
Ocala 2035 Vision Leadership Group Meeting 
Citizen Service Center 

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

 
Thursday, January 26, 2017 - 11:30 am   

 
Minutes Summary 

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

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

Mr. Boston called the meeting to order at 11:40 am.  
 

Agenda Item #1:  Proof of Publication 
Ms. McKeever stated that the public notice was posted on the City of Ocala’s website on January 20, 
2017.  
 
Ms. Reed agreed to act as the Chairman for the meeting. 

 
Agenda Item #2:  Approval of December 8, 2016 Minutes 

Mr. Dumond made a motion to approve the December 8, 2016 minutes; Mr. Roberts seconded the 
motion; which was unanimously approved.  

 
Agenda Item #3:  Midtown Activity Recap 

Mr. Boston stated that he enjoyed the activity and the group provided a lot of good feedback. All the 
ideas from the activity last month has been forwarded to the consultants. He further stated that he 
planned to do include an activity at every other meeting. Ms. Reed stated that she enjoyed the activity 
and she was able to learn about what was happening in the midtown area.  
 

Agenda Item #4:  Fiscal Impact Analysis 
Mr. Boston stated that the fiscal impact analysis was identified as a strategy in the vision plan. In the 
vision plan, it was decided this process would be used to analysis the fiscal impact of the annexation 
areas around the borders of the city. In the developed areas the analysis is a little bit easier and straight 
forward because staff already knows the following things:  the developments on the properties, the 
property values, the taxable values, the millage rates and the infrastructure costs. Knowing these items 
allows staff to swiftly figure out the fiscal impacts in the developed areas. Another way to use fiscal 
impact analysis is to use the information that is already known to make estimates as to how the 
developed and undeveloped areas can be advanced. The information then can be used to make an 
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educated guess as to the fiscal impact this property would have on the city. This method is already 
being used in other communities in Florida, some other states and even some farm municipalities to 
determine annexations. Mr. Boston asked the group if any of them remembered why they thought this 
strategy which was added in 2011 would be good to use in the vision plan. Mr. Rudnianyn responded 
that he was not a member of the group in 2011; however, he thinks that to do this kind of analysis a 
comprehensive level view of fiscal impact is necessary. It would require knowing the total number of 
annexed properties in the city because their might be an area where the fiscal impact far exceeds the 
costs but across the way on the other side of town there might be a need for residential development 
that would fit. But if the commercial or economic developments on the other side of town are not 
considered then it results in a narrow view of a single property or single area which limits the city’s 
choices. They might end up not approving an annexation that would make sense if they had looked at it 
on a comprehensive scale. Mr. Boston concurred that not every land use by itself is going to be able to 
sustain the infrastructure but there might be a demand for single family detached housing in the area 
and that may fuel the development of the commercial development that is also slated for the area and 
they would play off of each other. So you really do have to expand your view and pay attention to what 
makes sense. The majority of the group members did not remember why this strategy was added 
because it was over six years ago. Mr. Lee commented that they looked at long linear stretches of our 
infrastructure and extending it further outward to the low density area seemed to be expensive. Plus the 
tax base probably does not support the amount the city is paying for infrastructure and the continued 
support of services for things like trash, fire and police services, maintenance of roads and water & 
sewer lines. Ms. Gaboardi added that when you are looking at revenue allocations from the state level 
so many of them are based on population. The city is not going to get more if they do not increase their 
density or gain additional residents within our community so that is another component of it that would 
at least need to be considered. Mr. Boston stated these are all good points and probably a lot of these 
were probably bought up when the strategy was being discussed. It really is important to consider all of 
this comprehensively because the farther you get out from the city center the cheaper land generally is 
going to be. Therefore, the cost of developing the land will be cheaper which makes it so that lower 
density development cancels out from the development standpoint. However, from the city’s 
standpoint it is just as expensive to put a road along a low density development as it is to put it in the 
city center. The city really is working to conceptualize infield and redevelop the dense areas as much 
as possible because it makes sense. Ms. Walsh commented that there has been several models 
proffered to do fiscal impact analysis but they have all been incredibly complicated so much so that the 
average person really cannot use them.  
 
Mr. Boston concurred and stated that the most important thing for people who do not have a 
background in fiscal impact analysis to understand is that the city is trying to make sure that the cost 
for developing a property is not more than the return on the investment. Every aspect of the analysis 
can be broken down so that it is easy to understand. Also, the city will be relying on reviews from 
people who do understand fiscal impact analysis to make sure that the mechanics and background are 
running the way they should.  
 
