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Civil Engineering · Environmental · GIS · Land Planning · Landscape Architecture 
1720 SE 16th Ave., Bldg. 100 · Ocala, FL. 34471 

Phone: 352.387.4540 Fax: 352.387.4545 Email: mail@tillmaneng.com Web: www.tillmaneng.com  

 
April 8, 2026 
 
Growth Services  
Chuck Varadin, Director 
2710 East Silver Springs Blvd 
Ocala, FL 34470 
 
RE: REZONING APPLICATION FOR PARCEL 34899-004-00 
Mr. Varadin, 
 
Our office is submitting a rezoning application for vacant parcel 34899-004-00. This 9.67 
+/- acre parcel is currently designated Employment Center (EC) by the Comprehensive 
Plan. It is zoned B-4 (Regional Business) but is seeking to rezone to M-1 (Light Industrial) 
for the purpose of allowing a general contractor’s yard as permitted use. In 2011 under 
case 111007SU a flea market was approved but it expired in 2013. Also, in 2011 a rezoning 
application was filed (111007Z) to request B-5 (Heavy Business). The result was approval 
to B-4 (Regional Business). In 2021 under case 210505Z a request to rezone from B-4 to  
M-1 was denied on this site along with parcel 34899-002-00 to the east. The owner intends 
to comply with the Land Development Code requirements and protocol. This site has 
frontage on SW Hwy 484. The property to the west and east, parcels 34899-004-01 & 
34899-002-00 are zoned B-4 with EC land use. Parcel 34899-004-01 is currently owned by 
a church and is vacant. Parcel 34899-002-00, also vacant, is owned by West-to-West 
Construction who is not opposed to this request. The property to the north (34801-000-00) 
is owned by Marion County. It is utilized by Dunnellon Airport. It is zoned M-1 with Rural 
Land Use. The subject property is in the Secondary Springs Zone.  
Included in this submittal are the following items: 

Executed application 
Market Analysis 
Certified legal with Boundary Sketch 
Location Map, Land Use Map, and Zoning Map 
Recorded deed 
Traffic Statement 
MCPA Card 
Sun Biz for 484 Land Holdings, LLC 

 
Sincerely, 
 
 
Tillman and Associates Engineering, LLC 
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Submitted Market Analysis 
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1107 E. Silver Springs Boulevard, Unit 9   Ocala, Florida 34470   Phone: (352) 433-2580   Fax: (352) 433-2581    

Website: www.gibboneyappraisals.com 

Nathan R. Gibboney, MAI 
State-Certified General Real Estate Appraiser #RZ2580 

Real Estate Appraisers, Consultants & Market Analysts 

9.67 ACRES 
OF VACANT LAND 
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1107 E. Silver Springs Boulevard, Unit 9   Ocala, Florida 34470   Phone: (352) 433-2580   Fax: (352) 433-2581    

Website: www.gibboneyappraisals.com 

Nathan R. Gibboney, MAI 
State-Certified General Real Estate Appraiser #RZ2580 

Real Estate Appraisers, Consultants & Market Analysts 
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Code of Federal Regulations, Title 12, 
Chapter I, Part 34.42[g] The Dictionary of Real Estate Appraisal,

