
2035 Leadership Group Meeting 
Citizen Service Center 

Second Floor – Training Room 
201 SE 3rd Street, Ocala, Florida 

 
Thursday, December 8, 2016 - 11:30 am   

 
Minutes Summary 

 
The following members were present:  Michelle Partin, Ruth Reed, Diana Schwartz, Todd 
Rudnianyn, Summer Gill, Ira Holmes, Mary S. Rich, Patrick Gilman and Ed Plaster 
  
The following members were absent:  Narvella Haynes, Bod Dumond, Ken Ausley, Clark 
Yandle, Fred Roberts, Paola Mastroserio, Gilbert Martinez, Steve Albright and Reginald 
Landers 
 

City Staff in Attendance:  Charles Rich, Lisa Walsh, Gus Gianikas, Patti Hitchcock, Aubrey 
Hale, David Boston, Peter Lee and Tye Chighizola   
 
The following items were distributed at the meeting:  None. 
 

Mr. Boston called the meeting to order at 11:45 am.  
 

Agenda Item #1:  Proof of Publication 
Ms. McKeever stated that the Public Notice for the Ocala 2035 Vision Leadership Group 
Meeting was posted on the City of Ocala’s website on December 2, 2016.  

 
Agenda Item #2:  Approval of October 27, 2016 Minutes 

The October 27, 2016 minutes were unanimously approved.  
 

Agenda Item #3:  Midtown Master Plan Activity 
Mr. Boston reviewed the boundaries for the Midtown area and informed the board about the 
purpose, reasons, and the steps being taken in developing the Midtown Master Plan.  
 
Mr. Lee reminded everyone that the Midtown Master plan is an extension of the 2035 Vision 
Plan which emphasized connectivity from the east to the west.  
 
To complete the group activity the members divided into three groups to review the Midtown 
area maps, designate the sites they feel would be good for development or act as a conduit to 
activate an area, and discuss improvements they believe would benefit the area for approximately 
25 minutes.   

 
Ms. Reed acted as the spokesman for the first group and stated that their group wanted to 
emphasize families in the downtown area because the families would be like a catalyst 
energizing the area and bringing businesses and excitement to the area. The recommendations 
included the following items:  make the whole NE 3rd Street able to support single family 



detached homes, offices and restaurants, or a combination of commercial and residential in one 
building; multi-family housing on NW 5th Street putting the homes between NE Osceola Avenue 
and NE Watula Avenue; multi-family homes on the Universe site, near the bank site and in 
Tuscawilla Park; townhouses behind Healthy Harts, fire station site and below 10th Street. The 
purpose of the townhouses is to also emphasize families that would be needed to support  
downtown businesses; mixed use right along the NE Osceola area; offices on NW 1st Street and 
the Wells Fargo site to generate income for downtown and also draw people into the area; mixed 
activities down near SR40 to the west below NW 1st Street and NW 2nd Street, over the South 
end of Tuscawilla Park; and restaurants on NW 2nd Avenue, below NW 2nd Street, NE 1st 
Avenue, and off of NE Sanchez Avenue near the Reilly Arts Center.  

