
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 
October 5, 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: June 1st, 2023 

7) Citizen Input: 3 minutes  

8) Public Hearings:  

A.) Conduct a public hearing for APPLICATION NO. PUD23-0002 – CLARK A. STILLWELL, ESQ. ON BEHALF 

OF CR19 HOLDINGS LLC   – Consideration of an amendment of the Official Zoning Map by changing the 

zoning on 67.43 acres from High Intensity Commercial (CH) to Planned Unit Development (PUD) 

establishing a Master Plan of Development to allow for multi-family use and commercial use; and by 

modifying the Crystal River Mall Development of Regional Impact (DRI), which address is generally 

known as 1801 NW US Highway 19, Crystal River, Florida. A complete legal description is on file in the 

Planning and Community Development Department.  

9) Unfinished Business  

10) New Business 

11) Citizen Input: 5 minutes 

12) Staff Comments 

13) Commissioner’s Comments 

14) Chairman’s Comments 

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



 

Planning Commission Minutes 
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  

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

Tonia Herring, Greg Acker, Rick Laxton. 

Commissioners Absent: Larry Schenavar, Kim Salter 

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 Commissioner Thompson, seconded by Chairman Grannan. Motion 

carried 7-0.  

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

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

7) Citizen Input: None.  

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.  

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. The 

applicant is requesting a 34-foot-wide parking area which exceeds the maximum permitted driveway 

width allowed within the Crystal River Land Development Code. Staff recommends a parking area width 

of 27 feet.  

Applicant Presentation: Roger Vandergriff, Crystal River, presented to the commission stating the 

location of the existing wetlands on the property create a hardship to allow adequate parking.   



 

Staff Rebuttal: Brian Herrmann, Planning Director, stated a 27-foot-wide parking area would 

accommodate three parking spaces. 

Public Comment: None.  

Commissioner Discussion: A motion to approve APPLICATION NO. PV23-0001 brought by ROGER 

VANDERGRIFF, as requested, was made by Commissioner Thompson, seconded by Commissioner 

Acker. Motion carried 7-0. 

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. 

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. Ms. 

Collins stated the applicant is requesting the property to be rezoned to Industrial to allow for their 

proposed RV and Boat storage use. 

Applicant Presentation: Scott and Christine Johnson, Lecanto, presented to the commission.  

Commissioner Discussion: Discussion was held regarding zoning inconsistencies noted in the 

presentation. 

Applicant requested for continuance of the application to a future meeting.  

A motion to continue applications PCA23-0003 and PZMA23-0002 brought by Scott and Christine 

Johnson, was made by Commissioner Thompson, seconded by Commissioner Herring. Motion carried 7-

0. 

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.   



 

Staff Presentation: Brian Herrmann, Planning Director, presented the application to the commission. The 

proposed use will only be permitted in applicable zoning districts outside of the community 

redevelopment area.  

Applicant Presentation: None.  

Public Comment: None 

Commissioner Discussion: A motion to recommend City Council approval of APPLICATION NO. 

PZT23-0004 brought by BOE BRACCIO, was made by Commissioner Thompson, seconded by Chairman 

Grannan. Motion carried 7-0. 

9) Unfinished Business: Brian Herrmann, Planning Director, announced the selection of the steering committee 

members, which will meet with Stringfellow Planning & Design in construction of the City’s new Land 

Development Code.  

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 Commissioner Herring. Motion carried 7-

0. Meeting adjourned at 6:42pm. 

*Appointed by School Board pursuant to §163.3174, Florida Statutes. 
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CITY OF CRYSTAL RIVER PLANNING COMMISSION 

STAFF REPORT                                                                         
Growth Management Department 

MEETING DATE: October 5, 2023   
APPLICATION NO. PUD23-0002 – CLARK A. STILLWELL, ESQ. ON BEHALF OF CR19 HOLDINGS LLC   

PROPOSED 
AMENDMENT: 

An amendment of the Official Zoning Map by changing the zoning on 67.43 acres from 
High Intensity Commercial (CH) to Planned Unit Development (PUD) establishing a 
Master Plan of Development to allow for multi-family use and commercial use; and by 
modifying the Crystal River Mall Development of Regional Impact (DRI).   