ATTACHMENT A

A-18



  13

     IDENTIFICATION  OF  THE  PROPERTY 

                LEGAL  DESCRIPTION 

        PROPERTY  OWNERSHIP 

      HISTORY  OF  THE  PROPERTY 

ATTACHMENT A

A-19



  14

             TAXES  AND  ASSESSMENTS 

           ZONING  AND  LAND  USE  PLANS 

ATTACHMENT A

A-20



  15

ATTACHMENT A

A-21



  16

ATTACHMENT A

A-22



  17

N

N

ATTACHMENT A

A-23



  18

ATTACHMENT A

A-24



  19

           SITE  DESCRIPTION  AND  ANALYSIS 

ATTACHMENT A

A-25



  20

N

ATTACHMENT A

A-26



  21

ATTACHMENT A

A-27



  22

ATTACHMENT A

A-28



  23

            MARKET  ANALYSIS 

ATTACHMENT A

A-29



  24

ATTACHMENT A

A-30



  25

ATTACHMENT A

A-31



  26

ATTACHMENT A

A-32



  27

Golf Digest

ATTACHMENT A

A-33



  28

ATTACHMENT A

A-34



  29

ATTACHMENT A

A-35



  30

ATTACHMENT A

A-36



  31

          CERTIFICATION 

ATTACHMENT A

A-37



  32

        ASSUMPTIONS  AND  LIMITING  CONDITIONS 

ATTACHMENT A

A-38



  33

ATTACHMENT A

A-39



  34

                  QUALIFICATIONS 

ATTACHMENT A

A-40



  35

ATTACHMENT A

A-41



  36

ATTACHMENT A

A-42



  37

ATTACHMENT A

A-43



  38

                ADDENDA 

ATTACHMENT A

A-44



  39

ATTACHMENT A

A-45



  40

ATTACHMENT A

A-46



  41

ATTACHMENT A

A-47



Submitted Traffic Impact Analysis 

ATTACHMENT A

A-48



Walsh Traffic Engineering                                                                                               
285 Palmetto Springs Street, DeBary, Florida  32713
www.walshtraffic.com                                                                                                                                       Phone: 386.668.0062

MEMORANDUM
To:   Mr. Christopher Zeigler – Traffic Operations Manager, Marion County

From: Mr. Chris J. Walsh, P.E.

Date:   March 27, 2026 

Subject: Rezoning Traffic Statement for Parcel 34899-004-00 - Marion County, Florida

Walsh Traffic Engineering, LLC (Walsh Traffic) has been retained to conduct a Traffic Statement for the 
proposed rezoning of 10.0 acres of property located on the north side of CR 484 approximately 1.1 miles 
west of SW 147th Court in Marion County, Florida (see Site Location Map below). The property is currently 
vacant and located within unincorporated Volusia County.  The subject property (parcel ID – 34899-004-
00) is undeveloped and is currently zoned Marion County B-4 (Regional Business).  It is proposed to 
change the zoning to M-1 (Light Industrial).  This memorandum provides a trip generation comparison 
between the maximum development potential allowed under the existing and proposed zoning.  
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Trip Generation

The maximum development intensity allowed under the existing B-4 zoning is a floor-to-area (FAR) ratio of 
1.0 which equates to 435,600 square feet of commercial development on the 10.0 acres.  

The total daily, AM peak-hour and PM peak-hour trip generation potential for the maximum development 
intensity allowed under the existing zoning was estimated based on trip generation equations/rates 
provided in the Institute of Transportation Engineer’s (ITE) Trip Generation Manual, 12th Edition. As shown 
in Table, the maximum development potential under the existing zoning is projected to generate 15,851 
total daily trips, 399 total AM trips, and 1,395 total PM trips (see Table 1).  The pass-by trip reduction for 
the PM peak hour is 19%, resulting in 1,130 new external PM peak-hour trips.  

The maximum development intensity allowed under the proposed M-1 zoning is a floor-to-area (FAR) ratio 
of 0.75 which equates to 326,700 square feet of development on the 10.0 acres.  The M-1 zoning allows 
for both office and industrial developments, however, the office is a higher traffic generator.  Therefore, the 
maximum development allowed under the proposed zoning was estimated based on 326,700 square feet 
of office.  Based on trip generation equations/rates provided in the Institute of Transportation Engineer’s 
(ITE) Trip Generation Manual, 12th Edition, the 326,700 square feet of office is projected to generate 1,130 
total daily trips, 386 AM peak-hour trips, and 355 PM peak-hour trips (see Table 1)

Table 1 – Trip Generation Comparison for Existing and Proposed Zoning

As summarized above, with the proposed rezoning, the maximum trip generation potential for the property 
is reduced by 86% for daily trips, reduced by 3.3% for the AM peak hour, and reduced by 68.6% for the 
PM peak hour.  Thus, the proposed rezoning will result in a potential trip reduction on the adjacent roadway 
network providing a net benefit to the regional roadways.  

