
NOTICE TO PUBLIC 
Any person who decides to appeal any decision of the Planning Commission with respect to any matter considered at this 
meeting will need a record of the proceedings and for such purpose may need to provide that a verbatim record of the 
proceeding is made, which record includes testimony and evidence upon which the appeal is to be based. (Section 
286.0105, Florida Statutes) 

Any person requiring reasonable accommodation at this meeting because of a disability or physical impairment should 
contact the City of Crystal River, City Manager's Office, 123 N. W. Highway 19, Crystal River, FL 34428 (352) 795-4216, at 
least two (2) days prior to the meeting.                                                                                                                                       
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Planning Commission Agenda 
June 1st, 2023 - 5:30 p.m. 

 
Daniel Grannan – Chair     
Tonia Herring – Vice Chair  
Richard Laxton 
Deborah MacArthur Anderson   
Karen Cunningham 
 

Terry Thompson 
Larry Schenavar 
Alternate 1 – Gregory Acker 
Alternate 2 – Kimberly Salter 
Chuck Dixon – School Board* 

1) Call to Order 

2) Roll Call  

3) Moment of Silence 

4) Pledge of Allegiance  

5) Adoption of Agenda  

6) Approval of Minutes: May 4th, 2023 

7) Citizen Input: 3 minutes  

8) Public Hearings:  

A.) i. Conduct a Quasi-Judicial Public Hearing for APPLICATION NO. PV23-0001 brought by 

ROGER VANDERGRIFF – A Variance request of the City of Crystal River Land Development Code 

(LDC) to allow for a residential access (driveway apron) and driveway exceeding the maximum width 

requirements allowed pursuant to Section 6.04.02 Access and driveway design requirements, of the LDC, 

which address is 416 SW 1st Place, Crystal River, Florida.  

B.) i. Conduct a Public Hearing for APPLICATION NO. PCA23-0003 brought by SCOTT & 

CHRISTINE JOHNSON – Amendment to the Comprehensive Plan’s Future Land Use Map (FLUM) 

from Coastal Low Density Residential (CLDR) and Medium Density Residential (MDR) to Industrial 

(IND) which address is 4264 N Tallahassee Road, Crystal River, Florida.  

ii. Conduct a Quasi-Judicial Public Hearing for APPLICATION NO. PZMA23-0002 brought by 

SCOTT & CHRISTINE JOHNSON – Amendment to the Official Zoning Map from Residential 

Conservation (R-C) and Medium Density Residential (R-2) to Industrial (IND) which address is 4264 N 

Tallahassee Road, Crystal River, Florida. 
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C.) i. Conduct a Public Hearing for APPLICATION NO. PZT23-0004 brought by BOE BRACCIO – 

Three text amendments to the LDC to allow a Class I Mobile Kitchen in (CW) Waterfront Commercial if 

the use is located outside of the Community Redevelopment Area (CRA) district.   

9) Unfinished Business  

10) New Business 

11) Citizen Input: 5 minutes 

12) Staff Comments 

13) Commissioner’s Comments 

14) Chairman’s Comments 

15) Adjournment 

*Appointed by School Board pursuant to §163.3174, Florida Statutes. 



 

Planning Commission Minutes 
May 4th, 2023 - 5:30 p.m. 

 
Daniel Grannan – Chair     
Tonia Herring – Vice Chair  
Richard Laxton 
Deborah MacArthur Anderson   
Karen Cunningham 
 

Terry Thompson 
Larry Schenavar 
Alternate 1 – Gregory Acker 
Alternate 2 – Kimberly Salter 
Chuck Dixon – School Board* 

1) Call to Order 

2) Roll Call  

Commissioners Present: Deborah MacArthur Anderson, Dan Grannan, Terry Thompson, Kim Salter, Karen 

Cunningham, Tonia Herring, Greg Acker. 

Commissioners Absent: Rick Laxton, Larry Schenavar. 

Staff Present: Brian Herrmann, Jenette Collins, Zach Ciciera.  

3) Moment of Silence was led by Chairman Grannan. 

4) Pledge of Allegiance was led by Chairman Grannan.  

5) Motion to adopt the agenda was made by Chairman Grannan, seconded by Commissioner Herring. Motion carried 

7-0.  

6) Motion to approve minutes of the Planning Commission meeting held May 4th, 2023, was made by Commissioner 

Thompson, seconded by Chairman Grannan. Motion carried 7-0.  

7) Citizen Input: None.  

8) Public Hearings:  

A.) i. Conduct a Public Hearing for APPLICATION NO. PCA23-0002 brought by the JJGIPE 

AUTOBODY LLC – Small-Scale Amendment of the Comprehensive Plan’s Future Land Use Map 

(FLUM) to change the subject property from Medium Density Residential (MDR) to Highway 

Commercial (HC). – 837 NE 5th Terrace, Crystal River, FL. 

ii. Conduct a Quasi-Judicial Public Hearing for APPLICATION NO. PUD23-0001 brought by 

JJGIPE AUTOBODY LLC – Amendment to the Official Zoning Map to change the subject property 

from Medium Density Residential (R-2) to Planned Unit Development (PUD), having a master plan of 

development to allow a parking lot that is ancillary to Special-T Auto. – 837 NE 5th Terrace, Crystal River, 

FL. 

Chair opened the quasi-judicial meeting.  

Conflict of Interest: None.  

Ex Parte Communication: None.  

Staff Presentation:  



 

Jenette Collins, Urban Planner, presented the application to the commission on behalf of city staff. Ms. 

Collins stated staff recommends City Council denial based on inconsistencies with the existing 

neighborhood.  

Commissioner Questions:  

Commissioner Thompson questioned the 14 parking spots proposed on the site plan. He stated the existing 

site has more than 14 cars parked on the lot and questioned what the consequences will be if the applicant 

exceeds the 14-car allowance. Jenette Collins deferred the question to the applicant. Ms. Blumenauer 

stated the applicant will comply with the adopted plan and any non-compliance would result in code 

enforcement by the city.  

Applicant Presentation: 

Nicole Blumenauer, Land Use Attorney, presented to the commission on behalf of the applicant. Ms. 

Blumenauer stated the proposal will comply with all city codes. The decision of this application is critical 

to whether the applicant will be able stay in business within the city.   

Commissioner Questions: 

Commissioner Herring questioned the required 4-foot-tall hedge stating it would look out of place based 

on the existing neighborhood. Ms. Blumenauer responded stating that the applicant is willing to work with 

City Staff to come to a solution regarding the required buffer.  

Public Comment: 

Clifford Smith, 838 NE 6th Street, Crystal River, stated his property is located adjacent to the subject 

property. Mr. Smith stated the subject property is unorganized and packed with vehicles. Mr. Smith stated 

he is against the proposal.  

 

Willie Joyner, 886 NE 6th Street, Crystal River, stated he owned the subject property in 2001. Mr. Joyner 

stated he was forced to remove his trailer which he had parked on the property by the City’s code 

enforcement, which he complied. Mr. Joyner stated he is against the proposal because the existing 

neighborhood should be maintained as a residential area.  

Applicant Rebuttal: 

Nicole Blumenauer stated the required buffer in the proposal will not only solve the current issues with 

neighboring landowners but will also become consistent with the surrounding land. Ms. Blumenauer states 



 

the owner has grown his business and depends on this lot to be able to continue to operate. They will work 

with the city to obtain compliance with any requirements.  

Commissioner Questions: 

Commissioner Thompson stated the subject property is within a residential neighborhood within Knights 

Addition to Crystal River Subdivision and that he does not support the application.  

Commissioner Discussion:  

A motion to recommend City Council denial of APPLICATION NO. PCA23-0002 brought by the JJGIPE 

AUTOBODY LLC, was made by Commissioner Thompson, seconded by Commissioner Acker. Motion 

carried unanimously 7-0. 

A motion to recommend City Council denial APPLICATION NO. PUD23-0001 brought by JJGIPE 

AUTOBODY LLC, was made by Commissioner Thompson, seconded by Chairman Grannan. Motion 

carried unanimously 7-0. 

 

B.) i. Conduct a Public Hearing for APPLICATION NO. PZT23-0003 brought by the City of Crystal 

River – Text Amendment to the Land Development Code – Establishing a Means for Revising an Existing 

Special Use Permit for a Mobile Outdoor Commercial Kitchen. 

Staff Presentation:  

Brian Herrmann, Planning Director, presented the application to the commission on behalf of city staff.  

Public Comment: 

Paresh Desai, Crystal River, stated the construction of the new restaurant is a creative way to comply with 

FEMA requirements by using a mobile kitchen.  

Chris Kohfmehl, Crystal River, stated the restaurant has all the amenities of a primary use restaurant 

except the kitchen is mobile and able to be removed from the site at the time of a flood.  

Commissioner Questions: 

Commissioner Anderson questioned if the original scope of work is changing. Mr. Herrmann stated the 

scope of work is not changing. 

Commissioner Acker stated if a permanent commercial kitchen were to get flooded, the damage costs 

would be so high it could put them out of business. 

Commissioner Discussion: 



 

A motion to recommend City Council approval of APPLICATION NO. PZT23-0003 brought by the City 

of Crystal River, was made by Commissioner Thompson, seconded by Commissioner Cunningham. 

Motion carried unanimously 7-0.  

 

C.) i. Conduct a Public Hearing for APPLICATION NO. PZT23-0001 brought by the City of Crystal 

River – Text amendment to the Bed & Breakfast use in the Land Development Code. 

Staff Presentation:  

Brian Herrmann, Planning Director, presented the application to the commission on behalf of city staff. 

Mr. Herrmann stated the existing supplemental standards will now apply to zoning districts CH, CG, CW, 

and NBR while removing the use from zoning districts R-2, and R-3. 