SUBJECT 
PROPERTY: 

Section 17, Township 18 S, Range 17 E; specifically parcels 17E18S170300 0010 
(ALTKEY: 2651911), 17E18S170300 0020 (ALTKEY: 2651920), 17E18S170300 0030 
(ALTKEY: 2651938),  17E18S170300 0100 (ALTKEY: 2652012), 17E18S170300 0040 
(ALTKEY: 2916265), 17E18S170300 0060 (ALTKEY: 2651954), and 17E18S170320 0010 
(ALTKEY: 3516403) as identified in the records of the Citrus County Proper Appraiser, 
and which address is generally known as 1801 NW US Highway 19, Crystal River, 
Florida.   A complete legal description of the property is on file with the Planning & 
Development Services Department. 

PROPERTY 
OWNER: 

CR19 Holdings LLC  

LAST OCCUPANT: Crystal River Mall (Note: Does not include the Rural King or Office Max sites) 
EXISITNG   
FUTURE          
LAND USE: 

HC, Highway Commercial (67.43 acres) – No Change proposed.  

EXISTING 
ZONING: CH, High Intensity Commercial (7.21 acres)   

FLOOD ZONE: 

According to the Federal Emergency Management Agency (FEMA), Flood Insurance 
Rate Map (FIRM), the subject property is in Flood Zone AE with a Base Flood Elevation 
(BFE) of 11 feet and Flood Zone AE with a BFE of 12 feet, as found on FIRM Panel 
Numbered  12017C0186E. (Effective date: January 15, 2021) 

SURROUNDING 
AREA: The area 
comprises a mix 
of residential and 
commercial uses.   

North: Zoned CH and PUD, that is developed as retail on US 19, and the RV Resort. 
South: Zoned CH, that is developed as motel and a house of worship. 
East: County zoned LDR, Low Density Residential, that is developed as single family 
residential, and City zoned PUD (expired) that is vacant, and PI,  Public Institutional, 
housing the city public works facility.  
West: Zoned CH and CON, Conservation, comprising the Crystal River Preserve State 
Park.   

PREPARED BY: Jenette Collins, AICP, Growth Management Director 

BACKGROUND INFORMATION: This is a request to amend the Official Zoning Map of the City of Crystal 
River by rezoning 67.43 acres from CH, High Intensity Commercial to PUD, Planned Unit Development, and by 
establishing a new Master Plan of Development for the subject property that is part of the Crystal River Mall 
DRI (effectively amending the former master plan of development)  The DRI, which was originally approved in 
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1989, has since gone through several amendments as shown in the attached exhibit “Crystal river Mall DRI – 
Entitlements Summary.”    

The proposed PUD master plan of development delineates the project site, having a total of 67.43 acres, to be 
developed as a mixed-use project having a maximum 440 multi-family dwelling units, a maximum 40,600 
square feet of restaurant/retail commercial retail center, and maximum 12,550 square feet of outparcel 
commercial use.  

The subject property area includes that portion of the original mall built in 1990 (which has been demolished), 
along with several other vacant parcels that were never developed.  The proposal does not include the parcels 
located north of N Turkey Oak Drive and the parcels that contain the Rural King and Office Max retail buildings, 
which remain vested under their current entitlements.   

ANALYSIS:  Florida Statute, Section 380.06 Developments of regional impact outlines the requirements for 
an amendment to an existing DRI.  The statute now allows that amendments to a DRI can be processed by 
the local government throught the adopted land use change amendment process (e.g., a PUD amendment).    
In order to consider the PUD amendment, the proposal must be found consistent with the intent of the  
Comprehensive Plan and should meet the general intent of the Land Development Code.   

As an amendment to the DRI, the proposal must also demonstrate that the changes do not exceed 
concurrency allowances beyond those previously vested within the development entitlements of the DRI; 
specifically, that such exchange of uses will not increase impact to public facilities.    

The following items have been analyzed by staff to make its findings for recommendation to the Planning 
Commission.    