 
Ms. Schwartz’s group suggested the following changes:  the first thing the group looked at was 
the Murphy lot because they felt it was absolutely catalytic because of where it lies on Silver 
Springs Boulevard. The group believes that continuing the residential and retail for the 
connectivity it provides across SR40 from the downtown over to the other side draws the eye, 
draws the activity level and is synchronized with the current use across the street; 2) leaving the 
Concord lot as a parking lot but doing improvements to beautify it because even though parking 
may not be a problem the perception of parking is always a problem and the Sovereign building 
is still there as well; 3) using the Walton property behind Seminole feed as an opportunity for 
higher learning by bringing in some type of education for visual arts, graphic arts or something 
along those lines. This would fit in with the idea of an emerging arts district around the North 
Magnolia Exchange and that area. It would definitely activate the area and bring people 
downtown because with the influx of students comes the need for more restaurants, more retail 
and more housing; 4) using the area next to Seminole Feed as greenspace but also utilizing it for 
pocket popup activities; 5) pop up activities on the Walton property around the art park for artists 
or other opportunities that fit in with that area; 6) leaving the SunTrust building as office space 
because it is actually beautiful inside it; we just need to get some tenants in there; 7) the fire 
station area would be a good place to put in town homes with a restaurant and retail on the 
bottom making it a mixed use site. It would be nice to have a restaurant overlooking Tuscawilla 
Park; 8) along 8th Avenue, especially if there was a road dais over around the arts, behind and 
around the Reilly Arts Center, there would be different types of residential property, such as 
multi-family, single family detached and town homes so that the residents would be able to use 
the park; 9) around the rest of the Midtown area, sprinkle in along the sites some retail, 
restaurants and offices; 10) another idea that probably is not practical is a social services center 
somewhere uptown that contains most of the social services; and 11) building a new fire house 
over near that area because it would give a perception of safety since there is a lot of activity and 
a lot of eyes on the street. This might be a way to blend the area to make everyone feel more 
comfortable together.    
 
The final group had comments from several of its participants. Mr. Holmes stated that it seemed 
like pretty much everything important had been touched on. Their group agreed that emphasizing 
people living downtown is a good idea. But, the residents will need a place to buy food, not 
necessarily a supermarket but some type of small store where they could buy bread and milk or 
other items. Having this provision is essential, otherwise people will have to drive to the other 
side of town and that is not the answer. The group also talked about putting in different types of 
housing by the arts center, including townhomes and multi-family residential. Another 



suggestion which might make the area more appealing would be to include this area in the same 
school district as the Eighth Street School and the Osceola Middle School because people are 
really concerned about their kids attending a good school; however this is beyond, this 
committee’s ability to change. Ms. Partin stated that she felt it was important to reinforce the 
pedestrian way between downtown and Tuscawilla. This can be done by adding some multi-
family homes and some mixed use businesses on or near the Jimmy Walton’s property that fronts 
that pedestrian area and the Seminole feeds portion there. This will bring people into the region.  

 
Mr. Boston thanked the groups and stated that staff has received some good feedback from this 
activity. All the maps, notes and stickers from this exercise will be loaded into a GIS database 
and the information will be shared with the MIG consultants so that they can figure out how to 
incorporate some of these ideas into the concepts they are developing. 

 
Mr. Lee specified that the next Midtown Master Plan meetings will probably be held on January 
30th and 31st. The steering committee meetings will consist of two follow up round tables, 
catalytic sites and either social services or mobility & connectivity.  There will be a Planning & 
Zoning (P & Z) Commission Workshop on Monday night; a staff meeting with the consultants 
the next morning; a City Council Workshop; and maybe one public meeting. Both the P & Z 
workshop and the city council presentation are open to the public. Staff is happy with what the 
consultants have done so far but there is still a lot of work to do. It is important to staff to ensure 
that the 2035 Vision Plan and the Gibbs study are not documents that just sit on the shelf. That is 
part of why staff wants this group to give us as much input as possible so that there are live 
documents to incorporate into the plan. The Midtown Master Plan will probably be finished 
around the end of April and with some kind of programming started by the second half of next 
year. The programming might start with mobility or strategies for some of the catalytic sites and 
an overall plan for social services. Social services is a little tricky because it is mostly 
concentrated in the midtown area but the issues are more community wide. Therefore, the city is 
trying to solve the both at the same time by making a plan that works for midtown but also for 
the greater community.  

 
Mr. Plaster stated that having walking paths, bike paths and good & healthy food within the area 
has been proven by the health industry to be essential to an energetic community. In conjunction 
with that, having the social services aspect is a very valuable part in the health of a community. 
Connecting the fire station into the picture is a great suggestion. The notion of moving the school 
district so people have accessibility is a very valuable idea. If these types of innovative ideas are 
not brought to the table, then the community is just going to end up with the same thing that they 
have had before.   

