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October 11, 2023 
 
Charles Varadin, Director 
Marion County Growth Services 
chuck.varadin@marionfl.org 
 
Reference: RaceTrac Application for Zoning Change, Parcel 07263-000-00 
 
Chuck, 
 
Through a subsidiary company, Misty Lane, LLC, I am a property owner in the Farmland 
Preservation Area.  I am writing to oppose the application for a zoning change on the 
above referenced parcel by Del Lago Ventures, Inc. on behalf of RaceTrac. 
 
RaceTrac wants to build a truck stop on an undeveloped parcel in the Farmland 
Preservation Area with a Rural Land use and Agricultural zoning.  To do this would 
require a text amendment to the Comprehensive Plan to change the land use from 
Rural Land to Commercial and to change the Land Development Code zoning to 
Regional Business. 
 
Instead, RaceTrac is attempting to bypass the Comprehensive Plan land use change 
and has applied to rezone the parcel to Rural Commercial.  Rural Commercial is a very 
restricted, rarely used zoning classification.  The Intent of the Classification sets the first 
3 hurdles required to use it: 
 

• The Rural Commercial classification is intended to provide for (1st hurdle) 
agricultural related commercial uses that would be (2nd hurdle) appropriate on 
Rural Lands not located in a Rural Activity Center. All (3rd hurdle) undeveloped 
commercial parcels located in the Rural Lands shall rezone to this reclassification 
prior to applying for development approval. 

 
The 1st hurdle for the Rural Commercial zoning is the requirement that the use be for 
agricultural related commercial use.  The USDA says “agricultural related use” means 
lands, buildings, or structures, used, designed, or intended for use for the purpose of a 
bona fide farming operation, including, but not limited to, animal husbandry, dairying, 
livestock, fallow, field crops, removal of sod, forestry, fruit farming, horticulture, market 
gardening, pasturage, poultry keeping, equestrian facilities, and any other activities 
customarily carried on in the field of agriculture. 
 
A truck stop is not an agricultural related use.  This application does not clear the very 
first hurdle of Rural Commercial zoning and should be rejected without further review.  
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The 2nd hurdle requires the use be appropriate on Rural Lands.  The Comprehensive 
Plan makes it clear that a truck stop is not appropriate on Rural Lands. 
 

• Policy 2.1.6 Protection of Rural Areas 
o Rural and agricultural areas shall be protected from premature 

urbanization and a vibrant rural economy shall be encouraged outside the 
UGB and Planned Service Areas. Urban and suburban uses incompatible 
with agricultural uses shall be directed toward areas appropriate for urban 
development such as within the UGB and PSAs. 

 
• Policy 2.1.7 Conversion of Rural Lands 

o Applications for conversion of agricultural properties designated as Rural 
Land on the Future Land Use Map to a mixed use, industrial, commercial 
or residential future land use category shall demonstrate the following: 

§ The amendment will not result in urban sprawl as defined in 
Chapter 163, Part II, Florida Statutes; 

§ Availability of public infrastructure, including public water and sewer 
and transportation facilities to serve a more dense or intense use is 
available at the time of application; or will be available at 
concurrently with development. 

 
• Objective 3.3 The Farmland Preservation Area 

o Encourage preservation of agriculture as a viable use of lands and an 
asset of Marion County’s economy and to protect the rural character of the 
area.  

o The County establishes this area as critical to the enhancement and 
preservation of its designation as the Horse Capital of the World. 

 
A truck stop is not an appropriate use on Rural Lands.  There is no public infrastructure 
to support this heavy commercial use, and if this application is approved, then urban 
sprawl will surely follow.  This application is not consistent with the Comprehensive Plan 
and should be rejected outright. 
 
The 3rd hurdle says all undeveloped commercial parcels located in the Rural Lands shall 
rezone to Rural Commercial.  The RaceTrac parcel is an undeveloped agricultural 
parcel, not an undeveloped commercial parcel. 
 
Even if RaceTrac cleared these first 3 hurdles regarding the Intent of the Classification, 
which it does not, then there is a 4th hurdle to use Rural Commercial zoning, Permitted 
Uses.  While a convenience store, gas station is a permitted use, a truck stop is not a 
permitted use.  Truck stops require a Commercial land use and Specialty Business or 
Regional Business zoning.  The Land Development Code says truck stops are not 
permitted on Rural Lands or in the Rural Commercial zoning district. 
 

Attachment E

E-2



 

The applicant wants us to believe this truck stop is not a truck stop, rather a rural, 
agricultural convenience store, gas station.  However, it’s impossible to ignore those 
FIVE semi-trucks fueling lanes and that space reserved for future semi-truck parking on 
their site plan. Just take a look at their original site plan to understand what they want 
for this site.  If it walks like a truck stop, quacks like a truck stop and acts like a truck 
stop, it’s a truck stop. 
 