Comprehensive Plan Considerations – The Comprehensive Plan’s Future Land Use Map (FLUM) 
designations is HC, Highway Commercial, which land use category allows “PUD” as an implementing zoning 
district on the Zoning Map.  Consideration must also be given that the DRI retains vested concurrency 
entitlements as provided by Florida Statutes for DRIs, and that the development is consistent with the 
comprehensive plan at the time the development was originally approved.   

Zoning Considerations – The application proposes a rezoning for 67.43 acres from HC District to PUD District 
as described in the Background Information of this report.  The following table provides a summarized 
comparison of the existing HC district and the proposed PUD district as specified in Chapter 2 of the Land 
Development Code (LDC) .  

Zoning District: From: HC, High Intensity 
Commercial 

To: PUD, Planned Unit Development 

Allowed Use: 

Large-scale business, commercial, 
light assembly and institutional uses, 
associated accessory structures, and 

essential public services 

Established for creative and responsible 
development projects that may include 

compatible residential use and related public 
facilities that shall be unified by a master 
development plan, as further described in 

Section 4.04.00. Standards for Planned Unit 
Developments   

Max ISR*: 65% (waterfront);                            
75% (non-waterfront) Per approved master plan  

Max FAR**: 0.7 Per approved master plan 
*ISR – Impervious Surface Area, **FAR – Floor to Area Ratio               Source:  Crystal River Land Development Code (Ord. No. 05-O-08) 
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Relevant to this review is the exchange of entitlements between what is currently vested and proposed 
changes.  The following table shows the exchange of uses between the original plan, its current amended 
status, and the proposed plan as it relates to the DRI in total.  

 Commercial Residential units Other 

Original 
1989 DRI 815,850 gross square footage 500 d/u multi-family - 

Amended 
DRI 

(current) 
815,850 gross square footage 150 apt units* 652 RV Sites** 

Proposed 
PUD 

Amends commercial component 
to allow maximum 40,600 gsf 
commercial and 12,550 gsf 
outparcels (and continues to 
recognize existing 116,348 gsf for 
Rural King and Office Max not a 
part of this amendment) 

Adds maximum  360 
apartment units and 80 
townhomes 

No Change 

 CHANGE -646,352 gross square footage +440 res. m.f. units No Change 

NEW DRI 
TOTALS 

169,498 gsf                      
general commercial uses 

590                      
residential m.f. units 

652                                            
RV Sites 

*Reserved for Fountains at Hidden Lakes – Parcel ID: 17E18S170300 0090  
**Reserved for Sweet Citrus RV Resort (f/k/a – Hidden Lakes RV Resort) – Parcel ID: 17E18S170300 0070 

It is also noted that the DRI contains 78.31 acres (Parcel ID: 17E18S170300 0080) that is reserved as a 
conservation easement (ORB 865/PG 961-964).   

The proposed project is a redevelopment of an existing regional shopping center (the Crystal River Mall) and 
is found compatible with the surrounding area.  The proposed apartments and townhome components serve 
as an appropriate transitional use between commercial and the residential properties.  

Internal Circulation – The applicant has proposed a multi-modal pathway on the perimeter of the project 
to be reviewed at the time of the development permit.  Separately, the proposed master plan shows that the 
internal traffic circulation has been modified from the original DRI by removing the vehicular cross-access 
that connected the development from N Turkey Oak Drive to NW Crystal Street, and to the US Highway 19 
connection points.  The LDC (section 6.04.12) requires vehicular cross-access between adjoining 
developments.  Staff recommends that an internal cross-access connection be maintained from N Turkey 
Oak Drive across the project to minimize local traffic trips on to US Highway 19 that is part of the State of 
Florida Strategic Intermodal System (SIS).   

The developed has expressed a desire to gate the apartment component of the project, thereby prohibiting 
vehicular access to the commercial component from N Turkey Oak Drive.  Alternatively, the applicant has 
advised that the project will include a limited cross-access connection for resident vehicle exit, service vehicle 
entrance, and emergency vehicle secondary access at the rear perimeter of the development.  

Landscaping and Tree Protection – Where standards are not prescribed in the PUD, the project will need 
to adhere to current LDC standards for landscaping and tree protection at time of development.  This will be 
reviewed based on the intensity of the proposed development as it abuts adjacent properties, and also 
requires internal landscaping for parking lots and building foundations.   As part of its demolition permit, the 
property owner is mitigating the removal of existing heritage trees by replanting trees along perimeter areas 
of the project that will not be disturbed at time of construction.      