 
Mr. Boston concurred and stated that this is why input like this is so valuable. The floor must be 
opened up so that creative ideas can be put on the table for discussion.   

 
Mr. Lee stated that at the next leadership group meeting, staff will most likely deliver an interim 
report from the consultants. It is a combination of an existing conditions report and the 
beginnings of the concepts and strategies that staff would most likely move forward to council. 
Staff wants this group’s thoughts and input before taking that step. 

 



There was a lengthy discussion regarding connectivity & mobility and how it can be used to 
build a sense of community to make the area attractive to people so that will want to live in the 
Midtown area.  
 

Agenda Item #7:  Downtown Gas Station Special Exception 
Mr. Boston stated that staff has received a Special Exception Request for a RaceTrac to be 
developed downtown at the corner of Pine and SR40. The problem with this is that the 2035 
Vision Plan set the stage for future development in the city center. The city’s focus is kind 
toward an urban form. This includes having more buildings addressing the street directly, 
making it pedestrian friendly and really urbanizing that downtown core. Another aspect is that 
this junction is also a gateway directly into the center of downtown. The Community 
Redevelopment Plan specifically addresses this gateway. In addition to that, the Gibbs study 
focused on attracting certain uses for downtown. For all of these reasons, staff is recommending 
a denial of this special exception because a gas station is not in line with the vision the city has 
for this area. The Comprehensive Plan, the Downtown Plan, the Code of Ordinances, the Form 
Based Code all support staff’s denial of this special exception. 

 
Mr. Lee indicated that RaceTrac’s design is suburban and it calls for a full size service station 
with 16 pumps on the site. The building will be in the rear of the site with the backend facing 
Broadway Street with the dumpster in the corner. Basically, this site is not big enough for what 
they are trying to do. They are taking a design that normally fits on a 1.5 acre up to 2.5 acre lot 
and trying to cram it onto a 1.1 acre lot. This does not fit the urban atmosphere the city has 
already in the area with buildings like Feta and Envy. 

 
Mr. Hale enumerated another reason for denial is that the access points are not solidified so staff 
does not know where they are going to be located on the site. FDOT has mentioned that they 
might limit it to just one entrance on SR40 which would put quite a lot of traffic on the local 
streets especially for truck traffic. Staff does not really want that.  

 
Ms. Hitchcock commented that the 2035 Vision Plan has given staff a lot to work with in order 
to write the denial recommendation. The Board of Adjustment (BOA) meeting is on the 19th of 
December. If the BOA denies the request, the applicant can file an appeal to the court. If the 
BOA approves the request, the city might not appeal it. The denial is being drafted right now and 
it needs to be very strong. Members are strongly encouraged to come to the meeting and voice 
their opinion if they agree with the city’s recommendation. This is not the right use of this site 
because this is a unique opportunity, the property is uniquely situated and it is a gateway to 
downtown. RaceTrac is trying to put an intense suburban project into an urban development site. 
Staff will do its best to explain to the BOA why this is inappropriate. Hopefully, if this is denied, 
staff can work with the property owner to give him a better understanding of what is appropriate 
for this site. 

 
Mr. Boston emphasized that this group put a lot of work went into the vision plan and assured 
them that staff is very serious about implementing it. When instances like this happen the city 
knows it is going to get pushback. However, when it is very clear that this development is not 
implementing the vison; staff wants to do everything it can to stay strong and work to make sure 
the plan is implemented.  



Ms. Hitchcock commented that when we look at the new Starbucks development and see how 
consistent it is with the fabric of downtown and in keeping with the plan. It would be like a slap 
in the face to that developer, the city and all those who are working to make the downtown 
vision a success to then come in and approve this gas station project.  