Commissioner Questions:  

Commissioner Cunningham stated bed and breakfast inns would make sense within R-2 and R-3 with 

supplemental standards as these districts allow for multifamily uses.  

Public Comment: None. 

Commissioner Discussion:  

A motion to recommend City Council approval of APPLICATION NO. PZT23-0003 brought by the City 

of Crystal River, with conditions to allow the use with supplemental standards in R-2 and R-3 zoning 

districts, was made by Commissioner Thompson, seconded by Commissioner Cunningham. Motion 

carried unanimously 7-0.      

 

D.) i. Conduct a Public Hearing for APPLICATION NO. PZT23-0002 brought by the City of Crystal 

River – Text amendment to add “Kayak, Canoe, or Paddleboard Rental with Launch” to the Land 

Development Code.  

Staff Presentation:  

Brian Herrmann, Planning Director, presented the application to the commission on behalf of city staff.  

Commissioner Questions: 

Commissioner Thompson questioned if the proposed language will address all human-powered watercraft 

devices. He stated the language should be changed to cover this.  



 

Chairman Grannan agreed with Commissioner Thompson, stating that if the application is approved, a 

condition shall be made to cover all human-powered watercraft devices.  

Public Comment: None. 

Commissioner Discussion:  

A motion to recommend City Council approval of APPLICATION NO. PZT23-0002 brought by the City 

of Crystal River, with a condition to change “kayak, canoe, or paddleboard rental with launch” to “all 

human-powered watercraft devices with launch” within table 2.03.02. of the City’s Land Development 

Code, was made by Chairman Grannan, seconded by Commissioner Thompson. Motion carried 

unanimously 7-0. 

9) Unfinished Business: None. 

10) New Business: None. 

11) Citizen Input: None. 

12) Staff Comments: None. 

13) Commissioner’s Comments: None. 

14) Chairman’s Comments: None. 

15) Motion to adjourn was made by Commissioner Thompson, seconded by Chairman Grannan. Motion carried 7-0. 

Meeting adjourned at 7:19pm.  

*Appointed by School Board pursuant to §163.3174, Florida Statutes. 



 

CITY OF CRYSTAL RIVER PLANNING COMMISSION 

STAFF REPORT 
Planning and Community Development Services Department 

  
MEETING DATE: June 1, 2023    
VARIANCE APPLICATION NO. PV23-0001 – ROGER VANDERGRIFF   

VARIANCE 
REQUESTED: 

A Variance request of the City of Crystal River Land Development Code (LDC) to 
allow for a residential access (driveway apron) and driveway exceeding the 
maximum width requirements allowed pursuant to Section 6.04.02 Access and 
driveway design requirements, of the LDC. 

SUBJECT 
PROPERTY: 

Section 21, Township 18S, Range 17E, specifically, Lot 22 of Aqua Vista, as 
recorded in Plat Book 11, Page 144, of the Public Records of Citrus County, 
Florida (Atkey 1997721), which address is 416 SW 1st Place, Crystal River.  A 
complete legal description of the property is on file with the Planning and 
Development Services Department.  

ACREAGE: Approximately 38,500 square feet (0.88 acres). 
ZONING 
DISTRICT: R-W, Residential Waterfront District 

FLOOD ZONE: 

According to the FEMA Flood Insurance Rate Map (FIRM), the subject property is 
partially in Flood Zone CAZ with a Base Flood Elevation (BFE) of 13 feet, and 
partially in Flood Zone VE with a BFE of 14 feet, as found on FIRM Panel Number 
12017C0188E. (Effective date: January 15, 2021) 

SURROUNDING 
AREA: 

North – residential lot (vacant) 
South – residential lot (s.f. residence) 
East – SW 1st Place across residential lot (vacant) 
West – Kings Bay on the Crystal River 

PREPARED BY: Jenette Collins, AICP, Urban Planner, Planning and Community Development 
Services Department 

 
BACKGROUND INFORMATION:  This residential variance request is made to develop a single-family 
residential lot per the submitted site plan having a driveway apron width and driveway width that 
exceed the requirements of the Section 6.04.02 Access and driveway design requirements, of the LDC as 
follows: 

• Requesting a driveway apron width of 34 feet rather than the maximum 20-foot width allowed 
when no sidewalk is present or planned.   

• Requesting a driveway width of 34 feet rather than the maximum 20-foot width allowed within 
the property lot line.   

The driveway apron is described as that part of the driveway located between the lot line and the 
finished surface of the road right-of-way (row), whereas the driveway is that part located inside of the 
lot typically situated between the lot line and the carport, garage, or parking area under the house.  
 
The subject lot is 100 feet wide located along SW 1st Place, a 50-foot, city maintained local road.  The lot 
has an average depth of 399.41 feet lying contiguous to Kings Bay, designated as a Class II Outstanding 
Florida Waterway. The property owner has made an application (PB23-0078) to develop the property 
with a single-family residence.  The subject property contains significant forested wetlands and a tidal 
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flat that limits the residential development to the easternmost perimeter of the site to an approximate 
184-foot depth extending back from the edge of the road row.  The applicant has advised that they have 
sought  an Environmental Resource Permit (ERP No. 0175189) from the Florida Department of 
Environmental Protections (FLDEPT) to mitigate and minimize the effects on the wetlands.  He has also 
received a permit (SAJ-1988-00282) from the Department of Army Corp of Engineers (ACOE), which is 
typical for work being done in areas that are in, or adjacent to, surface waters (in this case, Kings Bay).    
 
ANALYSIS:   Section 6.04.02 Access and driveway design requirement, of the LDC, requires that if no 
sidewalk is present or planned in the row, then the width of the driveway apron may be a minimum of 
12 feet and a maximum of twenty feet.   Furthermore, the standard residential driveway may be a 
minimum of twelve feet in width and a maximum of twenty feet in width when located between the lot 
line and the carport, garage, or parking area under the house.   
 
The applicant makes the request for a 34-foot-wide apron and driveway in response to the site’s 
wetlands condition in adherence to the issued FLDEP ERP.  The request limits the driveway parking area 
to 612 square feet (34 feet wide by 18 feet deep) of impervious surface. The applicant desires the 
proposed apron and related driveway width to be able to park a minimum of two automobiles and allow 
adequate entry width to allow golfcart passage and an elevated crossing path to the proposed 
residence.   
 
The upland areas of the property range in elevation from 1.71 feet to 3.67 feet above mean sea level 
(MSL) extending from the top of the bank (landward of the tidal flat) to the front of the lot at the edge 
of the road row.  The residence will need to be elevated to meet the FEMA FIRM designated base flood 
elevation of 13 feet in a CAZ (coastal A zone) plus the one-foot freeboard above MSL.  The CAZ carries a 
higher standard for constructing a residence to allow for wave action free of obstructions.  As such the 
residence is proposed on pilings.   
 
The site design proposes an impervious surface area that is less than the maximum 45 percent 
impervious surface ratio (ISR) allowed in the R-W zoning district. The proposed driveway area comprises 
less than 0.2 percent impervious surface of the total lot area.  The site plan as  presented proposes all 
construction (residence, associated decking and boardwalk) on raised pilings that will allow for natural 
waterflow/wave action in the CAZ flood zone.  Except for what is requested for variance, site 
development shall adhere to all other development standards of the LDC.   

An analysis of the existing neighboring residential driveway widths proximate to the subject property 
and located on SW 1st Place measure as follows: 

Lot/Site Address Apron/Driveway width Note on driveway status 
Subject Lot 22/416 SW 1ST PL Proposed 34 feet/34 feet Will extend  into lot 18’ from row  
Lot 23/406 SW 1st PL Existing 24 feet/24 feet Extends into lot 25+/-’to residence 
Lots 19-20/442 SW 1st PL Existing 24 feet/ 20 feet Extends into lot 25+’to residence 
Lot 18/456 SW 1st PL Existing 19 feet/19 feet Extends into lot 25+’ to residence 

 
It is noted that Section 9.03.00 Administrative waivers, of the LDC, allows a twenty percent 
administrative adjustment of certain standard requirements of the LDC, including driveway apron and 
driveway widths.  Using this waiver, the apron and driveway may be administratively considered at the 
discretion of the city’s supervisory planner to  allow a maximum 24-foot width without the need for a 
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variance.  The requested variance represents a 41.66 percent increase of the maximum allowed apron 
and driveway width when considering the administrative waiver.   
REQUIRED FINDINGS FOR GRANTING A VARIANCE:  Pursuant to Section 9.02.02 of  the Crystal River Land 
Development Code, for an application for a variance to be approved or approved with conditions, the 
planning commission shall make a positive finding, based on the evidence submitted, with regard to 
each of the following conditions.    
 
1. There is a specific hardship affecting the development of the lot resulting from the strict 

application of the provisions of the LDC;  Staff response:  The subject property contains significant 
wetlands and is partially inundated by a tidal flat contiguous to Kings Bay.  Chapter 3 of the LDC 
requires that such areas be protected from the harmful effects of development.  The applicant has 
obtained a FDEP agency ERP, which allows specific development subject to strict adherence to 
certain mitigation measures to minimize environmental impacts and reduce the impervious 
footprint.  In addition, the subject property is located in a FEMA FIRM CAZ zone, which carries a 
higher standard for constructing a residence to allow for wave action free of obstructions.  Given the 
site development constraints, the applicant has made the request to exceed the maximum allowed 
driveway width to allow parking, however having a driveway depth of 18 feet within the lot to 
minimize the impacts.      

 
2. The hardship is not a result of actions of the owner and is not based solely on a desire to reduce 

development costs;   Staff response:  The requested variance is made as a result of an FDEP agency 
ERP to minimize the impervious footprint of the development in adherence to wetlands permitting.  

