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I. Executive Summary
This Investment Offering Memorandum presents a rare opportunity to acquire a contiguous portfolio of three fully occupied one 80% occupied commercial buildings totaling 17,817 square feet with 31 dedicated parking spaces in the heart of Downtown Mount Dora, Florida — one of the state’s most acclaimed lakeside destinations and a nationally recognized center for arts, culture, and experiential tourism.
The portfolio is composed of four strategically positioned properties along Donnelly Street and 4th Avenue — the primary commercial corridors of Mount Dora’s walkable downtown core. Together, they offer a diversified tenant mix spanning food & beverage, specialty retail, and professional office uses, providing investors with multiple revenue streams and natural downside protection against single-sector risk.
A defining feature of this offer is the Experiential Campus formed by two adjacent properties — 100 E. 4th Avenue and 334 N. Donnelly Street — which are connected by a shared garden, courtyard and 14 parking spaces. This campus operates as a cohesive food, entertainment, and retail destination, aligning directly with the national shift toward experiential retail and placemaking that is driving institutional capital across the commercial real estate landscape.

	◆ Investment Thesis
•  Diversified Tenant Mix — Food & beverage, specialty retail, and professional office
•  Experiential Campus Model — Aligned with institutional REIT trends toward placemaking
•  Tourism-Driven Foot Traffic — Mount Dora hosts 30+ annual festivals and events
•  Walkable Downtown Location — All four properties within the commercial core
•  Strong Demographic Tailwinds — Lake County population growing at 18.8% since 2020




II. Portfolio Overview
The Mount Dora Downtown Portfolio comprises four commercial properties concentrated within the walkable downtown core, offering a complementary blend of food & beverage, specialty retail, and professional office uses.

	Property Address
	Square Feet
	Current Use / Tenants
	Parking

	100 E. 4th Avenue
	4,368
	Food Hall, Craft Brewery, Cocktail Bar
	14*

	334 N. Donnelly Street
	5,389
	Mixed Food & Retail Marketplace
	14*

	351 N. Donnelly Street
	4,500
	Cuban Restaurant, Olive Oil Shop, Jewelry Store
	—

	851 N. Donnelly Street
	3,560
	Professional Office Building
	17

	TOTAL PORTFOLIO
	17,817
	Diversified Commercial
	31



* 100 E. 4th Avenue and 334 N. Donnelly Street share 14 parking spaces as part of the Experiential Campus.
All four properties are geographically concentrated within the downtown commercial district of Mount Dora, situated along or adjacent to Donnelly Street — the city’s primary commercial artery. This concentration provides operational efficiencies, portfolio-level management advantages, and a cohesive investment thesis that is difficult to replicate through individual property acquisitions.
Downtown Mount Dora — A Vibrant, Walkable Commercial District

III. The Experiential Campus Concept
The cornerstone of this portfolio’s differentiated value proposition is the Experiential Campus — a cohesive food, entertainment, and retail destination formed by two adjacent properties at 100 E. 4th Avenue and 334 N. Donnelly Street.

	◆  The Experiential Campus at a Glance  ◆
9,757
Combined Square Feet
14
Shared Parking Spaces
2
Connected Buildings
1
Shared Garden Courtyard



A Destination, Not Just a Building
These two adjacent buildings are connected by a shared garden courtyard — an outdoor gathering space that serves as both a transitional area between the properties and an experiential amenity. The courtyard creates a sense of arrival and discovery, encouraging dwell time and cross-patronage between tenants.
The tenants within the campus are deliberately complementary:
1. 100 E. 4th Avenue houses a Food Hall, Craft Brewery, and Cocktail Bar — primarily evening and weekend entertainment-oriented concepts.
1. 334 N. Donnelly Street operates as a Mixed Food & Retail Marketplace — an artisanal marketplace combining curated food vendors with specialty retail, driving daytime browsing and tourism traffic.
This complementary programming creates a full-day destination cycle: daytime marketplace traffic transitions into evening food hall, brewery, and cocktail bar activity, maximizing utilization of the parking assets and outdoor courtyard across all day parts.
Alignment with Institutional Trends
The Experiential Campus model aligns directly with the most significant macro trend in retail real estate. According to CBRE, 81% of shoppers are more likely to visit properties that provide unique experiences such as in-store events, food halls, and interactive environments. The International Council of Shopping Centers (ICSC) reports that 45% of consumer spending at retail centers now goes to dining, entertainment, and services — categories that are represented across this campus.
National retail vacancies stand at 5.1% in Q1 2025 (ICSC), near a nine-year low, with open-air and mixed-use concepts comprising 60% of new construction nationally. This portfolio’s organic, curated campus represents a format that major REITs and institutional investors are actively seeking — yet one that is extremely difficult to replicate through new development alone.