RaceTrac does not clear the first 3 hurdles regarding the Intent of the Classification, or 
the 4th hurdle of the Permitted Uses.  Yet, there is still an even higher 5th hurdle in the 
Comprehensive Plan for zoning changes in the Farmland Preservation Area. 

 
• Objective 3.3.1 The Horse Farms Forever Amendment 

o The County shall preserve and protect rural and equestrian agricultural 
character within the Rural Lands, specifically the Farmland Preservation 
Area, by requiring that all appropriate future development activities within 
this Area preserve, support, and enhance the fundamental elements of 
rural character set forth below, and further requiring that all Zoning 
Changes and Special Use Permits within the Farmland Preservation 
Area be consistent with and preserve, protect, support, and enhance 
the rural, equestrian, and farmland character of the Farmland 
Preservation Area. 

 
A truck stop does not preserve, protect, support, and enhance the rural, equestrian, and 
farmland character of the Farmland Preservation Area as required for any zoning 
change in the Farmland Preservation Area, and no amount of fancy talk can make it.   
 
The applicant has tried to create a distraction away from the five hurdles they don’t clear 
by saying this is a major intersection and appropriate for development.  Please take a 
look at the attached picture; it looks more like a quiet rural area about to be invaded by 
24/7 noise, lights and semi-truck traffic.   
 
If a RaceTrac truck stop is allowed to use Rural Commercial zoning, then what’s next? 
 

• Buc-ees just opened a 75,000 sq. ft. convenience store in Tennessee with 120 
gas pumps.  Could it do the same on any rural parcel in the FPA? Why not? 
 

• Could Rural King open a new 150,000 sq. ft. “agricultural convenience store & 
gas station” on any rural parcel in the FPA? Why not? 
 

• What about a 250,000 sq. ft. Walmart Superstore?  They sell many of the same 
items that a RaceTrac truck stop sells.  Why not? 

 
The attempt to use Rural Commercial zoning for a truck stop is a shenanigan.  A 
shenanigan is described as a tricky or questionable activity.   
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The proposed use is not agricultural related, and it is not appropriate on Rural Lands.  
Rural Commercial zoning is reserved for undeveloped commercial parcels.  This parcel 
is agricultural, not commercial.  A truck stop is not a permitted use in Rural Commercial 
zoning.  To rezone this parcel for a truck stop does not preserve, protect, support, and 
enhance the rural, equestrian, and farmland character of the Farmland Preservation 
Area.   
 
The application to use Rural Commercial zoning for a truck stop, pretending to not be a 
truck stop, just doesn’t clear any of the required Comprehensive Plan and Land 
Development Code hurdles, and it also doesn’t clear the common-sense hurdle.  It’s a 
wolf in sheep’s clothing.  The fable of a wolf in sheep’s clothing describes a wolf 
pretending to be a sheep so it can go where it’s not welcome.  The applicant wants to 
dress the RaceTrac truck stop in sheep’s clothing and call it a rural agricultural 
convenience store, gas station.   
 
Please don’t let RaceTrac pull the wool over your eyes.  This attempt to use Rural 
Commercial zoning should be rejected for the shenanigan that it is. 
 
Thank you for your consideration, 
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Florida Thoroughbred Breeders' and Owners' Association 

November 2, 2023 

To: Marion County Board of County Commissioners 

Subject: The Farmland Preservation Area 

As a founding member of Horse Farms Forever, the Florida Thoroughbred 
Breeders' & Owners' Association (FTBOA) supports Horse Farms Forever's 
current and ongoing efforts to protect and preserve the Farmland Preservation 
Area from incompatible development. 

In particular, the current application by RaceTrac to build a truck stop in the 
Farmland Preservation Area on Rural Lands with Agricultural zoning does not 
match the intent of the FPA. The Comprehensive Plan and Land Development 
Codes do not allow a truck stop on Rural Lands. RaceTrac is attempting to make 
the truck stop appear as a rural agricultural convenience store gas station. We 
encourage you to consider not approving the application. 

Protecting our globally recognized signature Horse Capital of the World® brand 
promoting the goods and services of the equine industry in Marion County which 
is 18% of the GDP, creating more than 22,000 jobs, and preserves vital farmlands 
is important. The FPA ensures our horse country, Thoroughbred industry, farms 
and agricultural way of life remain vital to the economics, cultural foundation and 
quality of life in Marion County. 

Thank you for protecting the Farmland Preservation Area. 

Sincerely, 

Lonny Powell CEO 

801 SW 60th Ave. • Ocala, Florida 34474 • (352) 629-2160 • Fax: (352) 629-3603 • FTBOA,com . info@FTBOA.com 
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