 
Mr. Boston stressed that this is a catalytic site and staff wants to get something in this spot that 
will enhance the downtown area and keep pace with the vision. The gas station is very clearly an 
automobile oriented project and it is not pedestrian friendly which prohibits the implementation 
of the vision for downtown.  

 
Mr. Plaster agreed that putting in a development that is clearly auto oriented is unfortunately a 
very poor choice. The queuing heading north bound on 441 is going to be a nightmare and traffic 
is going to be very bad. The assessment is right on in that this is a suburban use and layout in an 
urban center in a very important corner and gateway. This is one of the first things citizens 
coming into the downtown will see and this project is not appropriate for this location.  

 
Ms. Hitchcock confirmed that this was the second automotive use to try to set up a business in 
the downtown area. It was at this time that she became concerned that the city was heading 
toward a slippery slope of eventually getting an auto type business in this area. Staff 
recommended denial of the first case but the Board of Adjustment (BOA) approved the special 
exception with several conditions for the auto upholstery business on the corner of SR40 and 
Pine Avenue. The reasoning behind the BOA’s approval was that this business fit the location 
because there are already several automobile type business nearby. European Imports was right 
next door and the Post Office Tire Depot was located across the street. My concern is that given 
that there are other automotive uses in the area that the board may see this the same way as staff. 
What staff sees and what I think the leadership group sees is that this is the future; this is the 
vision. Just because something is, does not mean it will be. This is an opportunity to either let the 
status quo continue on or to set it up for the kind of development that will set the stage for what 
staff and the leadership truly envision for this area.  

 
Mr. Lee reiterated that staff does perceive SR40 as a gateway and that the corridor should be 
viewed as a seam. SR40 is the most important road to the community.  It is a very visible site and 
the city hopes the future will include some substantial catalytic development along this road and 
on all four of the corners.  
 
Ms. Reed suggested that maybe the staff could include in its presentation to the P & Z board the 
statistics about the 30,000 cars already traveling on 441 including the calculations about the 
trucks that will be using both 441 and SR40.  
 
There was a short discussion about the environmental effects from the fumes and the pollution as 
well as the reusability of the site after the business closes and the remediation of the location. 

 
Mr. Lee stated that the business owner has a set price that he will accept for the property and he 
is not willing to negotiate on it.  

 
There was a short discussion regarding the Wawa gas station site. 



Mr. Boston concluded by thanking everyone for their input and encouraged everyone to attend 
the BOA meeting. 
 

Agenda Item #9:  Comments / Questions 
Ms. Walsh explained that she talked to Ms. Gill about the Leadership Group’s letter of support to 
be included with the city’s application for the Brownfields Assessment Grant and stated that she 
asked her to sign it acting as Paola Mastroserio, the chairman. The grant award amount is 
$300,000. The money would be available to assess and essentially start the process of cleaning 
up and remediating and redeveloping sites particularly in West Ocala.  
 
A motion was made by Mr. Plaster for the letter of support to be signed and included with the 
application for the Brownfields Assessment Grant, Ms. Schwartz seconded the motion, which 
unanimously carried.    

 
Agenda Item #4:  Code Amendment for M-1 Uses 

Mr. Boston stated a draft amendment for the M-1 zoning districts has been completed. The M-1 
zoning districts are for uses such as indoor gymnasium or congregation of people for some sort 
of recreational purposes. The Light Industrial sites are pretty good for those types of uses. 
Requests for special exceptions have never been turned down and most of the companies are 
happy to go through the special exception process. 
 
Ms. Hitchcock explained that there are a lot of users interested in these buildings because they do 
not have the interior supports that constrain their use. The city made M-1 uses a special 
exception when they adopted the code because they were not sure about what kind of uses would 
go in here or what their proximity would be to any industrial activities. Staff has not seen any 
issues. The reason for the amendment is because the BOA asked if staff would consider making 
this a permitted use instead of a special exception. 
 
