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Joseph Stant, Managing Member
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FINDINGS OF FACT 
 

1. The subject property identified under Marion County Parcel Identification 
Numbers 39169-000-00 and 39169-003-00 (the “Parcels” or the “Property”) has 
previously received a Special Use Permit (Resolution No. 25-R-299) for outdoor 
storage of vehicles.  Applicant does not seek to revise or modify the conditions of 
that SUP except to obtain approval for covered, outdoor parking of boats, RVs, 
trailers, and any licensed and registered vehicle. 

2. Applicant has submitted a Major Site Plan for the Property to Marion County and 
St. John’s River Water Management District.  A copy of the cover sheet with site 
data and site layout from the latest Major Site Plan submittal (“Concept Plan”) is 
included with this application and dated February 2026. 

3. Ingress and egress to and from the Property will be provided at the intersection 
of E Hwy 25 and SE Hwy 25A in accordance with the attached Concept Plan and 
which corresponds to the currently existing improvements of the Property. 

4. Parking and loading areas will be addressed within the boundaries of the 
Property on those areas identified on the Concept Plan and which correspond to 
the contemplated improvements on the Parcels.  Storage areas are identified in 
the Concept Plan and are subject to further modifications required for final 
approvals.  Applicant seeks to obtain approvals to provide covered parking for 
those areas identified as surface storage parking on the Concept Plan (as 
opposed to those customer/employee parking spaces next to the proposed office 
or as opposed to fully enclosed parking within buildings). 

5. Refuse and service areas shall be located within the boundaries of the Property 
and shall be screened from public view.  Refuse and service areas are both 
already constructed as part of the currently existing improvements on the Parcel. 

6. Required electrical utilities are currently available through Duke Energy and are 
provided along the relevant portions of E Hwy 25.  The Property and 
improvements are currently serviced by Sunshine for potable water, and will be 
serviced by Sunshine or the City of Belleview for potable water and fire 
suppression water (or a mix of the two providers).  The Property is currently 
serviced by a septic system, and the final determination as to whether the 
Property will be serviced by a septic system or public sewer is subject to Marion 
County’s decision during the plan review process. 

7. Parcel 39169-000-00 is currently improved with a structure.  However, Applicant 
will be demolishing the current improvements and replacing them with the 
improvements contemplated on the Concept Plan, or as may be modified 
pursuant to final plan approvals. 

8. There is currently no permanent signage on the Property.  However, Applicant 
may contemplate signage adjacent to E Hwy 25 subject to requirements per code 
and the plan approval process.  Lighting is proposed as part of the Concept Plan 
and will be reviewed and approved via a separate Lighting Plan which will 
conform with applicable Marion County land develop code requirements. 

9. Per the Concept Plan, approximately 61% of the Property area will be impervious 
cover and 39% of the Property area will be open space, including the drainage 
retention area.  The required front setback of 40 feet, the side setback of 10 feet, 
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and the rear setback of 25 feet are met in the Concept Plan.  Final figures are 
subject to the final plan approval process. 

10. Any landscaping shall be maintained per code and is subject to modification 
during the plan approval process.  Future landscaping buffers are also subject to 
requirements under the previously approved Special Use Permit. 

11. The intended use is not incompatible with surrounding uses and zoning.  The 
new requested Special Use Permit will simply allow for covered outdoor storage 
of vehicles in the areas designed on the Concept Plan or areas as may be 
modified during the plan approval process.  Screening requirements are provided 
under the existing Special Use Permit. 

12. To the applicant’s knowledge, there are no special conditions necessary for the 
intended use beyond the previously approved Special Use Permit conditions and 
the proposed screening below. 