Planning Commission Meeting of October 5, 2023 Page 4 of 10 

PUD23-0002 – CLARK A. STILLWELL, ESQ., ON BEHALF OF CR19 HOLDINGS LLC   

Phasing Plan – The applicant does not propose a phasing schedule. The expiration date of development 
rights for the PUD Master Plan shall be as provided by the DRI, as extended therein. 

Environmental factors  -  According to the Federal Emergency Management Agency (FEMA), Flood 
Insurance Rate Map (E-FIRM), elevation contours vary from seven to eight feet above mean sea level (MSL).  
The new building construction must be designed to meet the FEMA FIRM BFE as summarized in the 
introduction table on page one of this report.  

According to the United States Department of Agriculture (USDA) Soil Survey, the soil types found on the 
subject property are as follows: 

• Approximately 34.8 percent of the site is classified as (28) Redlevel fine sand, 0 to 2 percent slopes 
(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 2.1 percent of the site (DRA) is classified as (35) Sparr fine sand, 0 to 5 percent slopes 
(parent material: Sandy and loamy marine deposits), having a drainage class of somewhat poorly 
drained, and having a depth to water table of 18 to 42 inches.   

• Approximately 3.7 percent of the site is classified as (58) Miakka, limestone substratum-EauGallie, 
limestone substratum complex (parent material: Sandy marine deposits) having a drainage class 
defined as poorly drained, and having a depth to water table of about 6 to 18 inches.   

• Approximately 3.4 percent of the site 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.   

• Approximately 46.5 percent of the site is classified as (64) Citronelle fine sand, having 0 to 2 percent 
slopes (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 6 to 18 inches.  

• Approximately 9.5 percent of the site (DRA) is classified as (99) Water (hydric soil rating: Unranked) 

No other environmental concerns are noted.  The proposal is a redevelopment of the former Crystal River 
Mall.   

INFRASTRUCTURE: 

Transportation (Ingress/Egress) – The proposed development will gain access from the three existing 
entry/exit points on US Highway 19 (a principal arterial), one access point on N Turkey Oak Drive (a major 
collector), and access points from each side of NW Crystal St (a local collector) .  The access points were 
constructed in accordance with the original  DRI master plan. No changes to the entry/exit points are made in 
this PUD amendment.    

The mall transportation mitigation conditions as prescribed in the DRI development order were constructed 
for the project at the time the mall was developed.    

As an amendment to the DRI, the proposal must also demonstrate that the changes will not exceed the 
original DRI entitlements for the vested transportation concurrency.   The traffic study provided by the 
applicant dated April 22, 2023, prepared by Michael D. Rayson, P.E. (Raysor Transportation Consulting, LLC), 
concludes that the proposed development plan’s new external daily trips and new external peak hour trips 
reflect less than 50 percent of the trip generation values for which transportation concurrency is vested.  
Therefore, no mitigation is required.   

It is noted that US Highway 19 is identified in the Comprehensive Plan, Multi-Modal Transportation Element, 
as being  part of the Crystal River Evacuation Route system. The city is required to maintain a LOS for out-of-
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county hurricane evacuation to be no greater than 16 hours for a category 5 storm event (reference 
Consistency with the Comprehensive Plan section below). The subject property is in the Coastal High Hazard 
Area (CHHA) as defined in the city’s Coastal Management Element of the Comprehensive Plan, and the 
development may contribute to degrading hurricane evacuation times, particularly due to the proposed 
residential component.  The CHHA also defines the Evacuation Level A.  According to the Statewide Regional 
Evacuation Study Program, the out-of-county clearance time for 2020 projections ranged from 18.5 to 54.0 
hours based on the Evacuation Level A.  In the report provided by the applicant dated April 22, 2023,  
Michael D. Rayson, P.E. (Raysor Transportation Consulting, LLC), the “…analysis indicate that the proposed 
development plan would result in the addition of +/- 12 minutes to evacuation times, which is approximately 
1% greater than the values identified in the 2020 Statewide Regional Evacuation Study; where these increases 
are marginal and thus insignificant to the ability to safely evacuate during a Level A evacuation event.” 

