options
to Mount Dora including 275 senior living residential units and age in
place services.

Alignment with Infrastructure Investment and Local Connectivity

SR46 was recently widened to six lanes, providing the capacity to
support a large mixed-use development onsite. This project would help
create a positive return on this infrastructure investment. Furthermore,
the project will further develop the Wekiva Trail network and street
network as identified in the Future Transportation Plan within the 2045
Comprehensive Plan. In addition, the site will enhance connectivity and
access to downtown Mount Dora by providing underground parking and
a shuttle to downtown for large events and eliminating the need to build
a costly new parking structure downtown.

Community Amenities

The development will provide a range of desirable amenities for current
Mount Dora residents:

• Public Open Space and Outdoor Recreation, including a 1.7-acre
central park, other landscaped public open spaces, a 5.2-acre lake,
walking trails, bike paths, and fitness equipment available to the public.
The site will provide a trail head that connects to the proposed Wekiva
Trail. The team is working to accommodate conversion of the CSX rail
line to public trail use.

• Other Recreational Amenities, including an amphitheater,
entertainment venues, and food market within the central park.

• Shopping Amenities, including retail stores, a specialty grocery store,
restaurants, and services.

• Healthcare Providers, including an urgent care facility and 60,000
square feet of medical office space.

• Other Amenities are planned including a convention center space, a
Montessori preschool, and a self-storage facility.

Summary of Expected Public Benefits of the Mount Dora 
Mixed-Use Project

The proposed development is expected to provide a range of amenities for Mount Dora residents and help achieve some core city
objectives established in recent community planning efforts. These benefits include:
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Alignment with the Comprehensive Plan and City Vision.

Mount Dora’s Comprehensive Plan for 2045 was adopted in June 2020. The development proposal aligns
with the broader vision of the plan and the future land use map by bringing an employment center to the
east of downtown along State Route 46. It also helps achieve the plan’s goals of enhancing trail
connectivity, providing a denser mixed-use development pattern aligned for growth, providing significant
new housing supply, and creating jobs-to-housing linkages.

Alignment with Other Planning Initiatives

The Wolf Branch Innovation District Plan was adopted by the City in December 2020 and the subject site
was annexed into Mount Dora’s city limits in August 2022 (and not yet assigned a future land use or zoning).
The mixed-use development project is consistent with the objectives of this plan in that it helps create an
employment center with a high density of residential, retail, and office land uses.

Summary of Expected Public Benefits of the Mount Dora 
Mixed-Use Project (Continued)

The proposed development is expected to provide a range of amenities for Mount Dora residents and help
achieve some core city objectives established in recent community planning efforts. These benefits include:
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Catalytic Impact Potential
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Summary of Expected Public Benefits of the Mount Dora 
Mixed-Use Project (Continued)

21

Catalytic Investment Potential

The opportunity exists for the Mount Dora mixed-use project to be
catalytic in nature. A market has not been demonstrated locally for the
type of density and some of the land uses proposed on-site. A
successfully executed project would establish market demand and
financial viability for dense, high-quality residential and commercial
development, and could spur other desirable development proposals
within the city. A project of this magnitude and concentration of
commercial land uses could significantly enhance the City’s fiscal
health and amount of discretionary funding and attract continued
private investment to the City.

Opportunity to Spur Additional Local Investment
• First mover within the Wolf Branch Innovation District, establishing the

market feasibility for a wide range of highly desirable land uses that do not
currently exist in Lake County.

• Creating local employment opportunities and high-wage jobs that do not
exist in the County.

• Establishing a brand identity for Mt. Dora as a marque place to visit, shop,
and work.

• Creating the conditions for a general fund surplus that can allow Mt. Dora
to enhance city-wide services.

• The off-site indirect and induced impacts the project will provide to local
businesses and residents includes over $800 million in economic activity
and the creation of nearly 5,000 new jobs.
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Appendix
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Appendix: Economic Impact During Stabilized Operations by Land Use

Source: IMPLAN, JS&A

Note: Anticipated salary and wages, employment, and industry sales in the above chart were calculated using IMPLAN with the latest version of Lake 
County-specific multipliers. Total impact figures may not be equal to sum of industry impact figures due to rounding. Changes in the development pro 
forma, retail users, and market forces will impact the above anticipated employment.