Daily

In Out Total % In Out Total In Out Total
Existing Zoning (B-4) - Shopping Center 820 435.6 KSF 7,926 7,925 15,851 0% 0 0 0 7,926 7,925 15,851

Proposed Zoning (M-1) - General Office Building 710 326.7 KSF 1,113 1,114 2,227 0% 0 0 0 1,113 1,114 2,227
Trip Differential 6,813 6,811 13,624 6,813 6,811 13,624

-86.0%

AM Peak Hour

In Out Total % In Out Total In Out Total
Existing Zoning (B-4) - Shopping Center 820 435.6 KSF 247 152 399 0% 0 0 0 247 152 399

Proposed Zoning (M-1) - General Office Building 710 326.7 KSF 340 46 386 0% 0 0 0 340 46 386
Trip Differential -93 106 13 -93 106 13

-3.3%

PM Peak Hour

In Out Total % In Out Total In Out Total
Existing Zoning (B-4) - Shopping Center 820 435.6 KSF 684 711 1,395 19% 133 132 265 551 579 1,130

Proposed Zoning (M-1) - General Office Building 710 326.7 KSF 57 298 355 0% 0 0 0 57 298 355
Trip Differential 627 413 1,040 494 281 775

-68.6%

ITE Pass-By Net New External Trips

Land Use Intensity Total Trips ITE Pass-By

Land Use ITE Land 
Use Code Intensity Total Trips

ITE Land 
Use Code Net New External Trips

ITE Pass-By Net New External TripsLand Use ITE Land 
Use Code Intensity Total Trips
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With the proposed rezoning, the development of a contractor’s yard is anticipated.  While the specific details 
of any development are still evolving, for purposes of this analysis, the current plan contemplates a small 
office  building with five employees along with 16 contractor vehicles (dump trucks, transporters, etc.).  Trip 
generation for this development scenario was estimated to provide an understanding of the low trip 
generation potential of this development scenario, particularly when compared against the maximum 
development potential allowed under the existing zoning.  Trip generation for the small office building was 
estimated based on ITE’s Trip Generation Manual, 12th Edition.  ITE does not provide traffic rates for 
contractor vehicles.  Thus, a highly-conservative estimate of trips for these vehicles is provided in Table 2.
As summarized below, this development scenario is projected to generate 135 daily trips and 21 AM/PM 
peak-hour trips, substantially below the maximum development trip generation potential under the existing 
zoning.

Table 2 – Trip Generation Potential for Contractor’s Yard Development Scenario

Daily

In Out Total
Small Office Building 712 5 Employees 20 19 39
Contractor Vehicles* - 16 Vehicles 48 48 96

Total 68 67 135
* 6 trips per day per vehicle is estimated

AM Peak Hour

In Out Total
Small Office Building 712 5 Employees 5 0 5
Contractor Vehicles* - 16 Vehicles 4 12 16

Total 9 12 21
* 1 trip per vehicle in the AM peak hour with most being outbound trips

PM Peak Hour

In Out Total
Small Office Building 712 5 Employees 2 3 5
Contractor Vehicles* - 16 Vehicles 12 4 16

Total 14 7 21
* 1 trip per vehicle in the PM peak hour with most being inbound trips

Land Use ITE Land 
Use Code Intensity Total Trips

Land Use ITE Land 
Use Code Intensity Total Trips

Land Use ITE Land 
Use Code Intensity Total Trips
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Roadway Segment Analysis

Even though the proposed rezoning is shown to substantially reduce the trip generation potential of the 
subject property, an analysis was conducted to evaluate the future operating conditions of CR 484 adjacent 
to the property under the maximum development scenario allowed under the proposed rezoning.  The 
analysis was conducted on a daily trip basis using the existing daily volumes and service volumes as 
provided in the Ocala Marion TPO CMP Database - August 2023 (CMP).  As shown below in Table 3, the 
existing daily volume on CR 484 adjacent to the development is well below the service volume, thereby 
indicating that CR 484 currently operates acceptably.

Table 3 – Existing Roadway Segment Analysis (Daily)

The existing daily volume was factored up to year 2036 to provide a ten-year analysis.  The CMP identifies 
a historical growth rate of 1.10% for CR 484.  Thus, the existing volume was factored to year 2036 based 
on a 2.0% annual growth rate to provide a conservatively high background volume projection on CR 484.  
As shown below in Table 4, the future background volume projection on CR 484 is below the generalized 
service, thereby indicating that CR 484 is projected to operate acceptably under future background 
conditions in year 2036.

Table 4 – Future Background (Year 2036) Roadway Segment Analysis (Daily)

Trips associated with the maximum development potential under the proposed rezoning (2,227 total trips) 
were then assigned to CR 484.  As shown on the following page, 40% of the trips are projected to be 
to/from the west on CR 484 with the remaining 60% to/from the east on CR 484.  As shown in Table 5,
with these additional trips the future buildout volume (year 2036) on CR 484 is still projected to be below 
the service volume, thereby indicating that CR 484 is projected to operate acceptably under the highly 
conservatively analysis scenario where the subject property is development to its maximum trip generating 
potential. This therefore clearly indicates that CR 484 would also operate acceptably under the previously-
discussed development scenario of the contractor’s yard given that this scenario generates substantially 
less trips than the maximum development potential included in the analysis below.  