13. Applicant intends to provide screening to limit the visual impact of vehicles stored 
under the proposed covered parking to individuals who may travel or live along E 
Hwy 25.  The majority of the proposed parking areas will be screened by 
proposed buildings and fencing located along the perimeter of the property.  
Additional screening is proposed, as shown on the Concept Plan, to limit visual 
impacts where there is a break in the perimeter buildings at the entrance.  The 
screening is proposed to be siding, similar to the siding material of the proposed 
buildings, mounted on the side of the covered parking canopy nearest the 
proposed entrance gate.  Applicant has provided renderings of the anticipated 
views along E Hwy 25. 
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LIMITED LIABILITY COMPANY OPERATING AGREEMENT 

 
OF 

 
PARTNERS SELF STORAGE, LLC 

 
 
 This Limited Liability Company Operating Agreement (the "Agreement") of 
PARTNERS SELF STORAGE, LLC a Delaware limited liability company (the “Company”), 
is entered into this 5th day of August 2022 by PARNTERS REAL ESTATE HOLDINGS, 
LLC a Delaware limited liability company (each, a "Member" and collectively, the "Members"), 
pursuant to the Delaware Limited Liability Company Act (the “Act”), for the purpose of 
operating and managing the Company. 
 

RECITALS 
 

 WHEREAS, the Company was formed as a limited liability company under the laws of 
the State of Delaware on August 5th, 2022; and 
 
 WHEREAS, the Members desire to enter into this Agreement, in accordance with the 
provisions of the Act, governing the affairs of the Company and the conduct of its business. 
 

ARTICLE I  
Name; Formation; 

Registered Agent and Address; and Place of Business 
 
 The name of the Company is Partners Self Storage, LLC.  The Members have formed the 
Company as a Delaware limited liability company under the Act, and agree that the rights, duties 
and liabilities of the Members shall be as provided in the Act, except as otherwise provided 
herein. The Company's registered office is 315 Christine Ln, New Castle County, Delaware 
19938, and its registered agent at such address is F. Kale English. 
 

ARTICLE II  
Business, Purposes, and Term of Company 

 
 Section 2.1 Business and Purpose of the Company.  The Company is formed for the 
purpose of engaging in any lawful business, purpose or activity for which limited liability 
companies may be formed under the Act.  The Company shall possess and may exercise all the 
powers and privileges granted by the Act or by any other law or by this Agreement, together with 
any powers incidental thereto, so far as such powers and privileges are necessary or convenient 
to the conduct, promotion or attainment of the business purposes or activities of the Company.  If 
the Company qualifies to do business in a foreign jurisdiction, then it may transact all business 
and activities permitted in that jurisdiction.  There is no jurisdictional restriction upon the assets, 
business, or activity of the Company.  
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Section 2.2 Term of Company.  The term of the Company shall commence on the 

date the Certificate of Formation of the Company is filed with the Secretary of State of the State 
of Delaware in accordance with the provisions of the Act and shall continue in perpetual 
existence unless and until dissolved and terminated pursuant to this Agreement. 
 
 Section 2.3 Other Qualifications.  The parties to this Agreement agree that the 
Company shall file or record such documents and take such other actions under the laws of any 
jurisdiction as are necessary or desirable to permit the Company to do business in any such 
jurisdiction and/or promote the limitation of liability for the Members in any such jurisdiction. 
Each Member hereby authorizes each other Member to execute on his or her behalf any 
document (including any qualification statement or consent to service of process on behalf of the 
Company, and all amendments thereto) and to take any other action that may be necessary or 
desirable in order to permit the Company to do business (or facilitate the doing of business) in 
any jurisdiction and/or to promote the limitation of liability for the Members therein. 
 

ARTICLE III  
Capital Contributions; Distributions; Capital Structure 

 
 Section 3.1 Capital Contributions by Members; Initial Issuance of Units.  Upon the 
formation of the Company, each Member shall make a capital contribution to the capital of the 
Company in the amount of cash, or of the property in-kind, or both, set forth opposite such 
Member’s name on the Schedule of Capital Contributions attached hereto.  The Company shall 
thereupon issue to the Member that number and class of Units so subscribed and contributed for. 
The Members agree that the property described on the Schedule of Capital Contributions 
forming a part of this Agreement has the fair market value (net of liabilities assumed or taken 
subject to by the Company to which such property is subject) listed opposite such property and 
that such values are the values to be used to determine each Member’s initial capital 
contribution. 
 
 Section 3.2 Additional Capital Contributions; Additional Units.  No additional 
contributions to the Company beyond those provided for in the Schedule of Capital Contributions 
shall be required of by any Member without the consent of all of the Members.  No additional Units 
beyond those provided for in the Schedule of Capital Contributions shall be issued by the Company 
without the consent of all of the Members. 
 