3. The need for the proposed variance is due to the physical shape, configuration, or topographical 
condition of the lot in such a manner as to distinguish it from other adjacent or nearby lots or from 
other lots in the district;   Staff response:  The subject property is a lot that is part of a record plat 
for the subdivision of Aqua Vista recorded on January 8, 1980, prior to current subdivision 
regulations and the LDC.  At that time, there were no requirements for environmental preservation 
or flood management.  The lot, as platted, is unique to other lots in the district that do not contain 
the same environmental conditions and development constraints as previously noted.   

 
4. The proposed variance is necessary to preserve a substantial property right where such property 

right is generally available to other property owners of adjacent or nearby lots or other lots in the 
zoning district;   Staff response:  The proposed variance for the widened driveway apron driveway 
will allow the applicant the same property right that is available to other property owners to have 
two residential parking spaces and an access path to serve a proposed residence in the R-W zoning 
district.  

 
5. The granting of the proposed variance does not confer on the applicant any special privilege that 

is prohibited by this LDC to other lands, buildings, or structures in the same zoning district;   Staff 
response:  No special privilege is being given.  The proposed residential use is permissible in the 
existing zoning district, and all other provisions of the LDC must be adhered to as part of the 
permitting process.   

 

6. The proposed variance does not substantially increase congestion on surrounding streets, does not 
increase the danger of fire or other hazard, and is not otherwise detrimental to the health, safety, 
or general welfare of the public;  Staff response:  The proposed variance will not serve to increase 
congestion on the street, but is made to provide off-street parking consistent with the parking 
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requirements of the LDC for a single family residence, which supports the health, safety and general 
welfare of the public.   

 

7. The development following the proposed variance is compatible with adjacent and nearby 
development and does not alter the essential character of the district;  Staff response:  The 
proposed variance does not alter the essential character of the R-W district for residential 
development.   

8. The variance granted is the minimum variance that results in reasonable use of the land, building, 
or structure;  Staff response: Although the proposed driveway width could be reduced to adequately 
allow for two parking spaces and an access path, the proposed mitigation plan must be taken into 
consideration as a means to minimize environmental and flood impacts and further serves to allow 
reasonable use of the property for a single-family residence.  The applicant’s request to increase the 
apron and driveway width takes into consideration a golfcart path, which is not necessary to make 
reasonable use of the property.   

 
9. The effect of the proposed variance is consistent with the general intent of the LDC and the specific 

intent of the relevant standards and criteria; and  Staff response:  The proposed variance is 
consistent with the general intent of the LDC which provides parking requirements for single family 
residences up to two spaces.  The intent of this variance is to consider allowing a 34-foot 
apron/driveway width due to the unique circumstance where there is a need to protect 
environmentally sensitive properties, while still allowing for the reasonable use of the residential 
lot.   

 
10. The effect of the proposed variance is consistent with the comprehensive plan.  Staff response:  

The proposed variance is consistent with the Crystal River Comprehensive Plan, particularly the 
intent of the Conservation Element which contains goals, objectives, and policies to ensure that 
development does not endanger important natural resources and follows FLDEP rules for the non-
degradation of Outstanding Florida Waters.     

In summary, staff finds that the requested 34-foot apron/driveway width could be reduced, but that it 
appears evident that a variance will be required to allow adequate width for a minimum of two off-
street parking spaces and a footpath entrance from the street to the residence.  Instead, staff finds that 
a 28-foot width would serve as a minimum variance  to allow reasonable use of the property by 
providing for two 10-foot-wide off-street parking spaces and an eight-foot-wide path (as an extension of 
the proposed 8-foot boardwalk).   

PLANNING COMMISSION ACTION: The Planning Commission shall approve, deny, or approve with 
conditions the application PV23-0001 for variance, based upon making positive findings regarding 
conditions set forth in subsection 9.02.02. A., of the LDC.   
 
ATTACHMENTS: 
1. Variance Application  
2. Notification Letter 
3. Site Plan/Application submittal with Backup  
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Application No. PZ22-0110/PZ22-0111 – JJGIPE Auto Body LLC 

CITY OF CRYSTAL RIVER PLANNING COMMISSION

STAFF REPORT  
Planning and Community Development Services Department 

MEETING DATE: June 1, 2023  

APPLICATION NO.:   PCA23-0003/PZMA23-0002 SCOTT AND CHRISTINE JOHNSON 

PROPOSED 
AMENDMENTS: 

COMPREHENSIVE 

PLAN 

Amendment to the Comprehensive Plan’s Future Land Use Map 
(FLUM) from Coastal Low Density Residential (CLDR) and Medium 
Density Residential (MDR) to Industrial (IND). 

ZONING 

MAP 

Amendment to the Official Zoning Map from Residential 
Conservation (R-C) and Medium Density Residential (R-2) to 
Industrial (IND). 

SUBJECT 
PROPERTY: 

Section 08, Township 18S, Range 17E; specifically, Parcel ID 17E18S08 33100 (AK# 
1051991), which address is 4264 N Tallahassee Road, Crystal River.  A complete legal 
description of the property is on file with the Community Planning & Development 
Services Department. 

PROPERTY 
OWNER: 

Scott A. Johnson and Christine R. Johnson 

LAST OCCUPANT: Vacant 
ACREAGE Approximately 17.22 acres 

FLOOD ZONE: 
According to the Flood Insurance Rate Map (FIRM), the subject property is in Flood 
Zone AE with Base Flood Elevations (BFEs) of 11 Feet, as found on FIRM Panel Number 
12017C0186E. (Effective date: January 15, 2021) 

SURROUNDING 
AREA: 

North 

Future Land Use – CL, Low Intensity Coastal & Lakes (unincorporated Citrus County) 
Zoning – CLR, Coastal & Lakes Residential along N Tallahassee Road 
(unincorporated Citrus County) 
These properties are vacant, or developed with single family residences. 

South 

Future Land Use – CL, and LDR - Low Density Residential (unincorporated Citrus 

County); and HDR - High Density Residential (City)   
Zoning Designation – CLR, and LDR (unincorporated Citrus County); and R-3, High 
Density Residential (City) 

These properties are vacant, or developed with multi-family (apartments).    

East  

Future Land Use – across N Tallahassee Road – CLR, RVP – Recreational 
Vehicle Park, and LDR (unincorporated Citrus County); and LDR (City) 
Zoning Designation – RVP and LDR (unincorporated Citrus County); and R-1 – Low 
Density Residential (City) 
These properties are vacant, or developed as single family residential. 

West 
Future Land Use – CL (unincorporated Citrus County) 
Zoning Designation – CL and CLR (unincorporated Citrus County) 
These properties are vacant, or developed as single family residential. 

Reviewed by: Jenette Collins, AICP, Urban Planner  
Crystal River Planning and Community Development Services Department 
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PCA23-0003/PZMA23-0002 – Scott and Christine Johnson 
 

BACKGROUND INFORMATION:  The subject property comprises approximately 17.22 acres located on N 
Tallahassee Road, a county maintained, 50-foot local road.  The parcel is triangular shaped, vacant and 
densely forested, having approximately 1,600 feet of frontage along N Tallahassee Road.   
The applicant desires to amend the Future Land Use map and Zoning Map to develop the property with an 
outdoor storage facility for motorized and non-motorized vehicles.    According to the City’s Land 
Development Code, Section 2.03.02 Table of permitted uses, the “IND” is the only zoning district that allows 
for “Uses requiring primarily outdoor storage…,” therefore prompting the application requests. 

ANALYSIS:  This is a joint application to amend the Future Land Use Map and Official Zoning Map for the City 
of Crystal River. 
Comprehensive Plan – Future Land Use Map Amendment: This request is to change the land use category 
from CLDR (approximately 8.62 acres) and MDR (approximately 8.6 acres) to IND (total 17.22 acres).  The 
following table shows a comparison of the existing and proposed future land use designations. 

Comprehensive 
Plan 

FLUM 
Category: 

From CLDR and MDR To IND 

Category 
Description: 

CLDR, Coastal Low Density 
Residential:  Limited 
residential on 
predominantly uplands 
with minor disturbed 
wetlands.   

MDR, Medium Density 
Residential: Single and multi-
family residential.    

IND, Industrial:  Assembling and 
processing, warehousing, and 
shipping uses.   

Maximum 
Density: 

0.5 units per acre with 
water and sewer  

3.1 to 8 units** per acre  n/a 

Maximum 
FAR* 

n/a n/a 0.5 

*FAR – Floor to Area Ratio       **Number of units depend on the availability of central water and sewer.  
Source:  Crystal River Comprehensive Plan, Future Land Use Element (Ord. No. 21-O-06) 

Zoning Map Amendment:  This request is to rezone the property to compliment the requested FLUM 
amendment, and would be required to allow for the proposed outdoor storage facility.  The applicant 
requests to rezone the property from R-C (approximately 8.62 acres) and R-2 (approximately 8.6 acres) to 
IND (total 17.22 acres).   
New development shall be designed to comply with the Crystal River Land Development Code (LDC).  The 
rezoning would result in the following density/intensity changes as per the LDC: 

Zoning District: From R-C and R-2 To IND 

Max Density/Use: 

R-C, Residential 
Conservation:  Single-
family residential at 0.5 
units per acre 

R-2, Low Density 
Residential: Single-family 
residential at 3.0 units per 
acre 

IND, Industrial:  Assembling, 
processing, warehousing, and 
shipping uses 

Max ISR*: 10% 45% waterfront 
55% non-waterfront 

n/a waterfront 
70% non-waterfront 

Max FAR: n/a n/a 0.5  
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Zoning District: From R-C and R-2 To IND 

Minimum 
Required 
planted 
buffers 

(Based on 
Adjacent 
Zoning) 

 

NORTH: 
New subdivision – none 
required adjacent to local 
road 

New subdivision – Type 
“A” (10’-width) to adjacent 
local road 

“D” (20’-width) to adjacent local 
road 

SOUTH: 
New subdivision – none 
required to adjacent 
residential zoning 

New subdivision – Type 
“A” (10’-width) to adjacent 
residential zoning 

“D” (20’-width) to adjacent 
residential zoning 

 
EAST: 

New subdivision – none 
required adjacent to local 
road 

New subdivision – Type 
“A” (10’-width) to adjacent 
local road 

“D” (20’-width) to adjacent  local 
road 

WEST: 
New subdivision – none 
required to adjacent 
residential zoning 

New subdivision – Type 
“A” (10’-width) to adjacent 
residential zoning 

“D” (20’-width) to adjacent 
residential zoning 

*ISR – Impervious Surface Ratio 
Source:  Crystal River Land Development Code (Ordinance No. 05-O-08). 