Water – The project is required to connect to a public potable water supply system.  The City of Crystal River 
has adequate water supply to serve the project.  

Sewer – The project is required to connect to the City of Crystal River sanitary sewer system.  The city has 
adequate capacity to service the project.  .     

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 City’s Comprehensive Plan establishes the Future 
Land Use designations and map. The request to rezone the 67.43-acre property from CH to PUD and the 
amendment to the Master Plan of Development for the PUD is found consistent with the city’s Future Land 
Use Element of the Comprehensive Plan for the HC, Highway Commercial category as shown on the Future 
Land Use Map for the subject property.  Furthermore, as an amendment to the DRI, the proposal  does not 
exceed those created by previously vested concurrency allowance beyond and within the development 
entitlements of the DRI.  A review of the proposed uses is found to be consistent with the density and 
intensity of the Future Land Use Element for the HC category, provided all other goals, objectives and policies 
of the Comprehensive Plan are satisfied. The following objective and policies of the Future Land Use Element 
are relevant: 

The following objectives and policies of the Future Land Use Element are cited: 

OBJECTIVE 3.1: The City shall preserve, protect and improve the character of the City through the 
implementation of compatibility standards and the consideration of innovative development 
standards that may include transfer of development rights, planned unit developments, form-
based regulations, conservation subdivisions, or other regulations that encourage mixed use and 
clustered development patterns.  

POLICIES:  

A) The planned unit development or PUD concept may be utilized in Crystal River.  

A-1: All planned unit development shall go through a site plan review which examines impact on 
the environment, compatibility with adjacent land uses, provision of on-site parking, stormwater 
retention, landscaping, and provision of urban services.  

A-2: All planned unit development on waterfronts lots must go through a site plan review which 
examines impact on land uses, provisions of onsite parking, stormwater retention, landscaping, 
and provision of urban services.  
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Staff Response:  The proposed apartments and townhome components serve as an appropriate 
transitional use between commercial and the adjacent residential properties. The PUD provides the 
benefit of a Master Plan of Development that serves to mitigate against potential conflicts with 
adjacent land uses where compatibility may be a concern.  All other development standards of the 
LDC (e.g., provisions of onsite parking, stormwater retention, landscaping, and provision of urban 
services) shall be adhered to.   

 

The following Objective and Policies of the Coastal Management Element are cited: 

OBJECTIVE 4.1: The City shall maintain or reduce hurricane evacuation times by requiring that 
new developments not degrade the existing evacuation Level of Service (LOS).  

POLICIES:  

A)  The Level of Service (LOS) for out-of-county hurricane evacuation shall be no greater than 16 
hours for a category 5 storm event. 

C) The Coastal High-Hazard Area (CHHA) is defined as the area below the elevation of the 
category 1 storm surge line as established by a Sea, Lake, and Overland Surges from 
Hurricanes (SLOSH) computerized storm surge model. All proposed Comprehensive Plan 
Amendments and new developments within the CHHA must meet the following criteria:  

1. The adopted LOS for “out of county” hurricane evacuation is maintained for a category 5 
storm event as measured on the Saffir-Simpson scale.  

2. A 12 hour evacuation time to shelter is maintained for a category 5 storm event as 
measured on the Saffir-Simpson scale and shelter space reasonably expected to 
accommodate the residents of a development contemplated by the proposed comprehensive 
plan amendment is available; or  

3. Appropriate mitigation is provided that will satisfy Policy C1. Or 2). Appropriate mitigation 
shall include, without limitation, payment of money, contribution of land, and construction 
of hurricane shelters and transportation facilities not to exceed the amount required for a 
developer to accommodate impacts reasonably attributable to development.  

a. City shall enter into a binding contract with the developer detailing with any required 
mitigation.  

 b. If the LOS for the host evacuees has not been established the LOS shall not exceed 16 
hours for a category 5 event. 