 Section 3.3 No Interest; No Return of Capital.  Capital contributions to the Company 
shall not earn interest despite any disproportion therein as between the Members. Except as 
otherwise provided in this Agreement, no Member shall be entitled to withdraw, or to receive a 
return of, a capital contribution or any portion thereof. 
 
 Section 3.4 Capital Structure.  The capital structure of the Company shall consist of 
one class of common units (“Units”).  Except as otherwise set forth herein, each of the Units 
shall be identical. 
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ARTICLE IV 

Capital Accounts 
 
 Section 4.1 Capital Accounts.  A separate Capital Account shall be maintained for each 
Member. All Capital Accounts shall be determined and maintained in accordance with the 
provisions of this Article and the provisions of Treasury Regulations (“Regulations”) Section 1.704-
1(b)(2)(iv), the latter controlling in the event of a conflict between the two provisions. 
 
 Section 4.2 (a)  Increases to Capital Accounts.  The Capital Account of each Member 
shall be increased by: 
 

(i) the fair market value of such Member's initial capital contribution; 
 
(ii) the fair market value of any additional capital contributions made by such 
Member; 
 
(iii) such Member's share of Company income and gain (including income and 
gain exempt from income taxation) computed and allocated in accordance with 
Section 4.3 of this Agreement; and 
 
(iv) the amount of any Company liabilities that are assumed by such Member. 

 
The fair market value of property contributed to the Company by a Member shall be decreased by 
any liabilities secured by the contributed property which liabilities are assumed by the Company 
and increased by such Member's share of such assumed liabilities.  Each Member's share of such 
liabilities shall be determined in the same manner as such Member's share of Company profits and 
Company losses is determined. 
 
   (b)  Decreases in Capital Accounts.  The Capital Account of each Member 
shall be decreased by: 
 

(i) the amount of cash and the fair market value of any property distributed to 
such Member pursuant to any provision of this Agreement; 
 
(ii) such Member's distributive share of Company deduction and loss computed 
and allocated in accordance with Section 4.3 of this Agreement; 
 
(iii) the amount of any liabilities of such Member that are assumed by the 
Company; and 
 
(iv) the Member's share of all expenses characterized as non-deductible, non-
amortizable syndication expenses under Regulation section 1.709-2(b). 

 
The fair market value of property distributed by the Company to a Member shall be decreased by 
any liabilities secured by the distributed property which liabilities are assumed by such Member and 
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increased by such Member's share of such assumed liabilities.  Each Member's share of such 
liabilities and syndication expenses shall be determined in the same manner as such Member's share 
of Company profits and Company losses is determined. 
 
 
 Section 4.3 Computation and Allocation of Income, Gain, Loss, Deduction, and 
Credit.  All items of Company income, gain, loss, deduction, and credit, whether resulting from 
Company operations or from the dissolution of the Company, shall be computed in accordance with 
the provisions of section 703(a) of the Internal Revenue Code of 1986, as amended (the “Code”), 
and shall be allocated among the Members’ Capital Accounts in proportion to the Members’ 
respective Units. 
 
 Section 4.4 Modifications by Members.  The provisions of this Agreement relating 
to the maintenance of Capital Accounts are intended to comply with Regulations Section 1.704-
1(b), and shall be interpreted and applied in a manner consistent with such Regulations.  In the 
event that any Member(s) shall determine that it is prudent to modify the manner in which the 
Capital Accounts, or any debits or credits thereto (including debits or credits relating to liabilities 
which are secured by contributed or distributed property or which are assumed by the Company 
or the Members) are computed in order to comply with such Regulations, such Member(s) shall 
give prompt written notice thereof to the other Members and the Members shall determine 
whether to make such modifications.  The Members also shall make any adjustments that are 
necessary or appropriate to maintain equality between the Capital Accounts of the Members and 
the amount of Company capital reflected on the Company's balance sheet, as computed for book 
purposes, in accordance with Regulations Section 1.704-1(b)(2)(iv)(q). 
 