Compatibility with Adjacent Land Uses:  The subject property abuts residential land uses to the west and to 
the south.  Across N Tallahassee Road is predominantly vacant land zoned for a Recreational Vehicle Park (in 
the County) which was never developed, and low density residential.  The proposed FLUM and zoning 
amendments to an Industrial land use are not found compatible with the adjacent residential properties.  
The applicant desires to develop the site with an outdoor storage facility, however, when reviewing a request 
for IND land use/IND zoning, all potential industrial zoning uses (highest use) inclusive of assembling, 
processing, warehousing, and shipping must be considered when determining compatibility with adjacent 
residential uses, environmental conditions, and available supporting infrastructure.  The required “D” buffers 
may assist in mitigating visual impacts between adjacent land uses, however other possible conditions 
common to industrial uses, such as noise and odors, must be considered when determining compatibility.   

Environmental:  The subject property is located in the Coastal High Hazard Area (CHHA1) and Level A 
evacuation zone.  According to the Flood Insurance Rate Map, elevation contours indicate that the property’s 
elevations range from four to six feet above mean sea level (MSL).   

According to the USDA Soil Survey, the soil types found on the subject property are described as follows: 

• Approximately 53.1% of the site (mostly southeastern)  is classified as (28) Redlevel fine sand (parent 
material: sandy marine deposits over limestone), having a drainage class defined as somewhat poorly 
drained, and having a depth to water table of about 18 to 42 inches. 

• Approximately 29.1% of the site (west-central area) is classified as (64) Citronelle fine sand (parent 
material: sandy marine deposits over limestone), having a drainage class of somewhat poorly 
drained, and having a depth to water table of 6 to 18 inches.   

• Approximately 16.4% of the site (northernmost) is classified as (59) Cypress Lake fine sand, frequently 
ponded, 0 to 1 percent slopes (parent material: Sandy and loamy marine deposits over limestone) 
having a drainage class defined as very poorly drained, and having a depth to water table of about 0 
inches.   

 
1 CHHA is the area below the elevation of the category one storm surge line as established by a Sea, Lake, and Overland 
Surges from Hurricanes (SLOSH) computerized storm surge model [Section 163.3178 (2)(H), Florida Statutes].   
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• Approximately less than 2 percent of the site (on the north-eastern fringe) is classified as (50) 
Kanapaha-Kanapaha, wet, fine sand, 0 to 5 percent slopes (parent material: Sandy and loamy marine 
deposits) having a drainage class defined as poorly drained, and having a depth to water table of 
about 6 to 18 inches.   

The LDC (Section 3.02.11, et seq.) provides standards for environmentally sensitive lands protection where 
applicable.  According to the USDA Soil Survey, the soil types found on the property indicate the presence of 
wetlands.  A professionally prepared biological survey is required for all development in excess of five (5) 
acres on previously undisturbed properties.  Applications for development in wetlands shall demonstrate 
issuance of a permit or determination of exemption from the appropriate  regional, state, or federal agency 
with authority for wetlands permitting.   
 The area of the subject property designated as CLDR on the FLUM (predominant of environmentally 
sensitive lands) is likely not suitable for high density or high impact development.   
 INFRASTRUCTURE:   
Transportation (Ingress/Egress): Access is taken from N Tallahassee Road, a county maintained, 50-foot local 
road, which  parallels and leads to US Highway 19 via several east-west, local road connections.   In this 
vicinity, US Highway 19 is a Florida Department of Transportation (FDOT) maintained, 4-lane divided principal 
arterial, operating at a level of service “C”.  The applicant would be required to obtain a right-of-way 
utilization permit from Citrus County government to gain access from N Tallahassee Road, and determine the 
road’s suitability for large truck traffic which may be associated with industrial uses.  
Water/Sewer:  Connection to the City’s central water is available to the south and on the east side of N 
Tallahassee Road, however, via a 6” water main which may pose fire flow limitations for industrial use 
development.  No central sewer is available.  New development is required to connect to central water and a 
wastewater disposal system.    The Future Land Use Element of the Comprehensive Plan states that the CLDR 
land use (a category assigned to lands containing wetland conditions) requires that all new development be 
required to hook up to central water and sewer services.   
These applications have been reviewed for consistency with the Infrastructure Element of the 
Comprehensive Plan and compliance with Section 3.03.00 Wellfield protection of the LDC, as it relates to the 
prohibition of certain industrial uses within wellfield protection areas.  It is noted that the subject property is 
not located within a five-hundred foot radius of any designated public wellfield.   
Stormwater Management: Stormwater management requirements must be approved as established by the 
Southwest Florida Water Management District (SWFWMD) for a commercial project.  All stormwater 
treatment systems shall meet the latest SWFWMD and State standards for water quality and peak discharge.  
This requires that the rate of post-development runoff conditions shall not exceed pre-development runoff 
conditions. 

CONSISTENCY WITH THE COMPREHENSIVE PLAN:  The proposed application for FLUM amendment and 
rezoning is found inconsistent with the Comprehensive Plan, more specifically, that the proposal does not 
meet the intent of the following Goals, Objectives and Policies of the Comprehensive Plan: 

Future Land Use Element  

GOAL 1: Ensure coordination and compatibility of existing and future land use patterns with topography, soil 
conditions, and the timing and availability of public facilities and services.  
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OBJECTIVE 1.1: City of Crystal River shall discourage the proliferation of urban sprawl through 
coordination of future land use with the availability of services at adopted levels of service and with 
the topography and soil conditions of the area. 

POLICIES:  

B) Building permits or development orders will not be issued for new development where public 
facilities and services are not available at the level of service standards established in this plan.  

C) Zoning designations and other land development regulations shall direct development to areas 
where public facilities are available. 

GOAL 2: Crystal River will be a balanced and well-planned community.  

OBJECTIVE 2.1 Provide for reasonable use of property while protecting, conserving, and maintaining 
the natural resources and systems identified in this and other elements of this Plan. 

POLICIES: 

B) Land use in wetlands will be limited to recreation, preservation or conservation, and low density 
residential development.  

C) The City will continue to implement regulations for the protection of trees and environmentally 
sensitive lands consistent with policies in the Conservation Element.  

D) The City will ensure that all proposed development and redevelopment is consistent with the 
Comprehensive Plan, and the implementing land development regulations.  

E) Land development regulations shall continue to be implemented which ensure the compatibility 
of the proposed use with adjacent uses; regulations shall include provisions designed to mitigate 
incompatibility, such as setbacks, landscaping buffers, building type and/or orientation, scale, 
parking lot landscaping, or driveway location. 

Staff Comment:  The proposed FLUM amendment to IND is not preferrable where public wastewater 
facilities are not available for the proposed development, where wetland conditions exist, and where 
industrial uses are incompatible with the existing, adjacent residential uses.   

Conservation Element:  

GOAL 1: Crystal River will ensure that development does not endanger important natural   
resources. 

OBJECTIVE 1.4 The current level of groundwater quality will be maintained. 
POLICIES: 
B) Development in wetlands will be limited to conservation, passive recreation, 
preservation, and elevated low density residential uses. 
D) Development in wetlands will be prohibited except where central water and sewer are 
available. 

Staff Comment:  The USDA Soil Survey identifies soil types on the subject property which are 
indicative of hydric (wetland) soils.  The applicant has not provided any professional analysis to 
verify the extent of the wetland conditions onsite.  Industrial land use is not favorable to lands 
having soil types that indicate wetland conditions.  
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SUMMARY OF PUBLIC COMMENTS:  Public comments have not been received as of the writing of this Staff 
Report.  

FINDINGS:  As conveyed in Section 8.02.03 of the LDC, the Planning Commission shall have the role and 
responsibility to hear, consider, and make recommendations to the City Council regarding applications to amend 
the comprehensive plan and the official zoning map.   
The following findings of fact are presented: 

1. The request is to amend the FLUM of the Comprehensive Plan from CLDR and MDR to IND category. 
2. The request is to amend the Official Zoning Map from R-C and R-2 Districts to IND district. 
3. The subject property gains access from a 2-lane, classified local road (N Tallahassee Trail).  
4. The project must be served by central water and sewer. No central sewer is available. 
5. According to the USDA Soil Survey, the soil types found on the property indicate the presence of 

wetlands. 
6. The proposal is inconsistent with goals, objectives, and policies of the Comprehensive Plan’s Future Land 

Use Element and Conservation Element as stated herein. 

STAFF RECOMMENDATION:  Based on the analysis above, staff finds that the proposed amendments are 
inconsistent with the intent of the Comprehensive Plan for IND land use in areas containing wetland 
conditions and where central sewer is not available.  The requested IND land use category /IND zoning 
district is found incompatible with the adjacent residentially committed properties. 
 
SUPPORTING DIAGRAMS ILLUSTRATIONS & TABLES:  Please see Staff’s PowerPoint presentation. 
 
PLANNING COMMISSION ACTION: As conveyed in Subsection (C.) (#4) of 10.03.04 Procedures for action by the 
Planning Commission, of the LDC, the Planning Commission shall recommend to the City Council that the 
application(s) be approved, or denied.  