Table 5 – Future Buildout (Year 2036) Roadway Segment Analysis (Daily)

CR 484
Hendrix Dr to SW 140th Ave 1990.4 2 D 19,170 CMP 9,500 2023 CMP 19,170 0.50 no

Service 
Volume V/C

Existing 
Volume 
Exceeds 
Svc Vol?

Source
Existing 
Volume 

(vpd)
Year SourceRoadway Segment ID # of 

Lanes
Adopted 

LOS

Service 
Volume 

(vpd)

CR 484
Hendrix Dr to SW 140th Ave 2 D 1.1% 2.0% 9,500 2023 2036 2,470 11,970 19,170 0.62 no

Applied 
Volume 
Growth

Total 
Background 

Vol. (vph)

Service 
Volume 

(vph)
V/C

Volume 
Exceeds 
Svc Vol?

CMP 
Annual 
Growth 

Rate

Applied 
Annual 
Growth 

Rate

Existing 
Volume 

(vph)

Existing 
Year

Buildout 
YearRoadway Segment # of 

Lanes
Adopt. 
LOS

CR 484
Hendrix Dr to SW 140th Ave 2 D 11,970 60.0% 1336 13,306 19,170 0.69 no

% 
Assign

Volume 
(vph)

Service 
Volume 

(vph)
V/C

Volume 
Exceeds 
Svc Vol?

Total 
Background 

Volume 
(vph)

Project Trips Total 
Buildout 
Volume 

(vph)

Roadway Segment # of 
Lanes

Adopted 
LOS
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Conclusions

A Traffic Statement was conducted for the proposed rezoning of 10.0 acres of property located on the north 
side of CR 484 approximately 1.1 miles west of SW 147th Court in Marion County, Florida.  Based on the 
trip generation projections, the maximum development allowed under the proposed zoning (M-1) is 
projected to generate substantially less daily, AM, and PM peak-hour trips than the maximum development 
allowed under the existing zoning (B-4).  Thus, the proposed rezoning will result in a potential trip reduction 
on the adjacent roadway network providing a net benefit to the regional roadways.  Further, CR 484 is 
projected to operate acceptably even with the maximum development potential allowed under the proposed 
rezoning.  

Please let us know if you have any questions.

THIS DOCUMENT HAS BEEN DIGITALLY SIGNED AND SEALED BY:

ON THE DATE ADJACENT TO THE SEAL

PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED SIGNED AND SEALED AND
THE SIGNATURE MUST BE VERIFIED ON ANY ELECTRONIC COPIES

Chris J Walsh Date: 2026.03.27 
16:14:20 -04'00'
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Document Number
FEI/EIN Number
Date Filed
State
Status

Department of State /  Division of Corporations /  Search Records / Search by Entity Name /

Detail by Entity Name
Florida Limited Liability Company
484 LAND HOLDINGS LLC

Filing Information

L26000156210
NONE
03/23/2026

FL
ACTIVE

Principal Address

606 SW 3RD AVENUE
OCALA, FL 34471

Mailing Address

606 SW 3RD AVENUE
OCALA, FL 34471

Registered Agent Name & Address

MCGRAW, JON
35 SE 1ST AVENUE, STE 102
OCALA, FL 34471

Authorized Person(s) Detail

Name & Address

Title MGR

ARMSTRONG, CHRIS
606 SW 3RD AVENUE
OCALA, FL 34471

Annual Reports

No Annual Reports Filed

Document Images

No images are available for this filing.
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Florida Department of State, Division of Corporations

ATTACHMENT A

A-70



ATTACHMENT A

A-71



ATTACHMENT A

A-72



NS

E
W

SK
E

T
CH

 O
F

 D
E

SCR
IP

T
IO

N

Z:\Survey jobs\W
est, Carl 10 acres\SKETCH

 O
F D

ESCRIPTIO
N

 10 A
CRES.dwg, 3/31/2026 4:09:03 PM

,
D

W
G To PD

F.pc3

D
igitally signed by 

John C Counts Jr 
D

ate: 2026.03.31 
16:09:28 -04'00'

ATTACHMENT A

A-73