ARTICLE V 
Allocation of Tax Items 

 
 Section 5.1 Allocation of Tax Items.  Except as otherwise provided in Section 5.2 of 
this Agreement, all items of Company income, gain, loss, deduction, and credit, whether resulting 
from Company operations or from the dissolution of the Company, shall be allocated among the 
Members for federal, state and local income tax purposes in proportion to the Members’ respective 
Units; provided, however, that all such items shall in all events be allocated in accordance with the 
Regulations so that all such allocations comport with the economic interest of the Members in the 
Company. 
 
 Section 5.2 Allocation with Respect to Contributed Property.  If, on the formation of 
the Company, or if, at any time during the term of the Company, any Member contributes to the 
Company, property with an adjusted basis to the contributing Member which is more or less than 
the agreed fair market value of the contributed property and which is accepted by the Company at 
the time of its contribution, the taxable income, gain, loss, deduction, or credit with respect to such 
contributed property for tax purposes only (but not for purposes of calculating the Members’ 
respective Capital Accounts) shall be shared among the Members so as to take account of the 
variation between  the basis of the property to the Company and its agreed fair market value at the 
time of contribution, pursuant to section 704(c) of the Code. 
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 Section 5.3 Allocations for Tax Purposes.  For federal income tax purposes, each item 
of income, gain, loss and deduction shall be allocated among the Members in the same manner as its 
correlative item of “book” income, gain, loss or deduction is allocated pursuant to Sections 5.1 and 
5.2 of this Agreement.  
 
 

ARTICLE VI 
Distributions 

 
 Section 6.1 Authorization of Distributions. All distributions of cash or property shall 
be made at such time and in such amounts as determined by the Members. 
 
 Section 6.2 Manner of Distributions. All distributions of cash or other property 
(except upon the Company’s dissolution, which shall be governed by the applicable provisions of 
the Act) shall be made to the Members in proportion to their respective Units. All amounts 
withheld pursuant to the Code or any provisions of state or local tax law with respect to any 
payment or distribution to the Members from the Company shall be treated as amounts 
distributed to the relevant Member or Members pursuant to this Section. 
 
 

ARTICLE VII 
Management of the Company 

 
 Section 7.1. Managing Member.  The Members shall designate the Managing Member 
or Manager of the Company (the “Managing Member”) by a vote of Members owning more than 
fifty percent (50%) of the Units.  The Managing Member may be changed from time to time by 
such a vote of the Members.  Subject to Section 7.2 of this Agreement, the Managing Member shall 
be responsible for the day to day management of the Company, and shall have the full right, power 
and authority to manage, direct and control all of the business and affairs of the Company, to 
transact business on its behalf, and to sign for it or on its behalf or otherwise to bind the Company, 
except as otherwise limited by this Agreement or by the Act.  The Managing Member may 
designate from time to time the officers of the Company, including a President, a Secretary and a 
Treasurer, who shall serve at the pleasure of the Managing Member and shall have the authority and 
duties assigned to them by the Managing Member including any and all duties of the Managing 
Member if so delegated.   This Section may be amended only by amendment of this Agreement. 
The initial Manager will be Joseph Stant. 
 
 Section 7.2 Extraordinary Transactions.  Any transaction by the Company that (a) 
constitutes or results in the acquisition or disposition of any real property; or (b) results in the 
expenditure or receipt of a gross amount equal to or greater than $10,000, excluding for purposes of 
such calculation the incurrence of, or relief from, debt associated with the subject transaction, shall 
be deemed to be an “Extraordinary Transaction”.  The conduct of any Extraordinary Transaction by 
the Company shall require the approval, in advance, of all of the Members.  The conduct of any 
Extraordinary Transaction by the Company without such prior approval shall be deemed to be null 
and void and the transaction shall be of no effect.   
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 Section 7.3 Members.  Except as to the powers of the Managing Member and as set 
forth in Section 7.2 above, no Member or group of Members, in their capacity as a Member or 
Members, shall have the power or authority to sign for or on behalf of the Company, or otherwise to 
bind the Company.  
 