There was a short discussion regarding the pros and cons of annexing a property into the city limits. 
The financial feasibility of developing at low density and the potential impact to city services, 
including water and sewer. 
 

Agenda Item #5:  Code Amendments 
Mr. Boston explained that there are quite a few code amendments. The first one that staff is working 
on is for the form based code. The code started off at 120 to 130 pages with text only. It has been 
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reduced to 60 something pages with a lot of diagrams and it has been restructured so that it progresses 
in a logical fashion. Mr. Lee explained that the consultant company that was working on the project 
was unable to complete the project. Mr. Boston and Mr. Hale took over the project and they have done 
a great job on it. Staff is very close to finishing the form based code and they have given the city 
manager a timeline as to when it will be finished. Mr. Boston stated that in the near future this group 
will get some activities involving this amendment. The feedback will let staff know if the code is 
working correctly.   
 
Mr. Boston stated that the next amendment staff is working on is the food truck ordinance. Staff is 
conducting background research by looking at other city’s ordinances that are in effect to decide the 
best way of structuring this amendment. The city wants to be more food truck friendly without 
impeding the existing restaurants. Mr. Lee stated that staff has gotten a lot more questions regarding 
where food trucks are allowed. In the past the issues have been addressed by using the mobile vendor 
license which is not really the appropriate tool for handling food trucks. Staff has gotten some concern 
from the restaurants about letting the food trucks park next to their businesses.  Ms. Hitchcock 
commented that the mobile vendor is more of a licensing regulation which may have worked in the 
past but they have had some food trucks come in wanting to go in on properties that are not appropriate 
for them to access and not safe. So staff needs to look at those issues as well as their proximity to brick 
and mortar restaurants.   
 
Mr. Boston informed the group that the picture of the sign refers to the amendment of the sign code 
which is now based on the configuration and the uses of the property. The city’s goal is for the new 
sign code to be based on things such as: (1) what is the road condition; (2) is it an arterial, collector or 
local road; (3) how fast are people going to be driving; (4) what makes the road work in terms of 
safety; and (5) for people to be able to look at a sign and understand what it means or says without 
having to stop or slow down. The signs will be made to scale and staff has already started this process 
it will be expanded so that the rest of the sign code follows that model and makes more sense.  
 
Mr. Boston identified the last picture on the slide as the city’s code of ordinances book and stated that 
it was used to signify a unified code rewrite. This rewrite is not something that will start immediately. 
But staff recognizes that there is a need to reevaluate the city’s code as a whole. In order to accomplish 
this, staff has started to track all those areas that they come across where the code does not make sense. 
The tracking is being stored in a shared space using a digital copy of the code. This is going to lay the 
foundation for us to get an understanding of what a new rewritten comprehensive code looks like. It 
will also allow us to see what some of the major issues are that staff will need to address in order to 
complete this task. The goal is to make it so that everything in the code flows together and everything 
interacts really well together. The new code will not have some sections of the subdivision code 
conflicting with sections of the zoning code. It is something that staff has on the horizon and we are 
starting to lay the ground work for the rewrite. Expect to be kind of brought into incrementally more 
intense discussions about this topic over the long run. Staff just wanted to put this on your radar that 
this is something that the city is considering. 
 