1. PCA23-0003 – Future Land Use Map Amendment 
2. PZMA23-0002 – Zoning Map Amendment  

CITY COUNCIL ACTION:  
1. PCA23-0003 – Future Land Use Map Amendment 
2. PZMA23-0002 – Zoning Map Amendment  

ATTACHMENTS: 

1. Staff PowerPoint Presentation  

2. Draft Ordinances 

3. Applicant’s Submittal with supporting documents  
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CITRUS COUNTY ZONING MAP – SURROUNDING ZONING
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USDA Soil Map – soil classifications

• (59) Cypress Lake fine sand, frequently ponded, 
0 to 1 percent slopes (16.4%) - (parent material: Sandy 
and loamy marine deposits over limestone) having a drainage class 
defined as very poorly drained and having a depth to water table of 
about 0 inches.  

• (64) Citronelle fine sand (29.1%) - (parent material: 
sandy marine deposits over limestone), having a drainage class of 
somewhat poorly drained, and having a depth to water table of 6 to 
18 inches.  

• (50) Kanapaha-Kanapaha, wet fine sand, 0 to 5 
percent slopes (less than 2%) - (parent material: Sandy 
and loamy marine deposits) having a drainage class defined as poorly 
drained and having a depth to water table of about 6 to 18 inches.  

• (28) Redlevel fine sand (53%) - (parent material: sandy 
marine deposits over limestone), having a drainage class defined as 
somewhat poorly drained, and having a depth to water table of 
about 18 to 42 inches.

{ Crystal River Planning Commission Meeting  of June 1, 2023 10
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Subject Property – Posted May 11, 2023

BELOW:
Looking north on N Tallahassee Road
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BELOW:
Looking west on W Tidewater Circle along 
the southern perimeter of the subject 
property 

Subject
Property

Subject
Property

Seven
Rivers
Apts
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Subject
Property

Subject Property looking south on N Tallahassee Road

SCOTT & CHRISTINE JOHNSON

PCA23-0003/PZMA23-0002

FLUM AMENDMENT AND ZONING AMENDMENT

Crystal River Planning Commission Meeting  of June 1, 2023

QUESTIONS?

14

13

14
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ORDINANCE NO. 23-O-26 
 

AN ORDINANCE OF THE CITY OF CRYSTAL RIVER, FLORIDA, PROVIDING 
FOR A SMALL-SCALE AMENDMENT TO THE FUTURE LAND USE MAP OF THE 
COMPREHENSIVE PLAN BY REDESIGNATING THE FUTURE LAND USE FOR  
17.22 ACRES (MOL) FROM COASTAL LOW DENSITY RESIDENTIAL (CLDR) 
AND MEDIUM DENSITY RESIDENTIAL (MDR) LAND USE CATEGORIES TO 
INDUSTRIAL (IND) LAND USE CATEGORY FOR CERTAIN REAL PROPERTY 
LYING IN SECTION 08, TOWNSHIP 18 SOUTH, RANGE 17 EAST, SPECIFICALLY  
PARCEL  ID: 17E18S08 33100 (ALT KEY 1051991) AS IDENTIFIED IN THE 
RECORDS OF THE CITRUS COUNTY PROPERTY APPRAISER, AND OWNED BY 
SCOTT AND CHRISTINE JOHNSON; PROVIDING FOR REPEAL OF 
CONFLICTING ORDINANCES; PROVIDING FOR CODIFICATION; PROVIDING 
FOR SEVERABILITY; AND PROVIDING AN EFFECTIVE DATE. 
 
WHEREAS, the City Council of the City of Crystal River, Florida recognizes the need to plan 

for orderly growth and development; and  
 
WHEREAS, the City Council of the City of Crystal River, Florida adopted the Crystal River 

Comprehensive Plan, Ordinance No. 11-O-06 on September 12, 2011, and subsequent amendments, and 
 
WHEREAS, this small-scale amendment was considered subsequent to the annexation of 

said real property as referenced and described herein, and which annexation was duly considered in a 
public hearing conducted pursuant to published notice; and  
 
 WHEREAS, a small-scale amendment may be adopted only under the conditions set forth in 
Chapter 163, Florida Statutes, and other provisions of State and local law; and 
 
 WHEREAS, the proposed small-scale amendment was advertised as required by the Florida 
Statutes and the Crystal River Land Development Code; and 
 
 WHEREAS, in accordance with the law, the proposed amendment was required to be reviewed 
by the City's Local Planning Agency at a duly advertised meeting, scheduled on <date>, and the Local 
Planning Agency has determined such application to be consistent with the Comprehensive Plan and 
appropriate to the future land uses within the City; and 
 
 WHEREAS, the City of Crystal River has complied with all requirements and procedures of 
Florida law in processing and advertising this Ordinance; and  
 
 WHEREAS, the City Council of the City of Crystal River, Florida, has determined that adoption 
of this Ordinance is in the best interests of the health, safety, and welfare of the citizens of Crystal River. 
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NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
CRYSTAL RIVER, FLORIDA THAT THE CITY’S COMPREHENSIVE PLAN IS AMENDED 
AS FOLLOWS: 

  
SECTION 1.  PURPOSE 
 

The purpose of this Ordinance is to allow a small-scale amendment to the Future Land Use Map 
of the Comprehensive Plan of the City of Crystal River, Florida, for 17.22 acres (MOL) owned by Scott 
and Christine Johnson, by redesignating the Future Land Use from CLDR, Coastal Low Density 
Residential and MDR, Medium Density Residential land use categories to IND, Industrial land use 
category for the reasons set forth in the above "WHEREAS" clauses, which are incorporated herein, in 
haec verba. 
 
SECTION 2.  AUTHORITY 
 

The City of Crystal River City Council is authorized to amend the Crystal River Comprehensive 
Plan pursuant to Article III of the City Charter of the City of Crystal River and Part II, Code of 
Ordinances, Chapter 1, General Provisions, of the Code of Ordinances of the City of Crystal River, and as 
otherwise authorized by applicable Florida Statutes.  
 

The City Council of the City of Crystal River, Florida, hereby adopts and incorporates into this 
Ordinance the memorandum and application packet relating to the proposed amendments to the Future 
Land Use Map of the City of Crystal River, as if fully restated herein, in their entirety. 
 
SECTION 3. FUTURE LAND USE MAP AMENDED 
 
APPLICATION NO. PCA23-0003 SCOTT AND CHRISTINE JOHNSON 
 

The Future Land Use Map of the Comprehensive Plan of the City of Crystal River is hereby 
amended to change the future land use category designation from CLDR, Coastal Low Density 
Residential and MDR, Medium Density Residential to IND, Industrial on property legally described and 
as shown in EXHIBIT “A” attached hereto and incorporated herein by reference.  
 
SECTION 4. REPEAL OF CONFLICTING ORDINANCES 
 

All Ordinances or parts of Ordinances in conflict herewith are hereby repealed. 
 
SECTION 5. CODIFICATION/INSTRUCTIONS TO CODE CODIFIER/EXHIBITS 
  

It is the intention of the City Council of the City of Crystal River, Florida, and it is hereby 
ordained that the provisions of this Ordinance shall become and be made a part of the codified version of 
the City of Crystal River Comprehensive Plan of the City of Crystal River, Florida. The actual text of the 
Sections to this Ordinance need not be codified. The Code codifier of the City is given broad and liberal 
authority to appropriately codify the Exhibits into the provisions of the City of Crystal River 
Comprehensive Plan in a format that can be readily published and distributed in a useable and 
manageable format. The City Manager, in conjunction with the City Clerk and the City Attorney, are 
hereby granted the authority to take any and all necessary and appropriate actions to accomplish the 
provisions of this Section. The Exhibits to this Ordinance are hereby incorporated herein by the references 
thereto as if fully set forth herein verbatim. 
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SECTION 6. SEVERABILITY 
 

The sections, paragraphs, sentences, clauses, and phrases of this Ordinance are severable, and if 
any phrase, clause, sentence, paragraph, or section of this Ordinance shall be declared unconstitutional by 
the valid judgment or decree of a court of competent jurisdiction, such unconstitutionality shall not affect 
any of the remaining phrases, clauses, sentences, paragraphs, and sections of this Ordinance. 
 
SECTION 7. EFFECTIVE DATE 
  

This Ordinance shall become effective thirty-one (31) days after adoption if no challenge is filed. 
If this Ordinance is challenged within thirty (30) days after adoption, small scale development 
amendments do not become effective until the State Land Planning Agency or the Administration 
Commission, respectively, issues a final order determining that the adopted small-scale development 
amendment is in compliance with the law.  
 

No development orders, development permits, or land uses dependent on the Comprehensive Plan 
amendments set forth in this Ordinance may be issued or commence before it has become effective. 
 
 
APPROVED after due public notice and public hearing on the ______ day of ______________, 2023. 
 