	◆ Competitive Moat
The organic nature of this campus — built through the curation of complementary tenants in historic, character-rich buildings connected by a garden courtyard — creates a competitive advantage that cannot be easily replicated by new construction. The authenticity, tenant relationships, and placemaking qualities of this campus represent a significant barrier to competitive entry.




IV. Individual Property Profiles

Property 1: 100 E. 4th Avenue

	Attribute
	Detail

	Address
	100 E. 4th Avenue, Mount Dora, FL

	Building Size
	4,368 Square Feet

	Current Tenants
	Food Hall, Craft Brewery, Cocktail Bar

	Parking
	14 Shared Spaces (with 334 N. Donnelly St.)

	Campus Affiliation
	Experiential Campus



100 E. 4th Avenue anchors the entertainment side of the Experiential Campus. Three complementary food & beverage concepts — a food hall, craft brewery, and cocktail bar — operate under one roof, creating a built-in dining and nightlife destination that draws strong evening and weekend traffic.
The multi-concept format within a single building generates cross-selling synergies: patrons visiting the craft brewery frequently extend their stay to the cocktail bar, while the food hall provides a casual dining option that broadens the customer base beyond dedicated bar-goers. This format mirrors the food hall and entertainment models that have driven foot traffic gains of 10% or more at comparable open-air retail destinations nationally.
The property benefits from its adjacency to 334 N. Donnelly Street and the shared garden courtyard, which provides an outdoor amenity space that extends capacity during peak periods and enhances the overall customer experience.



Property 2: 334 N. Donnelly Street

	Attribute
	Detail

	Address
	334 N. Donnelly Street, Mount Dora, FL

	Building Size
	5,389 Square Feet

	Current Tenants
	Mixed Food & Retail Marketplace

	Parking
	14 Shared Spaces (with 100 E. 4th Ave.)

	Campus Affiliation
	Experiential Campus



334 N. Donnelly Street is the largest building in the portfolio and serves as the daytime anchor of the Experiential Campus. Operating as a mixed food & retail marketplace, the property combines artisanal food vendors with curated specialty retail in a marketplace format that has become one of the most sought-after retail typologies in the country.
The marketplace format is inherently experiential — customers browse, sample, and discover rather than execute a transactional shopping mission. This browsing behavior drives extended dwell times and repeat visits, particularly among the tourism-oriented customer base that characterizes Downtown Mount Dora.
The daytime and browsing traffic generated by the marketplace complements the evening-oriented programming at 100 E. 4th Avenue, creating a synergistic traffic pattern that maximizes the utility of the shared 21-space parking area and garden courtyard across all dayparts.

Property 3: 351 N. Donnelly Street

	Attribute
	Detail

	Address
	351 N. Donnelly Street, Mount Dora, FL

	Building Size
	4,500 Square Feet

	Current Tenants
	Cuban Restaurant, Olive Oil Shop, Jewelry Store

	Parking
	Downtown Public Parking / Street



351 N. Donnelly Street sits on Donnelly Street — the primary commercial corridor of Downtown Mount Dora — and houses a diverse tenant mix spanning dining and specialty retail: a Cuban restaurant, an olive oil shop, and a jewelry store.
This tenant composition provides three distinct revenue streams from independent operators, each serving a different customer segment and purchasing occasion. The Cuban restaurant drives foot traffic for both lunch and dinner service, the olive oil shop attracts the culinary-tourism demographic that is core to Mount Dora’s visitor profile, and the jewelry store captures higher-ticket discretionary spending.
The property’s Donnelly Street frontage ensures maximum visibility and pedestrian exposure, particularly during Mount Dora’s major festivals and events, which routinely draw tens of thousands of visitors to the downtown core.