 Section 7.4 Voting of Units.  A Unit is entitled to be voted only if it is owned by a 
Member and each such Unit shall be entitled to one vote.  Neither an assignee nor a transferee may 
vote a Unit unless such assignee or transferee is a Member.  For purposes of determining the 
necessary percentage of any vote, only those Units entitled to vote shall be counted.  Any number of 
Members may vote by written consent on any issue that could otherwise be brought before a 
meeting of the Members for a vote.  Such a written consent may be utilized at any meeting of the 
Members, or it may be utilized in obtaining approval by the Members without a meeting. 
 

ARTICLE VIII 
Limitations on Transfers of Members' Units 

 
 Section 8.1 Basic Restrictions.  The ownership and transferability of interests in the 
Company are substantially restricted.  Except as otherwise provided in this Article, no Member may 
sell, assign, give, hypothecate, pledge, transfer, bequeath, dispose of or otherwise alienate (each, a 
“Transfer”) any or all of his or her Units, in whole or in part, voluntarily, involuntarily, by operation 
of law or otherwise, to any other person or entity.  Receipt or possession by a transferee, assignee, 
or legatee of Units shall in no way imply that such transferee, assignee, or legatee is, or cause such 
transferee, assignee, or legatee to be, a Member.  No transferee, assignee, or legatee of Units may 
vote such Units unless such transferee, assignee, or legatee is a Member.  
 
 Section 8.2 General Intent and Purpose.  The Company is formed by those who 
know and trust one another, and who will have surrendered certain management rights (in 
exchange for limited liability in the case of a Member) or who will have assumed management 
responsibility and risk (in the case of a Managing Member) based upon their relationship and 
trust. An unauthorized transfer of a Member's Units could create a substantial hardship to the 
Company, and could jeopardize the Company’s ability to carry out the Company purposes as 
defined in Section 2.1 of this Agreement. These restrictions upon ownership and transfer are not 
intended as a penalty, but as a method to protect and preserve the Company’s ability to carry out 
those Company purposes. To this end, neither record title nor beneficial ownership of any Units 
may be transferred except as provided in this Article. 
 
 Section 8.3 Representations and Warranties.  Each Member hereby represents and 
warrants to the Members and to the Company that his or her acquisition of his or her Units is made 
as principal for his or her own account for investment purposes only and not with a view to the 
resale or distribution of any of such Units.  Each Member agrees that he or she will not transfer  
any or all of his or her Units to any person or entity who or which does not similarly represent and 
warrant and agree as provided in this Article. 
 
 Section 8.4 No Withdrawal Rights Prior to Dissolution.  The Act prohibits any 
Member from withdrawing from the Company and this Agreement makes no change to that 
provision.  Prior to the dissolution of the Company, no Member may receive any return of capital  
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or other distribution of Company assets in respect of any withdrawal or attempted withdrawal. 
 
 Section 8.5 Transfers During Lifetime.  (a)  An individual Member may, during his  
or her lifetime, Transfer any or all of his or her Units, in whole or in part, to one or more Permitted 
Transferees without the consent of the Company, the Managing Member or any of the Members. 
An individual Member may, during his or her lifetime, Transfer any or all of his or her Units, in 
whole or in part, to a person or entity who or which is not a Permitted Transferee with, but only 
with, the written consent of all of the Members.  For purposes of this Agreement, a Permitted 
Transferee is any individual who is, at the time in question, a Member.  Notwithstanding any 
provision of this Agreement to the contrary, in the event that any Member determines that it is 
necessary for such Member to Transfer his or her Units, such Member shall give written notice of 
the necessity of such Transfer to the Company (“Transfer Notice”).  Within one hundred twenty 
(120) days of receipt of a Transfer Notice, the Company shall repurchase such Member’s Units for 
Fair Market Value.  In the event of such a Transfer, the Fair Market Value shall be paid to the 
selling Member in three (3) equal annual installments, beginning on the date that is four (4) months 
after the date the Transfer Notice is received, without interest. 
 
   (b) As used in this Agreement, the term “Fair Market Value” shall mean 
a number that is equal to (i) the aggregate value of all real property owned by the Company as of the 
date of the Transfer Notice or the death of the Member, as applicable, which value shall be 
determined by obtaining three estimates of such value from qualified appraisers or qualified real 
estate sales professionals chosen by mutual agreement of the Company and the selling Member or 
the deceased Member’s personal representative, as applicable; less (ii) the aggregate amount of all 
indebtedness attributable to such real property; multiplied by (iii) a fraction, the numerator of which 
is the number of Units owned by the selling Member or the deceased Member, as applicable, and 
the denominator of which is the total number of outstanding Units owned by all Members.  
 