ATTEST:       CITY OF CRYSTAL RIVER 
 
 
 
_____________________________________  _______________________________________ 
MIA FINK, CITY CLERK     JOE MEEK, MAYOR 
 
 
Approved as to form for the      VOTE OF COUNCIL: 
Reliance of the City of Crystal River  
only:         Brown  ____________ 
        Guy  ____________ 
        Holmes  ____________ 
______________________________________   Fitzpatrick ____________ 
Robert W. Batsel, Jr., City Attorney    Meek  ____________ 
 
 
 
 
 
 
 
 
 
 
 
 



 

23-O-26 (PCA23-0003)                                                                                                                                                                      Page  4 of 5 

 

 
EXHIBIT “A” 

LEGAL DESCRIPTION FOR COMPREHENSIVE PLAN AMENDMENT 
TO THE CRYSTAL RIVER FUTURE LAND USE MAP 

 
For real property lying in Section 08, Township 18 South, Range 17 East, Citrus County, Florida, 
specifically Parcel ID: 17E18S08 33100 (ALT KEY 1051991) as identified in the records of the 
Citrus County Property Appraiser, more particularly described as follows: 
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LOCATOR MAP 

Section 08, Township 18 South, Range 17 East 
 

 
 
 
 
 

End of Exhibit “A” 
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ORDINANCE 23-O-27 
 

AN ORDINANCE OF THE CITY OF CRYSTAL RIVER, FLORIDA, 
AMENDING THE OFFICIAL ZONING MAP OF THE CITY OF CRYSTAL 
RIVER, FLORIDA BY REZONING 17.22 ACRES (MOL) FROM RESIDENTIAL 
CONSERVATION (R-C) AND MEDIUM DENSITY RESIDENTIAL (R-2) 
ZONING DISTRICTS TO INDUSTRIAL (IND) ZONING DISTRICT FOR 
CERTAIN REAL PROPERTY LYING IN SECTION 08, TOWNSHIP 18 SOUTH, 
RANGE 17 EAST, SPECIFICALLY  PARCEL  ID: 17E18S08 33100 (ALT KEY 
1051991) AS IDENTIFIED IN THE RECORDS OF THE CITRUS COUNTY 
PROPERTY APPRAISER, AND OWNED BY SCOTT AND CHRISTINE 
JOHNSON; PROVIDING FOR REPEAL OF CONFLICTING ORDINANCES; 
PROVIDING FOR CODIFICATION; PROVIDING FOR SEVERABILITY; AND 
PROVIDING AN EFFECTIVE DATE. 

 
WHEREAS on May 17, 2005, the City Council of the City of Crystal River, Florida, adopted the Crystal 

River Zoning Ordinance No. 05-O-08, and subsequent amendments, and 

WHEREAS certain rezonings are necessary to maintain consistency with the Crystal River 
Comprehensive Plan; and 

WHEREAS this rezoning was considered subsequent to the annexation of said real property as 
referenced and described herein, and which annexation was duly considered in a public hearing conducted 
pursuant to published notice; and  

WHEREAS the proposed rezoning was advertised as required by the Florida Statutes, and the City of 
Crystal River Land Development Code; and 

 
WHEREAS the City of Crystal River Planning Commission on <date>, voted ___-___ to recommend to 

the City Council that the request to amend the official zoning map be ________; and 
 

WHEREAS the City Council of the City of Crystal River, Florida, after publication of a notice of its 
consideration of this ordinance, held two readings of this ordinance and public hearing as required by law; and 

 
WHEREAS the City Council of the City of Crystal River, Florida, has determined that the requested 

change of zoning is consistent with the City of Crystal River Comprehensive Plan and Future Land Use Map, 
and 

 
WHEREAS the City Council of the City of Crystal River, Florida has further determined that approval of 

the requested zoning change is in the best interests of the health, safety, and welfare of the citizens of Crystal 
River, Florida. 

 
 
NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF CRYSTAL 

RIVER, FLORIDA, AS FOLLOWS: 
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SECTION 1. PURPOSE. 
 

The purpose of this Ordinance is to amend the official zoning map of the City of Crystal River, Florida, by 
rezoning 17.22 acres (MOL) owned by Scott and Christine Johnson by redesignating the zoning from R-C, Residential 
Conservation and R-2, Medium Density Residential districts to IND, Industrial district for the reasons set forth in the 
above "WHEREAS" clauses, which are incorporated herein, in haec verba. 

 
SECTION 2. AUTHORITY 

 
The City of Crystal River City Council is authorized to amend the Crystal River Code of 

Ordinances pursuant to Article III of the City Charter of the City of Crystal River and Part II, Code of 
Ordinances, Chapter 1, General Provisions of the Code of Ordinances of the City of Crystal River, and as 
otherwise authorized by applicable Florida Statutes. 

 
SECTION 3. ZONING MAP AMENDMENT 

 
   APPLICATION NO. PZMA23-0002 SCOTT AND CHRISTINE JOHNSON 
 

The official zoning map of the City of Crystal River is hereby amended to change the zoning district  
designation from R-C, Residential Conservation and R-2, Medium Density Residential to IND, Industrial on property 
legally described and as shown in EXHIBIT “A” attached hereto and incorporated herein by reference.  

  
SECTION 4. REPEAL OF CONFLICTING ORDINANCES 

 
All Ordinances or parts of Ordinances in conflict herewith are hereby repealed. 
 
 

SECTION 5. CODIFICATION/INSTRUCTIONS TO CODE CODIFIER/EXHIBITS 
 

It is the intention of the City Council of the City of Crystal River, Florida, and it is hereby ordained 
that the provisions of this Ordinance shall become and be made a part of the codified version of the City of 
Crystal River, Florida, Official Zoning Map. The actual text of the Sections to this Ordinance need not be 
codified. The Code codifier of the City of Crystal River, Florida, is given broad and liberal authority to 
appropriately codify the Exhibits into the provisions of the City of Crystal River Official Zoning Map in a 
format that can be readily published and distributed in a useable and manageable format. The City 
Manager, in conjunction with the City Clerk and the City Attorney, are hereby granted the authority to 
take any and all necessary and appropriate actions to accomplish the provisions of this Section. The 
Exhibits to this Ordinance are hereby incorporated herein by the references thereto as if fully set forth 
herein verbatim. 

 
SECTION 6. SEVERABILITY 

 
The sections, paragraphs, sentences, clauses, and phrases of this Ordinance are severable, and if any 

phrase, clause, sentence, paragraph, or section of this Ordinance shall be declared unconstitutional by the 
valid judgment or decree of a court of competent jurisdiction, such unconstitutionality shall not affect any of 
the remaining phrases, clauses, sentences, paragraphs, and sections of this Ordinance. 
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SECTION 7.  EFFECTIVE DATE 

 
This Ordinance shall become effective immediately upon adoption by the Crystal River City 

Council. 

THIS ORDINANCE was introduced and placed on first reading on the ______ day of  _________, 
2023. 

THIS ORDINANCE was introduced and placed on a second reading on the _______day of __________, 
2023, and upon motion duly made and seconded was passed on second reading. 

 
 
 

ATTEST: CITY OF CRYSTAL RIVER 
 
 
 
 

___________________________________   __________________________________ 
   

MIA FINK, CITY CLERK     JOE MEEK, MAYOR 
 
 
 
         
 
APPROVED AS TO FORM     VOTE OF COUNCIL:     
AND LEGALITY: 

 
Meek  ________ 
 

        Guy  ________ 
 
        Brown  ________ 
         
                                                                       Fitzpatrick ________ 
 

  ROBERT W. BATSEL, JR., ESQUIRE    Holmes  _________ 
  CITY ATTORNEY        
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EXHIBIT “A” 
LAND DESCRIPTION FOR AMENDMENT TO THE CRYSTAL RIVER ZONING MAP 

 
For real property lying in Section 08, Township 18 South, Range 17 East, Citrus County, Florida, 
specifically Parcel ID: 17E18S08 33100 (ALT KEY 1051991) as identified in the records of the 
Citrus County Property Appraiser, more particularly described as follows: 
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LOCATOR MAP 
Section 08, Township 18 South, Range 17 East 

 

 

 

 
 

End of EXHIBIT “A” 

 



























Received 5/25/2023
LAGO AK 1051461 & AK 1051479
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From: Bruce Jenkins
To: Jenette Collins
Subject: [External]Parcel ID 17E18S08 33100
Date: Thursday, May 25, 2023 3:43:24 PM

My husband and I feel the change from residential to industrial would not be a great idea.
Crystal River is the Nature Coast known for wild life plants, trees, springs and wet lands and
so much more

We bought our house here in CR for the beauty it provides and the privacy.  With all the
construction going on now we are disrupting the natural environment and how much more can
it handle. Who's to say it will stop at a storage lot, once changed it can grow from there.  I'm
sure there is land available that is already cleared and we don't have to disrupt what mother
nature provided and any environmental concerns for a storage lot.

Thank you,
Mr. And Mrs. Jenkins

Sent from my Verizon, Samsung Galaxy smartphone
Get Outlook for Android

Received 5/25/2023
JENKINS AK2889756
PCA23-0003/PZMA23-0002

mailto:BJenk10416@msn.com
mailto:jcollins@crystalriverfl.org
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2faka.ms%2fAAb9ysg&c=E,1,WxSW1w8bplEWzsh7DYoNLVEVCMC2MIR762OiKxJOSLFB1g0CQkTU4cC2nP5bkGn7H57N47b5OweaNRuytYhyyU2-V3XPMNdSdQ9kt6ys&typo=1


PZT23 – 0004 – PETE’S PIER MARINA – Two text amendments to the LDC to allow a Class I Mobile Kitchen in (CW) Waterfront 
Commercial if the use is located outside of the Community Redevelopment Area (CRA) district.   
 
 

 CITY OF CRYSTAL RIVER PLANNING COMMISSION 

STAFF REPORT                                                                         
Planning and Community Development Services Department 
 

MEETING 
DATE: Thursday, June 1, 2023 at 5:30 PM. 

APPLICATION NO: PZT23-0004 – Two text amendments to the LDC to allow a Class I Mobile Kitchen in (CW) 
Waterfront Commercial if the use is located outside of the Community Redevelopment Area (CRA) district.   
APPLICANT: Pete’s Pier Marina – Boe Braccio; 1 SW 1st Place, Crystal River Fl. 34429 

PROPOSED  
TEXT 
AMENDMENTS
TO THE LAND 
DEVELOPMENT 
CODE (LDC): 
 

1. Section 4.02.07.3. – Roadside Vending Permit: Approval, Expiration, Suspension, and 
Revocation. Zoning Districts that allow for a Class I Mobile Kitchen when the use is located 
outside of the Community Redevelopment Area (CRA). 