Staff Response:  A review of the report provided by the applicant dated April 22, 2023,  by Michael D. 
Rayson, P.E. (Raysor Transportation Consulting, LLC), the finds that the increases are marginal and 
thus insignificant in the ability to safely evacuate during a Level A evacuation event. [Reference 
Transportation (Ingress/Egress) section above.]  

 

  OBJECTIVE 6.1: The City of Crystal River shall ensure that the provision of roads, potable water, 
sanitary sewer, drainage and solid waste facilities and services required to maintain the 
adopted Level of Service standards shall be consistent and phased with the level of development 
proposed in the Future Land Use Element 

Staff Response:  Based on the analysis provided, the proposed exchange of uses will not exceed the 
impacts to public facilities that would have been created by the vested development entitlements of the 
original DRI.     Mitigation conditions of the DRI development order were constructed for the project at the 
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time the mall was developed.   The exchange of uses removes 646,352 gross square footage of entitled 
commercial in replacement of 440 new residential units.   

 

SUMMARY OF PUBLIC COMMENTS:  Public comments have not been received as of this writing of the Staff 
Report.  

FINDINGS: As conveyed in Subsection (B.) of 8.02.03 of the Crystal River Zoning Ordinance, the Planning 
Commission shall have the role and responsibility to hear, consider, and make recommendations to the City 
Council regarding applications to amend the official zoning map (rezoning), and amend the official zoning map to 
PUD together with a PUD master plan.  

Based on the analysis provided above, the following findings are presented: 

1. The request is to rezone 67.43 acres from CH, High Intensity Commercial to PUD, Planned Unit Development 
on the Zoning Map; and establish a Master Plan of Development having a maximum 440 multi-family dwelling 
units, a maximum 40,600 square feet of restaurant/retail commercial retail center, and maximum 12,550 
square feet of outparcel commercial use, effectively modifying the Crystal River Mall DRI. 

2. The request to rezone and establish a Master Development Plan per the PUD is consistent with the HC, High 
Intensity Commercial District category as shown on the Future Land Use Map of the Comprehensive Plan.   

3. The request to amend the Crystal River Mall DRI does not exceed concurrency allowances vested within 
the development entitlements of the original DRI; specifically, that such exchange of uses does not 
increase impact to public facilities.    

4. The PUD provides the benefit of a Master Plan of Development  and conditions of approval that serves to 
mitigate against potential conflicts with existing adjacent land uses. 

5. The Traffic Study provided by the applicant finds that the proposed development plan does not exceed 
the trip generation values for which the DRI transportation concurrency is vested. 

6. The Traffic Study provided by the applicant finds that the proposed development plan would result in 
approximately a 1% increase in the values identified in the 2020 Statewide Regional Evacuation Study, 
where the increases are marginal and thus insignificant to the ability to safely evacuate during a Level A 
evacuation event.   

7. The project shall be served by central water and central sewer having adequate capacity.   
 
STAFF RECOMMENDATION: Based on the analysis above, staff supports the proposed amendment and 
master plan of development with the conditions of approval listed below (referenced from the draft 
Ordinance included in the backup).   However, to minimize traffic trips on to US Highway 19,  it is 
recommended that proposed condition “C.” be amended to add that “An internal vehicular cross-access 
shall be provided (as was in the original DRI) to allow connection from N Turkey Oak Drive to the interior 
commercial component of the project.”    
 
Proposed Conditions of Approval:   

The PUD Master Plan approval shall be conditioned upon the Developer’s performance of the following obligations and 
ongoing compliance with the following requirements concerning use, operation and maintenance of the subject property.  
Failure to abide by the following terms shall constitute a violation of the City River Code of Ordinances and may result in 
termination of the PUD Master Plan and/or code enforcement action against Developer or its successor(s) or assign(s). 

1. Development Concept. The project shall be developed as a Planned Unit Development (“PUD” or “Project”) 
substantially in accordance with this Ordinance. The Project site, being a total of 67.43 acres, will be developed as a 
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mixed-use project having a maximum 440 multi-family dwelling units, a maximum 40,600 square feet of 
restaurant/retail commercial retail center, and maximum 12,550 square feet of outparcel commercial use.  

A. Planned Unit Development Legal Description. The properties included in the PUD Master Plan of Development are 
described on Exhibit A. 