Property 4: 851 N. Donnelly Street

	Attribute
	Detail

	Address
	851 N. Donnelly Street, Mount Dora, FL

	Building Size
	3,560 Square Feet

	Current Use
	Professional Office Building

	Parking
	17 Dedicated Spaces



851 N. Donnelly Street is a professional office building that provides critical portfolio diversification away from the food & beverage and retail uses that characterize the other three properties. The building generates a stable professional services income stream that is less sensitive to tourism seasonality and consumer discretionary spending cycles.
With 17 dedicated parking spaces, this property carries the highest parking ratio in the portfolio at approximately one space per 209 square feet — a significant competitive advantage for office use in a downtown environment where parking is at a premium.
The property also presents a value-add opportunity: should market conditions warrant, the building could be repositioned for mixed-use or additional retail/F&B conversion, capitalizing on the continued growth and densification of the Downtown Mount Dora commercial district.

V. Market Overview: Mount Dora, Florida
Historic Downtown Mount Dora — A Nationally Recognized Lakeside Destination
Location & Regional Context
Mount Dora is a historic lakeside city located in Lake County, Florida, approximately 30 miles northwest of Orlando — the nation’s most-visited metropolitan area. Situated along the shores of Lake Dora and within the Harris Chain of Lakes, the city benefits from a unique combination of natural beauty, historic character, and strategic proximity to the Orlando metro area’s consumer base of over 2.6 million residents.
Known widely as the “Festival City,” Mount Dora has established itself as one of Florida’s premier cultural and lifestyle destinations, frequently cited as one of the best small towns in Florida by publications and travel media.
Population & Demographic Growth

	Metric
	Mount Dora
	Lake County

	Population (2024 Est.)
	18,261
	444,204

	Population (2020 Census)
	16,341
	383,956

	Growth Since 2020
	+11.8%
	+15.7%

	Lake County Projected 2030
	—
	499,078

	Median Home Value
	$381,900
	$318,400

	Population 65+ (%)
	33.5%
	26.6%



Source: U.S. Census Bureau QuickFacts, 2024 Estimates; Florida Bureau of Economic and Business Research (BEBR), 2025 Projections.
Lake County has experienced sustained, above-average population growth, adding over 60,000 residents since 2020 — a growth rate of 15.7%. The county is projected to reach nearly 500,000 residents by 2030 and exceed 626,000 by 2050, driven by lifestyle migration, retiree relocation, and spillover growth from the Orlando metropolitan area. Mount Dora itself has grown 11.8% since the 2020 Census, with its population reaching an estimated 18,261 in 2024.
The demographic profile is particularly favorable for the portfolio’s tenant mix: Mount Dora’s affluent retiree population (33.5% over age 65) and higher median home values support strong discretionary spending on dining, specialty retail, and experiential activities.
Tourism & Events
Mount Dora’s tourism economy is a primary demand driver for the portfolio’s food & beverage and specialty retail tenants. The city hosts over 30 major festivals and events annually, including:
1. Renninger’s Antique Extravaganza — Drawing 800+ dealers and thousands of visitors multiple times per year
1. Mount Dora Arts Festival — 285+ juried artists and thousands of attendees
1. Mount Dora Craft Fair — One of the Southeast’s premier craft fairs
1. Light Up Mount Dora — Holiday festival featuring 2 million lights citywide
1. Mount Dora Bicycle Festival — Florida’s oldest and largest cycling festival (52nd year in 2026)
1. Freedom on the Waterfront — Annual Independence Day celebration on Lake Dora
These events bring tens of thousands of visitors to the downtown core throughout the year, generating sustained foot traffic that directly benefits the portfolio’s retail and F&B tenants. The year-round calendar of events mitigates traditional tourism seasonality and supports consistent occupancy and tenant performance.
Retail Market Conditions
The broader Florida retail market remains robust. Total retail sales in Lake County reached $7.13 billion in 2022, with accommodation and food services contributing an additional $890 million. National retail vacancy rates stand at approximately 5.1% (ICSC, Q1 2025), near a nine-year low, with particularly strong demand for open-air, experiential, and mixed-use formats — the exact typology represented by this portfolio.
Southeast Florida remains one of the strongest retail markets nationally, with grocery-anchored and experiential centers in the region reporting vacancy rates as low as 4.8% in comparable markets.