Permitted Use Permitted Zoning District 
Class I – Mobile Kitchens 
 

(CH)   High Intensity Commercial 
(CW)   Waterfront Commercial outside of CRA  

Class II – Pushcarts and non-mobile food carts 
 

(CH)   High Intensity Commercial 
(CG)   General Commercial in CRA 
(CW)  Waterfront Commercial in CRA 

Class III – Non-food kiosks, booths, and tents (CH) High Intensity Commercial 

2. Table 4.02.07.A. – Class I Mobile Kitchen and Class II Pushcart and Non-Mobile Food Cart.  
Permitted Use Permitted Zoning District 
Class I – Mobile Kitchens (food trucks) 
 

(CH)   High Intensity Commercial 
(CW)   Waterfront Commercial outside of CRA 

Class II – Pushcarts and non-mobile food carts 
 

(CH)   High Intensity Commercial 
(CG)   General Commercial in CRA 
(CW)  Waterfront Commercial in CRA 

 

PROJECT 
MANAGER:   Brian Herrmann, CNU-A, LEED AP – Director of Planning and Development Services 

 

BACKGROUND INFORMATION: 
In order to support local entrepreneurs, innovation, and tastes, the City of Crystal River permits 
food trucks, food carts, and non-food related sales on a temporary basis in very specific areas of the 
community. In fact, such uses are generally limited to a 200 square foot area within the parking lot 
of an occupied building that is open to the public, in possession of an active business license, and 
willing to allow the vendor to locate on their property. In addition, the unit may not hook up to 
water or sewer service and may only have limited signage. While these standards are somewhat 
restrictive, they help to protect our brick-and-mortar restaurants while ensuring that mobile 
vendors forge a relationship with the City’s permanent businesses.  

That said, the City recognizes the benefits that food trucks provide to the community. They provide 
additional food options, new cuisines, increased convenience, and the opportunity to meet new 
people as well as the chef. However, because they tend to have lower startup and overhead costs 
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than traditional sit-down restaurants the argument is often made that this creates an unfair 
advantage that works against the City’s “brick and mortar” dining locations. As a result, the City has 
been extremely careful not to do anything that might put its permanent dining establishments at a 
disadvantage.  

This proposal will expand upon the area that currently permits vending from a Class I Mobile Kitchen 
(food truck). However, the way in which the proposal has been written continues to restrict the use 
from the downtown Community Redevelopment Area (CRA). Therefore, the impact will be minimal, 
while ensuring that similar properties throughout the City will be permitted to host similar uses.  
 
ANALYSIS: 
Currently, a Class I Mobile Kitchen (traditional food truck) is limited to the High Intensity 
Commercial (CH) zoning district. This district consists of properties that are located along State 
Highway 19, State Highway 44, North Turkey Oak Drive, and West Fort Island Trail. While a few 
parcels are close, the zoning district is not located within the heart of the City’s walkable downtown. 

The applicant is proposing to add the use to the (CW) Waterfront Commercial zoning district, but 
only if the parcel is located outside of the Community Redevelopment Area (CRA). There are only 
two parcels that meet this standard; therefore, such a change would continue to limit Class I Mobile 
Kitchens from the heart of downtown and its restaurants. As a result, staff feels as though this 
change is appropriate, especially given that High Intensity Commercial zoning allows for the use, yet 
currently there are no Class I Mobile Kitchens located in the district.    

        

 
 

 

 

 

 

 

CONSISTENCY WITH THE COMPREHENSIVE PLAN: 

All of the areas currently zoned Waterfront Commercial (CW) in the City are designated as 
Waterfront Commercial (CW) on the FLUM of the Comprehensive Plan. In fact, this is the only 
section of the Comprehensive Plan that may be used to implement the Waterfront Commercial 
(CW) zoning District. As a result, the proposed amendments will be consistent with the Future 
Land Use Map that is found within the Comprehensive Plan.  

Currently, food trucks are only permitted in the CH zoning 
district. One would now be permitted in CW outside the CRA. 

A food truck would also be permitted in the above parcel 
as it is zoned CW and is located outside of the CRA district. 
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In addition, the proposed changes are consistent with specific GOALS, OBJECTIVES, and 
POLICIES that are found within the City of Crystal River Comprehensive Plan, including 
following:  

Goal 2 of the Comprehensive Plan states: 
 “Crystal River will be a balanced and well-planned community.”  

MEANING: The proposed amendments support the Goal of a balanced and well-planned 
community. 

Objective 2.8 of the Comprehensive Plan states: 
“Development in Crystal River will be consistent with all elements of the Crystal River 
Comprehensive Plan.” 

MEANING: The proposed amendments are consistent with all elements of the 
Comprehensive Plan. 

Goal 3 of the Comprehensive Plan states: 
“Crystal River will promote and maintain the character of community through consistent 
land use.” 

MEANING: The proposed amendments will continue to promote and maintain the 
character of our community through consistent land use. 

 
SUMMARY OF PUBLIC COMMENTS:  
No public comments were received prior to the writing of the Staff Report.  

PLANNING COMMISSION RESPONSIBILITIES: 
As conveyed in Subsection (B. #2) of 8.02.03 of the Crystal River LDC, the Planning Commission shall 
have the role and responsibility to hear, consider, and make recommendations to the City Council 
regarding applications to amend the text of the LDC.  

STAFF RECOMMENDATION: 
Assuming that all standards for the use are followed, the two proposed text amendments simply 
expand the area that a Class I Mobile Kitchen (traditional food truck) may operate in by two parcels. 
The use will continue to be permitted in just one zoning district within the Community 
Redevelopment Area, the High Intensity Commercial (CH) district. However, outside of the CRA the 
use will now be permitted in both the High Intensity Commercial (CH) district as well as the 
Waterfront Commercial (CW) zoning district.  

In addition, the proposed changes are consistent with the City of Crystal River Comprehensive 
Plan.   

Therefore, Staff feels as though these two text amendments are appropriate and ideal given the 
context; and should be made.  

PLANNING COMMISSION ACTION:  
• PZT23-0001 – Text Amendment to the City of Crystal River Land Development Code 
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SUPPORTING DIAGRAMS, ILLUSTRATIONS, & TABLES: 

A. Staff’s PowerPoint Presentation 
B. Reserved. 
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ORDINANCE NO. 23-O-25 

AN ORDINANCE OF THE CITY OF CRYSTAL RIVER, FLORIDA, AMENDING 
ORDINANCE NUMBER 05-O-08, APPENDIX A – LAND DEVELOPMENT CODE OF 
CITY OF CRYSTAL RIVER, FLORIDA, CODE OF ORDINANCES, AS AMENDED; 
AMENDING SECTION 4.02.07.3. ROADSIDE VENDING PERMIT: APPROVAL, 
EXPIRATION, SUSPENSION, AND REVOCATION, TO ALLOW FOR CLASS 1 MOBILE 
KITCHEN (FOOD TRUCK) IN THE WATERFRONT COMMERCIAL (CW) ZONING 
DISTRICT OUTSIDE OF THE COMMUNITY REDEVELOPMENT AREA (CRA); 
AMENDING SECTION 4.02.07.4 GENERAL TO ALL, PROVIDING STANDARDS FOR 
CLASS 1 MOBILE KITCHEN IN THE CW ZONING DISTRICT OUTSIDE OF THE CRA;   
PROVIDING FOR CONFLICTS; PROVIDING FOR CODIFICATION; PROVIDING FOR 
SEVERABILITY; PROVIDING FOR MODIFICATIONS THAT MAY ARISE FROM 
CONSIDERATION AT PUBLIC HEARING; AND PROVIDING FOR AN EFFECTIVE 
DATE. 

 WHEREAS, pursuant to Chapter 163, Florida Statutes (F.S.), the City of Crystal River City 
Council adopted the City of Crystal River Comprehensive Plan; and 

 WHEREAS, on May 17, 2005, the City of Crystal River adopted the City of Crystal River 
Land Development Code (LDC) as ordinance 05-O-08, as further amended; and  

 WHEREAS, the City Council of the City of Crystal River, Florida, recognizes the need to 
update and revise the City’s LDC to maintain consistency with the goals, objectives, and policies 
of the Comprehensive Plan; and  

 WHEREAS, certain changes are necessary and desirable to improve the usability of the 
LDC. 

 WHEREAS, the City of Crystal River has complied with all requirements and procedures 
of Florida law in processing and advertising this Ordinance; and 

 WHEREAS, the City Council of the City of Crystal River, Florida, has determined that 
adoption of this Ordinance is in the best interests of the health, safety, and welfare of the 
citizens of Crystal River.   

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF CRYSTAL RIVER, 
FLORIDA, THAT THE CITY’S LAND DEVELOPMENT CODE IS AMENDED AS FOLLOWS: 

SECTION 1. PURPOSE. 

The purpose of this Ordinance is to amend Appendix A, Land Development Code of the Crystal 
River, Florida, Code of Ordinances, by amending Section 4.02.07.3. Roadside Vending Permit: 
Approval, Expiration, Suspension, and Revocation to allow for Class 1 Mobile Food Kitchen 
(Food Truck) in the Waterfront Commercial (CW) zoning district outside the Community 
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Redevelopment Area (CRA); and amending Section 4.02.07.4. General to All providing standards 
for Class 1 Mobile Kitchen in the CW zoning district outside the CRA, for reasons set forth in the 
above “WHEREAS” clauses, which are incorporated herein, in haec verba. 

SECTION 2.  AUTHORITY. 

The City of Crystal River City Council is authorized to amend Appendix A, Land Development 
Code of the City of Crystal River, Florida, Code of Ordinances, pursuant to Part 1, Article III of 
the City Charter of the City of Crystal River and Chapter 1 - General Provisions, of the City of 
Crystal River, Florida, Code of Ordinances, and as otherwise authorized by applicable Florida 
Statutes.  

SECTION 3.  AMENDMENT OF THE LAND DEVELOPMENT CODE. 