B. Planned Unit Development Plan. The Project shall be developed in a manner that is consistent with the PUD Master 
Plan of Development attached hereto and incorporated as composite Exhibit C, pursuant to Crystal River Land 
Development Code, Section 10.01.03.   

C. The Developer proposed multi-modal pathway and the internal vehicular cross-access required between adjoining 
developments shall be addressed at time of  site plan review to achieve compliance with the Crystal River Land 
Development Code in effect at time of permitting.   

D. Landscaping, signage and lighting shall be addressed during site plan permit review to achieve compliance with Crystal 
River Land Development Code standards in effect at time of permitting.  Lighting shall be located and designed to 
avoid glare on adjacent properties.  

E. The Project must connect to potable water and sanitary sewer as required by the City of Crystal River Code of 
Ordinances. 

F. The Developer is responsible for obtaining any and all permits and approvals required by the City and all other federal, 
state, water management district and local government permits prior to final permitting and to operate the property 
as provided herein.   

G. Minor modifications to this Planned Unit Development may be approved by the City Manager (or his designee) as 
outlined within Section 10.05.02, Procedures for Minor Amendments, as specified in the Crystal River Land 
Development Code. 

H. The expiration date of development rights for the PUD Master Plan shall be as provided by the DRI, as extended 
therein. 

I. Where development standards are not specified herein or addressed in the DRI, the Crystal River Land Development 
Code standards (or current code standards) will apply. 

J. All other existing conditions of approval for the Crystal River Mall DRI are affirmed and remain in effect.   

K. The failure of the Developer or its successors or assigns to materially satisfy any condition or perform or comply with 
any obligation set forth herein shall constitute a violation of the City Code of Ordinances that may be enforced 
through the City’s code enforcement, which could lead to the imposition of restrictions or limitations until compliance 
is achieved. 

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), the Planning Commission shall recommend to the City Council that the application 
PUD23-0002  be approved, approved with conditions (changes), or denied.  

ATTACHMENTS: 

1. Staff PowerPoint Presentation  
2. Notice/Locator Map of subject property  
3. Applicant’s Submittal with supporting documents   
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Crystal River Mall DRI – Entitlements Summary 
Resolution/Date Phase I Phase II Phase III* Notes 
89-R-8/8-9-1989 481,000 gsf 

commercial 
334,850 gsf 
Commercial 

500 du MF 2 year 
commencement term; 
5 year completion 
date 8-1-2005 

Required 
Transportation 
improvements; fund 
fire station expansion; 

Required 
Transportation 
improvements. 
Water capacity terms; 
on-site access road 

Required 
Transportation 
improvements; 
water/wastewater 
capacity terms; 
requires prop share 
for garbage collection  

91-R-30 NOPC/9-
9-1991 

- - - Buildout changed: 
PH I – 12-15-1993; 
PH II – 12-15-1995; 
PH III – 12-15-1997 

Amends S III Cond. Subsection I Solid Waste    

92-R-38 NOPC/11-
9-1992 

- - - Extended buildout by 
2 years – 
PH I – 12-15-1995; 
PH II – 12-15-1997; 
PH III – 12-15-1999  

Amends S III, Cond. Sub section C Water & Drainage paragraph 4) 

93-R-04 NOPC/1-
25-1993 

No record available (Changed water & drainage condition no. 4 & 
development schedule per memo 2-19-1999, Avis M. Craig) 

 

93-R-22 NOPC/7-
16-1993 

No record available (Changed water/sewer connection agreement 
extending dates per memo 2-19-1999, Avis M. Craig)  

 

96-R-13 NOPC/7-
22-1996 

- - - Extended buildout for 
each phase by 6 yrs., 
11 mo. & 30 days; 
Revised Map H 

Converted 26,317 s.f. of retail to theatre space, with start deadline for 
DO.  

Restated DO 
99-R-02 

481,000 gsf mall & 
theater 

334,850 gsf out-
parcels 

500 du MF Consolidated phases 
buildout all to 12-30-
2005.  Did not increase cumulative impact.  