VI. Investment Highlights
The Mount Dora Downtown Portfolio presents a compelling investment opportunity supported by the following key attributes:

	◆
	Investment Highlight

	1
	Fully Tenanted Four-Building Portfolio — 100% occupied across three properties, 80% on the fourth property, providing immediate cash flow with no lease-up risk.

	2
	17,817 SF of Diversified Commercial Space — Scale and diversification that is difficult to assemble through individual property transactions.

	3
	31 Dedicated Parking Spaces — A significant competitive advantage in a historic downtown environment where parking is scarce.

	4
	Unique Experiential Campus with Shared Garden Courtyard — A differentiated asset that aligns with institutional REIT strategies around placemaking and experiential retail.

	5
	Diversified Tenant Base — Revenue streams span food & beverage, specialty retail, and professional office, providing natural hedging against sector-specific risk.

	6
	Prime Downtown Location in a Nationally Recognized Tourist Destination — Donnelly Street frontage and proximity to 30+ annual festivals generating tens of thousands of visitors.

	7
	Alignment with Experiential Retail Macro Trends — 81% of consumers prefer experience-driven retail environments (CBRE); 60% of new retail construction is open-air/mixed-use.

	8
	Multiple Value-Add Opportunities — Rent optimization, campus branding, event programming in the garden courtyard, and potential office-to-retail conversion at 851 N. Donnelly.

	9
	Strong Demographic Tailwinds — Lake County population projected to grow from 444,204 to nearly 500,000 by 2030; affluent retiree migration driving discretionary spending.

	10
	Portfolio Scale & Operational Efficiencies — Contiguous downtown portfolio enables centralized management, shared infrastructure, and coordinated tenant strategy.





VII. Disclaimer & Confidentiality Notice
Disclaimer
This Investment Offering Memorandum (the “Memorandum”) has been prepared solely for informational purposes and does not constitute an offer to sell, or a solicitation of an offer to buy, any securities or any interest in the properties described herein. No offering is made except by means of a definitive offering document and related subscription agreement. Any decision to invest must be based on the information contained in such definitive documentation.
The information contained in this Memorandum has been obtained from sources believed to be reliable; however, no representation or warranty, express or implied, is made as to the accuracy, completeness, or timeliness of such information. All financial projections, estimates, and forward-looking statements contained herein are based on assumptions that are inherently uncertain and subject to significant business, economic, and competitive risks, many of which are beyond the control of the issuer. Actual results may differ materially from those projected.
Prospective investors are advised to conduct their own independent due diligence, including but not limited to legal, tax, financial, and environmental review, prior to making any investment decision. Past performance is not indicative of future results. There can be no assurance that any investment will achieve its objectives or that investors will receive a return of their capital.
Neither the issuer nor any of its affiliates, agents, or representatives shall have any liability for any loss or damage arising from the use of, or reliance on, any information contained in this Memorandum.
Confidentiality Notice
This Memorandum is strictly confidential and is intended solely for the use of the party to whom it has been delivered. The recipient agrees not to reproduce, distribute, or disclose this Memorandum, in whole or in part, to any third party without the prior written consent of the issuer. By accepting delivery of this Memorandum, the recipient agrees to return it and all related materials to the issuer upon request and to keep the contents herein strictly confidential.
This Memorandum shall remain the property of the issuer at all times. Unauthorized reproduction or distribution of this document may constitute a violation of applicable securities laws.

© 2026  |  Mount Dora Downtown Portfolio  |  All Rights Reserved
Prepared May 2026  |  Confidential

[image: ][image: ]


Presented by Homestead Real Estate, LLC
Michell Middleton  |  Realtor  |  352-267-3560  |  MichellMiddletonRealtor@gmail.com
image1.png
HOMESTEAD

— REAL ESTATE —




image2.jpeg





  PREPARED MAY 2026     INVESTMENT OFFERING   MEMORANDUM   Mount Dora Downtown Portfolio     “A Curated Four - Building Experiential Retail & Mixed - Use Campus   in Florida’s Premier Lakeside Destination”   Downtown Mount Dora  |  Lake County, Florida   Total Portfolio:  17,817 Square Feet    |   4 Buildings    |   3 1   Parking Spaces     Donnelly Street, Historic Downtown Mount Dora  —   The primary Comme rcial Corridor of the Portfolio   ■    CONFIDENTIAL   ■     This document is strictly confidential and intended solely for the use of the designated recipient(s).      