ECONOMIC IMPACT DURING STABILIZED OPERATIONS: RESIDENTIAL (MULTIFAMILY, CONDO, SENIOR HOUSING)

Impact Type Anticipated 
Employment*

Anticipated 
Labor Income

Anticipated 
Value Added Industry Sales (Output)

Direct Impact (Business Operations) 46 $1,578,897 $2,135,350 $6,548,771
Indirect Impact (Supply Chain) 17 $729,724 $1,097,989 $2,405,729
Induced Impact (Spending of Wages) 694 $33,050,798 $68,249,346 $119,081,998

Total Impact Upon Stabilized Operations 757 $35,359,419 $71,482,685 $128,036,498 

* Full-time job equivalent.

ECONOMIC IMPACT DURING STABILIZED OPERATIONS: RETAIL

Impact Type Anticipated 
Employment*

Anticipated 
Labor Income

Anticipated 
Value Added Industry Sales (Output)

Direct Impact (Business Operations) 4,683 $140,355,671 $204,023,952 $412,150,887
Indirect Impact (Supply Chain) 666 $28,796,529 $47,976,150 $121,779,457
Induced Impact (Spending of Wages) 391 $19,528,278 $40,053,291 $69,940,177

Total Impact Upon Stabilized Operations 5,740 $188,680,477 $292,053,392 $603,870,521 

ECONOMIC IMPACT DURING STABILIZED OPERATIONS: OFFICE

Impact Type Anticipated
Employment*

Anticipated 
Labor Income

Anticipated 
Value Added Industry Sales (Output)

Direct Impact (Business Operations) 2,883 $233,336,107 $318,874,951 $681,328,421
Indirect Impact (Supply Chain) 1,421 $58,217,234 $88,050,270 $222,193,792
Induced Impact (Spending of Wages) 757 $34,591,243 $70,939,648 $123,874,460

Total Impact Upon Stabilized Operations 5,061 $326,144,584 $477,864,868 $1,027,396,673 
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Appendix: Economic Impact During Stabilized Operations by Land Use

Source: IMPLAN, JS&A

Note: Anticipated salary and wages, employment, and industry sales in the above chart were calculated using IMPLAN with the latest version of Lake County-specific multipliers. 
Total impact figures may not be equal to sum of industry impact figures due to rounding. Changes in the development pro forma, retail users, and market forces will impact the 
above anticipated employment. Hotel impact figures reflect impact of hotel operations and guest spending.

ECONOMIC IMPACT DURING STABILIZED OPERATIONS: CLEAN TECH 

Impact Type Anticipated 
Employment*

Anticipated 
Labor Income

Anticipated 
Value Added Industry Sales (Output)

Direct Impact (Business Operations) 641 $47,377,392 $63,080,168 $148,290,252
Indirect Impact (Supply Chain) 516 $14,003,700 $20,659,645 $50,992,359
Induced Impact (Spending of Wages) 274 $7,849,904 $16,106,787 $28,124,410

Total Impact Upon Stabilized Operations 1,431 $69,230,996 $99,846,600 $227,407,021 

* Full-time job equivalent.

ECONOMIC IMPACT DURING STABILIZED OPERATIONS: MANUFACTURING

Impact Type Anticipated 
Employment*

Anticipated 
Labor Income

Anticipated 
Value Added Industry Sales (Output)

Direct Impact (Business Operations) 427 $31,390,299 $49,316,769 $212,482,411
Indirect Impact (Supply Chain) 16 $9,186,639 $14,220,287 $31,444,077
Induced Impact (Spending of Wages) 274 $4,995,853 $10,247,420 $17,893,716

Total Impact Upon Stabilized Operations 1,217 $45,572,790 $73,784,477 $261,820,204 

ECONOMIC IMPACT DURING STABILIZED OPERATIONS: HOTEL

Impact Type Anticipated
Employment*

Anticipated 
Labor Income

Anticipated 
Value Added Industry Sales (Output)

Direct Impact (Business Operations) 311 $9,446,691 $14,495,007 $26,095,901 
Indirect Impact (Supply Chain) 40 $1,739,164 $2,804,785 $6,768,786 
Induced Impact (Spending of Wages) 26 $1,283,796 $2,632,671 $4,597,177 

Total Impact Upon Stabilized Operations 378 $12,469,652 $19,932,464 $37,461,864 
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Appendix: Economic Impact During Stabilized Operations by Land Use

Source: IMPLAN, JS&A

Note: Anticipated salary and wages, employment, and industry sales in the above chart were calculated using IMPLAN with the latest version of Lake 
County-specific multipliers. Total impact figures may not be equal to sum of industry impact figures due to rounding. Changes in the development pro 
forma, retail users, and market forces will impact the above anticipated employment.