There was a lengthy discussion regarding the current code, the lack of conformity in the sign code, the 
necessity for modifications to the landscaping, buffering & lighting requirements. In conclusion, staff 
and the leadership group both agreed that setting goals and getting input for the code changes from the 
various city committees and a variety of professionals, including contractors and developers, would 
help to ensure that the rewritten ordinance turns out to be a more uniform and comprehensive book.      
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Agenda Item #6:  DEF Blending Plant Proposal 
Mr. Boston indicated that the DEF Blending Plant will be located in an industrially developed area of 
high intensity land use designation just north of Bonnie Heath Boulevard near the railroad. The 
blending plant will consist of its base urea which is a component of urine that they would be using in a 
blending processing with other chemicals to create a fluid that is going to be necessary in diesel trucks 
to lower the level of emissions that diesel trucks are emitting. The combined product, the DEF fluid is 
non-flammable but the   urea itself is flammable. If there was a fire at the plant, then there would be a 
large amount of ammonia gas that would result. There are some site issues as well. A land use change 
would also be necessary because this operation would be heavy manufacturing in a high intensity land 
use designation. Also, rezoning would be required because M-2 zoning is not zoned for high intensity. 
For all of these combined reasons staff is leaning toward denial of the special exception request. Mr. 
Lee informed the group that the company would also have to resolve a nonconformity lot issue.  Mr. 
Boston concurred and stated that the lot right now is flag lot property which has a narrow 36 foot wide 
strip of the property that goes up the dirt road then it opens up and follows the length of the railroad 
track. The company is leasing this piece of property from the railroad. Mr. Hale explained that the urea 
would come in by train and they would have a facility to actually mix the materials onsite; then they 
would load the trucks up and they would distribute the product to the gas stations. Mr. Gaboardi stated 
that the company is Pilot Fuel Corporation and they would potentially employ five to seven people. 
Ms. Hitchcock stated that they have been told “no” several times but they are not taking “no” for an 
answer so we expect Pilot to come back with applications for a land use change, a rezoning to M-3 and 
a special exception request. Mr. Lee explained that the reason that staff is telling them no is for a 
combination of reasons. At the time that we were doing the 2035 Vision we had already begun to work 
on Imagine North Magnolia with code enforcement cases to try to change the character of the area to 
transform it for redevelopment. The use in this area has historically been more light industrial and 
warehousing but the high intensity land use was created the city did not allow any M-1, M-2 or M-3 
land uses in this area. The businesses already in existence could continue their operations but no new 
business were allowed in. There has been a lot of discussion about where the line is between low 
intensity and high intensity. The city wanted the stein of Magnolia to be in the high intensity core all 
the way to 20th because we thought it was a viable core that would eventually be redeveloped and be 
mixed use. Mr. Dumond commented that spurs are hard to get and the city does not have many of 
them. Although DEF’s proposal is biodegradable and nontoxic, it is not known if their operation is the 
greatest idea for this site. However, the best use of this spur is heavy industrial in nature. Some 
consideration should be given to this proposal because there are not a lot of spurs to be found in the 
city. Another consideration is whether this piece of property changes where the line breaks for low 
intensity or do you pull out this piece because of its unique characteristic. Mr. Hale stated that 
originally this was staging for railroad tracks and is still owned by the railroad company. Mr. Rich 
pointed out that there is another spur on 25th Avenue just south of 28th Street on the east side. The 
railroad company currently has tanks there that are not being used. Mr. Lee explained that there are a 
few businesses to the west located in the low intensity core area that need to be considered. They 
include the waste water treatment plant, the U-Haul, a mobile home dealer and some city facilities 
back along the road. Mr. Yandle explained that the plant would be located in the North Magnolia area 
because it runs from Pine Street to 20th Street. The plant would have a negative impact on the Imagine 
North Magnolia project. Mr. Lee commented that at the staff level they recognize that there is a need 
for some kind of industrial use that is rail dependent. The M-1 and M-2 land use designations are 
essentially the same except for the outdoor storage requirement. Staff would really like to look at the 
differentiating factors in low, medium and high intensity manufacturing and warehousing in order to 
see if something could be figured out so that a rail component could be added for use with one of these 
areas to utilize the railroad tracks or the spur. This proposal would be a good test for that but staff is 
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still not sure that this project is the right fit for this location. Ms. Hitchcock commented that she does 
not have an issue with light manufacturing in the high intensity area and also no problem with the 
storage being screened from the public view. But she feels that the heavy manufacturing in an urban 
core is inappropriate. On a level of 1 to 10 she does not know what the risk is with the DEF facility but 
if there is any risk that an ammonia gas cloud could happen then the plant does not belong in a high 
intensity area. Mr. Boston responded that the critical factors to reaching a decision for this site is to 
figure out how to blend these three things:  (1) the vision of the area; (2) the high density land use 
designation; and (3) utilization of the existing spur. Staff can do this by exploring if there other types 
of light industrial uses that would make good use of the property and utilize the spur without having a 
detrimental impact to the people around the site. More research is required to figure this out after 
considering all these factors. Mr. Lee stated that it is his understanding that it is hard to get spurs but it 
not impossible. Mr. Dumond disagreed and emphasized that it is extremely hard to get a spur because 
dealing with the railroad is difficult. Mr. Lee stated that the city has had other scenarios similar to this, 
if the spur is taken away for a second and just look at the uses for a moment. It is possible that the 
waste treatment plant will go away and the site will become a Brownfield. This location would be 
cleaned up and made suitable for redevelopment. This was an aspirational plan for this specific area 
with a truly aspirational piece of high intensity core. The plan was really based on what happens 
around that and what would be appropriate on that property once the area to the north redeveloped. Mr. 
Yandle commented that there is about 60 acres in the North Magnolia and they are looking at two year 
plans for that project. Rail is not as important as it used to be; trucks are the way to go now. Ms. 
Schwartz stated that it is better to lose the one spur rather than to lose all of the other important 
attributes in the area. You have to weigh out the cost of allowing the business to come in and compare 
it to the detrimental effects it could possibly have on the whole area. Mr. Lee stated that they need to 
have a conversation about all the nonconformities that exist in the high intensity core and see what the 
suggestions are to resolve those issues. In the past, the city allowed some companies, such as Unifirst 
and Seminole, that were in the B-3 land use designation use to not only survive but also expand their 
operations. This was a different pattern from the city’s normal standards.   When the city adopted the 
2035 Vision Plan, the edges to the north and south of the tracks changed to high intensity core areas. 
The impact was a combination of consultants leading the discussion and the people in the room 
agreeing to it. Imagine North Magnolia is going to have residential development at some point. Ms. 
Hitchcock agreed that the goal is to eventually have residential in the area. The long range planning is 
part of the process to remove any impediments to reaching this goal.  
 