The City Council of the City of Crystal River, Florida, hereby adopts this Ordinance to amend 
Section 4.02.07.3. Roadside Vending Permit: Approval, Expiration, Suspension, and Revocation; 
and to amend Section 4.02.07.4. General to All, as shown in Exhibit “A”, attached hereto, and 
incorporated herein by reference.   

A copy of the Land Development Code, as amended, is on file at City Hall in Crystal River, 
Florida. 

SECTION 4. REPEAL OF CONFLICTING ORDINANCES. 

All ordinances or parts of ordinances in conflict herewith are hereby repealed. 

SECTION 5. CONDIFICATION/INSTRUCTIONS TO CODE CODIFIER/EXHIBITS 

It is the intention of the City Council of the City of Crystal River, Florida, and it is hereby 
ordained that the provisions of this Ordinance shall become and be made a part of the codified 
version of Appendix A, Land Development Code of the City of Crystal River, Florida, Code of 
Ordinances.  The actual text of the Sections to this Ordinance need not be codified.  The Code 
codifier of the City is given broad and liberal authority to appropriately codify the Exhibit into 
the provisions of the Land Development Code in a format that can be readily published and 
distributed in a useable and manageable format.  The City Manager, in conjunction with the 
City Clerk and the City Attorney, are hereby granted the authority to take any and all necessary 
and appropriate actions to accomplish the provisions of this Section.  The Exhibit to this 
Ordinance is hereby incorporated herein by the references thereto as if fully set forth herein 
verbatim.  

 SECTION 6.  SEVERABILITY. 

If any section, subsection, sentence, clause, phrase, or provision of this Ordinance is held to be 
unconstitutional or otherwise invalid by a court of competent jurisdiction, such 
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unconstitutionality or invalidity shall not be construed as to render unconstitutional or invalid 
the remaining provisions of the Ordinance. 

 

SECTION 7.  MODIFICATION. 

It is the intent of the City Council that the provisions of this Ordinance may be modified as a 
result of considerations that may arise during public hearings.  Such modifications shall be 
incorporated in the final version of the ordinance adopted by the Council and filed by the City 
Clerk.   

SECTION 8.  EFFECTIVE DATE. 

This Ordinance shall become effective as per Florida law. 

First Reading after due public notice and public hearing was held on the _______ day of 
___________ 2023. 
 
ADOPTED on Second Reading after due public notice and public hearing held on the _______ 
day of __________ 2023.  
 
ATTEST:      CITY OF CRYSTAL RIVER 

 

_________________________________________ ______________________________________ 
MIA FINK, CITY CLERK     JOE MEEK, MAYOR 
 
 

APPROVED FOR CORRECTNESS    VOTE OF COUNCIL: 
AND FORM:      Meek:  __________ 

       Brown:  __________ 

________________________________________ Guy:  ___________ 
ROBERT W. BATSEL, Jr., ESQUIRE  
CITY ATTORNEY      Fitzpatrick: ___________ 

       Holmes: ___________    
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EXHIBIT “A” 

Note:  Underlined language is proposed language and struck through language is proposed to be deleted.   

TEXT AMENDMENT 1 – THAT SECTION 4.02.07.3 ROADSIDE VENTING PERMIT: APPROVAL, EXPIRATION, 
SUSPENSION, AND REVOCATION, OF APPENDIX A – LAND DEVELOPMENT CODE OF THE CRYSTAL RIVER, 
FLORIDA, CODE OF ORDINANCES, IS HEREBY AMENDED BY CHANGING SUB-ITEM “A” AS FOLLOWS: 

4.02.07.3 ROADSIDE VENTING PERMIT: APPROVAL, EXPIRATION, SUSPENSION, AND REVOCATION. 

A. Zoning standards.  The following uses shall only be permitted in these zoning districts:  

Permitted Use Permitted Zoning District 
Class I – Mobile Kitchens 
 

(CH)   High Intensity Commercial 
(CW)   Waterfront Commercial outside of CRA  

Class II – Pushcarts and non-mobile food carts 
 

(CH)   High Intensity Commercial 
(CG)   General Commercial in CRA 
(CW)  Waterfront Commercial in CRA 

Class III – Non-food kiosks, booths, and tents (CH) High Intensity Commercial 
 

TEXT AMENDMENT 2 – THAT SECTION 4.02.07.04 GENERAL TO ALL, OF APPENDIX A – LAND DEVELOPMENT 
CODE OF THE CRYSTAL RIVER, FLORIDA, CODE OF ORDINANCES, IS HEREBY AMENDED BY CHANGING THE 
TABLE 4.02.07.A: CLASS I MOBILE KITCHEN AND CLASS II PUSHCART AND NON-MOBILE FOOD CART, OF 
SUB-ITEM “G” AS FOLLOWS: 

4.02.07.4  General to all.  

G. The unit/temporary structure shall not have external water or sewer service provided to it from the primary use 
that is located on the site, nor the site in general.  

Table 4.02.07.A: Class I Mobile Kitchen and Class II Pushcart and Non-Mobile Food Cart  

Description  
Class I—Mobile kitchen (food truck). Full-service mobile 
kitchens are comprised of a wheeled vehicle that is 
readily moveable and designed for the service of food 
from the interior of the unit. These vehicles may cook, 
prepare, and assemble food items on or in the unit and 
serve a full menu.  

 
Class II—Pushcart and non-mobile food cart. These non-
motorized food carts cannot be driven but may be 
towed to the site. They vend items that require very 
little preparation, such as fruits, vegetables, hot dogs, 
pre-cooked and pre-packaged food and juices. Items 
may be heated and prepared for sale on the cart. Such 
carts require a commissary.  
Permitted Use  Permitted Zoning District  
Class I—Mobile kitchens (food trucks)  (CH) High Intensity Commercial  

(CW)   Waterfront Commercial outside of CRA 
Class II—Pushcarts and non-mobile food carts  (CH) High Intensity Commercial  

(CG) General Commercial in CRA  
(CW) Waterfront Commercial in CRA  

Signage and Related Elements  
1. Signage shall not be placed in the right-of-way of a street, lane, or pathway; nor shall it block vehicle visibility.  
2. Unless specifically addressed herein, no sign, emblem, or decorative element shall be attached to, or extend 
outward from the top or side of a mobile kitchen, pushcart, or non-mobile food cart; specifically, the rectangular 
structure that forms the basic outline of the truck or cart.  
3. Class I mobile kitchens and class II pushcarts and non-mobile food carts may have the following types of signage 
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and/or elements associated with the unit:  
 a. Name and decorative emblem. The name of the business, cart, or truck and one (1) or more decorative 
emblem (or emblems) associated with the name may be painted, printed, or applied directly upon one (1) or more 
of the four (4) sides that comprise the unit. The name as well as all decorative emblems shall be applied such that 
they are completely "flat" on the surface.  
 b. Sidewalk signboard. One sidewalk sandwich sign (A frame sign) may be sited within ten (10) feet of a truck or 
cart. The sign shall not to exceed six (6) SF., with a maximum width of twenty-four (24) inches and a maximum 
height of thirty-six (36) inches.  
4. Class I mobile kitchens may have the following types of signage and/or elements associated with the unit:  
 1. Awning or canopy. An awning or canopy may be attached to the side of the mobile kitchen so long as no 
supporting posts or poles touch the ground. This type of signage and/or element provides shading that will keep 
customers cool and dry during hot or inclement weather.  
  a. An awning or canopy shall be attached to the side of the mobile kitchen (food truck) such that it covers the 
opening or window area that is used for ordering food and transferring payment when the unit is not in operation.  
  b. The maximum width of an awning or canopy shall not exceed the width of the current opening or window 
area that is used for ordering food and transferring payment by more than three (3) feet on either side.  
  c. The maximum length of an awning or canopy shall not exceed vertical length of the current opening or 
window that is used for ordering food and transferring payment by more than three (3) feet.  
  d. The maximum height of the awning or canopy shall not exceed the height of the primary roof that comprises 
the class I mobile kitchen (food truck).  
  e. A class I mobile kitchen (food truck) may have painted, printed, or applied letters and/or graphics located on 
the sloping plane or the valance of an awning. Such lettering and/or graphics shall be completely flat on the 
surface.  
  f. A class I mobile kitchen (food truck) may have three-dimensional text that conveys the name of the business, 
cart, or truck located on the top (roof) of the canopy. Such text shall not exceed twelve (12) inches in height, nor 
shall it extend beyond the two sides that comprise the canopy.  
 2. Rooftop signage. A class I mobile kitchen (food truck) may have a sign located on its roof that runs along each 
of the "long sides" of the truck that is sited no more than one (1) foot from the edge. The sign shall be comprised of 
three-dimensional text in the form of individual letters. Such letters shall not exceed twelve (12) inches in height. A 
"board sign" shall not be permitted. The text shall convey the name of the business, cart, or truck, and shall consist 
of no more than a few words or a phrase. The words or phrase shall be limited to an area that extends from four (4) 
feet to the left of the primary serving window to four (4) feet to the right of the primary serving window.  
5. Approval. In order for a class I mobile kitchen and class II pushcart or non-mobile food cart to garner final 
approval of its signage, a dimensional drawing of all proposed structures and signage, including the verbiage, 
objects, dimensions, measurements, etc. shall be submitted to the planning and development services department 
for review.  
6. Review of deviations. Any signage, emblem, or decorative element that fails to meet the standards conveyed 
above may be approved by the director of planning and development services if the deviation(s) from the 
standards.  
 a. Are minimal and not likely to be noticed when viewed as part of the overall proposal;  
 b. Promote a level of design or aesthetics that is equal to or exceeds that which would be present without the 
item;  
 c. Do not negatively impact the physical character of both the primary use and the secondary use; and  
 d. Continue to meet all aspects of the purpose and intent found in section 4.07.02 of this Code.  
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END OF EXHIBIT “A” 
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