ECONOMIC IMPACT DURING STABILIZED OPERATIONS: SPECIALITY GROCER

Impact Type Anticipated 
Employment*

Anticipated 
Labor Income

Anticipated 
Value Added Industry Sales (Output)

Direct Impact (Business Operations) 18 $557,857 $835,798 $1,440,109
Indirect Impact (Supply Chain) 2 $120,587 $184,986 $435,861
Induced Impact (Spending of Wages) 2 $78,806 $161,595 $282,179

Total Impact Upon Stabilized Operations 22 $757,249 $1,182,378 $2,158,149

* Full-time job equivalent.

ECONOMIC IMPACT DURING STABILIZED OPERATIONS: CONVENTION CENTER

Impact Type Anticipated 
Employment*

Anticipated 
Labor Income

Anticipated 
Value Added Industry Sales (Output)

Direct Impact (Business Operations) 15 $502,609 $679,745 $2,084,667
Indirect Impact (Supply Chain) 5 $232,292 $349,522 $765,814
Induced Impact (Spending of Wages) 2 $85,290 $174,912 $305,430

Total Impact Upon Stabilized Operations 22 $820,192 $1,204,179 $3,155,911

ECONOMIC IMPACT DURING STABILIZED OPERATIONS: MEDICAL (OFFICE, URGENT CARE FACILITY)

Impact Type Anticipated
Employment*

Anticipated 
Labor Income

Anticipated 
Value Added Industry Sales (Output)

Direct Impact (Business Operations) 234 $14,793,283 $17,694,881 $25,618,411
Indirect Impact (Supply Chain) 36 $1,407,924 $2,297,773 $5,187,054
Induced Impact (Spending of Wages) 40 $1,903,165 $3,904,795 $6,818,277

Total Impact Upon Stabilized Operations 310 $18,104,372 $23,897,450 $37,623,742

24



© Jon Stover & Associates, 2023

Appendix: Economic Impact During Stabilized Operations by Land Use

Source: IMPLAN, JS&A

Note: Anticipated salary and wages, employment, and industry sales in the above chart were calculated using IMPLAN with the latest version of Lake 
County-specific multipliers. Total impact figures may not be equal to sum of industry impact figures due to rounding. Changes in the development pro 
forma, retail users, and market forces will impact the above anticipated employment.

ECONOMIC IMPACT DURING STABILIZED OPERATIONS: EDUCATIONAL (PRESCHOOL FACILITY)

Impact Type Anticipated 
Employment*

Anticipated 
Labor Income

Anticipated 
Value Added Industry Sales (Output)

Direct Impact (Business Operations) 28 $970,424 $893,704 $1,027,771
Indirect Impact (Supply Chain) 1 $17,594 $32,865 $87,625
Induced Impact (Spending of Wages) 2 $114,865 $235,657 $411,489

Total Impact Upon Stabilized Operations 31 $1,102,882 $1,162,226 $1,526,885

* Full-time job equivalent.

TOTAL ECONOMIC IMPACT DURING STABILIZED OPERATIONS (ALL LAND USES)

Impact Type Anticipated 
Employment*

Anticipated 
Labor Income

Anticipated 
Value Added Industry Sales (Output)

Direct Impact (Business Operations) 9,425 $490,910,340 $682,776,894 $1,532,644,613
Indirect Impact (Supply Chain) 2,731 $115,652,636 $179,574,712 $446,499,957
Induced Impact (Spending of Wages) 2,215 $104,760,982 $215,328,216 $375,908,123

Total Impact Upon Stabilized Operations 14,372 $711,323,958 $1,077,679,822 $2,355,052,693
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Patrick C. Comiskey, City Manager George Marek, Public Works Director 
comiskeyp@cityofmountdora.com marekg@cityofmountdora.com 
352-735-7126 352-630-8164

CITY OF MOUNT DORA 2023 STATE ACTION AGENDA 

Mount Dora Donnelly Street Repaving Project

Donnelly Street is the principal north-south collector 
road connecting the state highway system, US 441 
and SR 44, at the north end with the Lake County's 
Old Highway 441 in Mount Dora’s Historic 
Downtown district at the south project terminus. 
Donnelly Street is a two lane road with on street 
parking and medians along certain sections, and is 
sorely in need of resurfacing, structure repairs, and 
safety upgrades. This is a multi-year project with 
nearly $5 million programmed for completion, to 
include traffic calming design considerations and 
aesthetic improvements to street-scape, landscape, 
and trees along approximately 1.62 miles of 
Donnelly Street between US Highway 441 and East 
5th Avenue in Downtown Mount Dora. 