 Section 8.6 Death of a Member.  (a) An individual Member may bequeath some or all 
of his or her Units to one or more Permitted Transferees without the consent of the Company or any 
of the Members. 
 
   (b) Upon the death of a Member, all of his or her Units that are not 
bequeathed to a Permitted Transferee shall be repurchased by the Company at their Fair Market 
Value.  The purchase price shall be paid in three (3) equal annual installments beginning on the date 
that is four (4) months after the date of the death of the deceased Member, without interest. 
 
 Section 8.7 Admission of Additional Members.  
 

  (a) Any person to whom any Units are Transferred shall be admitted 
as a Member hereunder and shall have all of the rights herein conferred upon a Member if and 
only if (i) the written consent of all of the Members shall have been given to such person’s 
admission as a Member;  (ii) such person’s admission as a Member will not violate, nor cause the 
Company to violate, any applicable laws, rules, or regulations, including federal and state 
securities laws, and either such person’s counsel or the Company’s counsel shall have delivered 
an opinion of counsel satisfactory to the Managing Member to such effect, or the Managing 
Member shall have waived the Company’s right to such opinion;  (iii)  such person shall have 
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delivered to the Managing Member a letter containing a representation and an agreement in the 
form set forth in Section 8.3 of this Agreement, and shall have paid to the Company a sum that is 
sufficient in the sole determination of the Managing Member to cover all expenses connected 
with the admission of such person as a Member; and (iv)  such person shall have accepted and 
agreed to be bound by the terms and provisions of this Agreement by executing a counterpart 
thereof and such other documents or instruments as the Managing Member may require in order 
to effect the admission of such person as a Member. 
 
   (b) Any person who possesses Units or any interest therein, by 
whatever means or method (other than the initial Members) and Permitted Transferees who have 
been admitted as Members pursuant to this Agreement), shall be merely an assignee, shall have 
only those rights given by the Act to an assignee, and shall have no rights as a Member.  
 
   (c) No transferee, assignee, or legatee of Units shall become a 
Member except pursuant to the terms of this Section. 
 
 Section 8.8 Restrictions on Transferees, Assignees, and Legatees.  (a)  No 
transferee, assignee, or legatee of Units (or of any interest in any Units) who is not Member may 
Transfer any or all of such Units (or of any interest in such Units whatever that interest may be), 
in whole or in part, voluntarily, involuntarily, by operation of law, or otherwise, to any other 
person or entity without the consent of all of the Members. 
 
   (b)  If a transferee, assignee, or legatee of Units (or of any interest in any 
Units) who is not a Member dies while holding such Units or interest, the Units in question and 
any such interest shall be cancelled by the Company and shall be null and void without any 
payment or consideration of any kind to such transferee, assignee, or legatee or to any other 
individual or entity. 
 
 

ARTICLE IX 
Amendment of Agreement 

 
 Any amendment or supplement to this Agreement shall require the approval of all of the 
Members.  Any amendment or supplement to this Agreement shall be effective only if in writing 
and signed by all of the Members. 
 
 

 
 

ARTICLE X 
Dissolution 

 
 The Company shall be dissolved, and shall terminate and wind up its affairs, upon the 
determination of the Managing Member and of Members owning more than fifty percent of the 
Units. The death, retirement, resignation, expulsion, bankruptcy, or dissolution of a Member 
shall not cause the dissolution of the Company. 
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 IN WITNESS WHEREOF, the parties hereto have executed and delivered this Limited 
Liability Company Operating Agreement as of the day and year first above written. 
 
 

PARTNERS REAL ESTATE 
HOLDINGS, LLC a Delaware limited 
liability company    
   

 
       By:___      
Witness      F. Kale English, Member 
 
 
       By:      
Witness      Joseph Stant, Member  
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SCHEDULE OF CAPITAL CONTRIBUTION 
 

Name         Units 
 
1. Partners Real Estate Holdings, LLC    1000 
 
TOTAL        1000 
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