Mr. Boston confirmed that this draft amendment will do just that. The change would take 
recreation facility indoor and physical fitness center and make those two uses permitted uses. It 
will also allow for accessory outdoor activity that would be subject to the same requirements that 
are in place for outdoor storage right now. Those requirements in place now include allowing 
outdoor activity to be in 20% of the site area or in 30% of the building and the area has to be 
screened. Staff is looking for feedback. Mr. Plaster declared support for the amendment because 
more places are needed for people to be active.  
 
Ms. Hitchcock indicated that this change would also save the business owner $1,000 and further 
explained that light industrial businesses can go in an M-1 zone. Some examples of light 
industrial businesses are patio furniture production or light metal welding. However, no medium 
or heavy manufacturing can go in this location.  
 
Mr. Boston stated that the form based code is specifically going to include the areas that are 
zoned B-3. Any properties zoned M-1 would be outside of the form based code. M-1 will not fit 
in the residential area. 

 
 



Agenda Item #5:  Code Amendment for Outdoor Storage in B-4 
Ms. Hitchcock informed that B-4 is a general business commercial district. There is quite a bit of 
this property in the city’s arterials. Right now there is no outdoor storage allowed; however, a 
business can get approval to have a semitrailer for up to three months out of the year. Some 
businesses do request this as Christmas time approaches. Staff has received a request to consider 
outdoor storage in the B-4. Staff is preparing an amendment to take before the P & Z 
commission and city council that would provide for some limited outdoor storage in the B-4. 
Staff is looking at keeping it restricted to something similar to the M-1 zone where it could be 
30% of the gross building area or 20% of the site but it cannot be in the front yard and it must be 
screened from the public view. One potential negative implication to this which is already a 
problem, is the outside storage of tires. This is a reoccurring violation that code enforcement 
deals with all the time. No recycling centers or plants are allowed in a B-4. A locational criteria 
can be included in the amendment. The screening parameters for the outdoor storage in the B-4 
zoning will be similar to that which is required in the B-5 zone. 

 
Agenda Item #6:  Paradise Park Plaza 

Mr. Hale explained that this project has been in the works for a while and the city has been 
involved in this project since about 2012. The property has grown in size and matured a little 
more. The site consists of five parcels and one is owned by the city. The city’s parcel is utilized 
as a police substation. The agreement with the city is that the substation will remain intact but it 
will be relocated. This site will be developed as a shopping center with a grocery store included. 
It will be approximately 59,000 square feet with 15,000 feet of that designated for a grocery 
store; maybe something similar to a Save a Lot. There will be other retail uses including a 
community credit union with a drive through; a pharmacy with a drive through; and a fast food 
restaurant. The plan is being reviewed right now and it will go to P & Z on Monday with a 
recommendation of approval from staff. Then on to the city council to review and hopefully 
approve the conceptual plan. Once that is done, then staff can get into the final site plan process 
and hash out the finer details of the plan. Right now staff is looking at the larger area to make 
sure that the site works and that some of the traffic flow works. The plaza will be located off of 
SR40 and 24th Avenue. A community health clinic was proposed but staff is not sure whether or 
not it will be in this plaza. 

 
Agenda Item #8:  Upcoming Meetings 

 Leadership Group 
      Thursday, January 26th at 11:30 am at CSC Training Room 
 
 City Council  
      Tuesday, December 20th at 4 pm at City Council Chambers 
      Tuesday, January 3rd at 4 pm at City Council Chambers 
      Tuesday, January 17th at 4 pm at City Council Chambers  
 
 Ocala Historic Preservation Advisory Board 
      Thursday, January 5th at 4 pm at City Council Chambers  
 Planning & Zoning Commission 

Monday, December 12th at 5:30 pm at City Council Chambers 
      Monday, January 9th at 5:30 pm at City Council Chambers 



 
 Board of Adjustment 

Monday, December 19th at 5:30 pm at City Council Chambers; and 
      Monday, January 16th at 5:30 pm at City Council Chambers 

 
The meeting was adjourned at 1:23 pm. 
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