Agenda Item #7:  Upcoming Meetings 
Mr. Boston announced that the next Leadership Group meeting will be on Thursday, February 23rd. 
He further advised the group that a survey should be coming out sometime soon to see if there is a 
better time for the Leadership Group to meet because only about 7 out of 21 people show up to the 
11:30 am meetings on a consistent basis. The consensus of the group was that it was not the time but 
rather people are just working and are very busy.  
 
Mr. Boston stated that the annexation for Winding Oaks is being introduced at the City Council 
meeting on February 7th and voting will take place at this time. A couple of code amendments will be 
introduced as well. They include the code amendment to allow physical fitness centers in the M-1 
zone and the code amendment to allow outdoor storage in the B-4 zone.       
 
Mr. Boston stated that at the Planning & Zoning meeting on Monday, February the 13th, staff will be 
bringing back the shopping center setback code amendment to the board. The reason for this is so that 
a discussion can take place about what kind of landscaping requirements can put in the landscape 
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area to offset the impact of lowering the height requirement from 30 feet to 10 feet along the right 
away. No strategy has been fully developed but staff is looking at options. 
 
Ms. Hitchcock explained that there are no significant cases for the February Board of Adjustment 
(BOA) meeting. However, the RaceTrac on Pine & SR40 is a special exception that went to the BOA 
in December. The case was tabled indefinitely at the applicant’s request so that they could address 
issues raised in staff’s recommendation of denial. The company has not resubmitted anything yet but 
they have inquired about the deadline for submitting a special exception request for the March BOA 
meeting. Staff will continue to update this committee on this project. 
 
Mr. Boston informed everyone that the third round of the Midtown Meetings will take place next 
Monday and Tuesday, February 20th and 21st. The Steering Committee, the Mobility & Connectivity 
and the Real Estate Development meetings will all be held on Monday morning at the Reilly Arts 
Center. The Planning & Zoning (P & Z) workshop will be Monday evening in Council Chambers at 
5:30 pm. It is open to the public so everyone is invited to attend.  The City Council workshop will be 
Tuesday at 11:30 am in City Council Chambers. Mr. Lee stated that the plan continues to progress 
and the consultants hope to get it completed soon and then staff can start working on projects.  
       

Agenda Item #8:  Comments / Questions 
Mr. Lee stated that on the hotel project, the developer has some landmarks coming up. The title work 
is cleared up and the financing has been approved. The next step is to secure an agreement with a 
hotel franchise. A conceptual drawing was shown to city council but it is not known whether the 
developer has gotten a flag hotel chain to sign onto the project.  
 
Mr. Dumond made a motion to adjourn the meeting; Ms. Schwartz seconded the motion; which 
passed unanimously.  
 
Ms. Reed adjourned the meeting at 1:10 pm. 
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