The resurfacing of Donnelly Street has been long-
anticipated and is supported by city leaders, business 
interests, and residents. The road experiences 

significant foot traffic throughout the year, as the 
Historic Downtown attracts travelers from around 
the world for shopping and dining, as well as its 
many festivals. In fact, Mount Dora attracts as many 
as a quarter million visitors to our festivals and other 
events each year. Those events occur along Donnelly 
Street such that the urgency of needed structure 
improvements, pavement repairs, and intersection 
upgrades is apparent to all. 

The City of Mount Dora urges the State Legislature 
to support its appropriation request for the Donnelly 
Street Repaving Project, which would appropriate 
$500,000 (with a $815,000 local match) to complete 
the resurfacing, structure repairs, and safety 
upgrades.   

 SUPPORT APPROPRIATION REQUEST FOR  
MOUNT DORA DONNELLY STREET REPAVING PROJECT 

Donnelly Street on a quiet Monday morning. 

Donnelly Street during the Scottish Highland Festival 
Parade, one of many events held along Donnelly 

Street throughout the year. 

EXHIBIT F

mailto:comiskeyp@cityofmountdora.com
mailto:marekg@cityofmountdora.com


Patrick C. Comiskey, City Manager   Adam Sumner, CRA Administrator  
City Manager     Deputy Planning Director 
352-735-7126      352-735-7112, ext. 1705  
comiskeyp@cityofmountdora.com   sumnera@cityofmountdora.com 
 

 

CITY OF MOUNT DORA 2023 STATE ACTION AGENDA 
 

Mount Dora Northeast Community Resource & Recreation Center 

The Northeast Community Redevelopment Agency (CRA) in Mount Dora is an underserved historically African 
American community. The residents of this community need access to resource providers and indoor recreation. 
These types of facilities have proven to reduce crime, increase educational attainment and are a fundamental pillar 
to removal of blight within a redevelopment area. The Northeast CRA comprises 99% residential land use and, 
as such, the redevelopment process is focused on individual development. 

The 2019 Northeast CRA 
Redevelopment Plan update 
defined one of its Economic 
Development Goals to “Establish 
a multi-purpose Community 
Resource & Recreation Center in 
the Northeast CRA.” The Plan 
describes the Resource and 
Recreation Center as a gathering 
place for residents of all ages to 
partake in recreational activities 
and provide access to the internet, 
resources and programs. The City 
awarded the architectural 
services bid for this project to 
Borelli + Partners. The 31,000+ sq. ft. center includes: banquet/classroom flex space that can seat up 300 people 
in a classroom setting or 200 people in a banquet setting. Additionally, this multi-use facility will house a 
commercial teaching kitchen, conference room and a technology lab with computers, Smartboards, 3-d printers, 
etc. The remainder of the facility will include flex office space for resource providers, meeting rooms, child watch 
area, indoor gymnasium, commercial walk-in fridge and freezer for the commercial kitchen, loading area, and a 
secured outside play area. 

The City has budgeted $6,793,000 in FY2022-23 for design and construction of the Northeast Community 
Resource and Recreation Center, and estimates total construction costs of $12,000,000. The $500,000 generated 
from state appropriations will be used to partially fund the City's project. Design & engineering is 30% complete 
and anticipated groundbreaking is Spring 2024. 

The City of Mount Dora urges the State Legislature to support its appropriation request for the Northeast Resource 
and Recreation Center, which would appropriate $500,000 (with a $6,793,000 local match) to construct a state-
of-the-art multi-purpose community center where the City can provide access to resources and recreation residents 
of our historically underserved African American community. 

     

  
SUPPORT APPROPRIATION REQUEST FOR  

MOUNT DORA NORTHEAST COMMUNITY RESOURCE & RECREATION CENTER 

mailto:comiskeyp@cityofmountdora.com
mailto:sumnera@cityofmountdora.com
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