06-R-38 NOPC/7-
24-2006  

- - 549 mf du (+49) Section V.B. is 
modified to read: 
Crystal River Mall 
Development is 
planned to extend for 
a 21 year period. 
Section VIII.Z is 
modified to indicate 
the Crystal River Mall 
shall not be subject to 
down zoning, unit 
density reduction, or 
intensity reduction 
until December 31, 
2025. 

Increased du by 49 units 

*07-O-10 PUD/4-
23-07 

- - 549 du (mixed 
housing plan) 

Established Master 
Plan of Dev on Phase 
III for housing layout 
plan 

Ph. III (Lots 7,8,9) Zoning Map Amendment  III from R-2 to PUD with 
Master Plan 

*20-O-07 PUD/9-
28-2020 

- - 652 RV/150 du apt Amends Master Plan 
of Dev for 652 RV 
spaces/ recognizes 
exist 150 apt units 
Fountains at HL 

Ph. III Lots 7-8 Amends 07-O-10 PUD to allow max 652 max RV spaces 
with amenities/Lot 9 continues to recognize 150 apt units  
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Resolution/Date Phase I Phase II Phase III* Notes 
PROPOSED 
PUD23-0002 
PENDING 

Amends commercial component to allow 
maximum 40,600 gsf commercial and 12,550 
gsf outparcels (and continues to recognize 
existing 116,348 gsf for Rural King and Office 
Max)  

Adds maximum  360 
apartment units and 
80 townhomes 

Establishes Master 
Plan (does not include 
area north of Turkey 
Oak, the Rural King 
parcel, and the Office 
Max parcel). Phasing 
removed.  

There is no Phasing.  

Change Totals -646,352 gsf commercial +440 du  
ENTITLEMENTS 169,498 gsf commercial 

 
652 RV/150 du 
apt/360 apt/80 
townhomes 

 

 
*NOTE: Phase III (MF Phase) amended by Ord. 07-O-10, and 2020-O-07; Hidden Lake Preserve RV Resort 
allows max 625 rv spaces and recognizes 150 apartment units.  Development standards apply.    
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ORDINANCE 23-O-28 
 

AN ORDINANCE AMENDING THE OFFICIAL ZONING 
MAP OF THE CITY OF THE CITY OF CRYSTAL RIVER, 
FLORIDA, BY REZONING PROPERTY(67.43 ACRES MOL) 
LYING IN SECTION 17, TOWNSHIP 18 SOUTH, RANGE 17 
EAST, SPECIFICALLY PARCEL IDS: 17E18S170300 0010 
(ALTKEY: 2651911), 17E18S170300 0020 (ALTKEY: 2651920), 
17E18S170300 0030 (ALTKEY: 2651938),  17E18S170300 0100 
(ALTKEY: 2652012), 17E18S170300 0040 (ALTKEY: 2916265), 
17E18S170300 0060 (ALTKEY: 2651954), AND   17E18S170320 
0010 (ALTKEY: 3516403) AS IDENTIFIED IN THE RECORDS 
OF THE CITRUS COUNTY PROPERTY APPRAISER, AND 
OWNED BY   OWNED BY CR19 HOLDINGS, LLC,  FROM 
HIGH INTENSITY COMMERCIAL (CH) to PLANNED UNIT 
DEVELOPMENT (PUD) ESTABLISHING A MASTER PLAN 
OF DEVELOPMENT TO ALLOW FOR MULTI-FAMILY USE 
AND  COMMERCIAL USE; BY MODIFYING THE CRYSTAL 
RIVER MALL DEVELOPMENT OF REGIONAL IMPACT 
(DRI);  PROVIDING FOR CODIFICATION; PROVIDING 
FOR MODIFICATIONS THAT MAY ARISE FROM 
CONSIDERATION AT PUBLIC HEARING; PROVIDING 
FOR CONFLICTS OF LAW; PROVIDING FOR 
SEVERABILITY; 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 City Council adopted the City of Crystal 
River Land Development Code (LDC) as Ordinance 05-O-08; and 

WHEREAS, the Crystal River Mall Development of Regional Impact (DRI) was originally 
approved on by the City of Crystal River City Council on August 22, 1989, by Resolution 89-R-8, as 
subsequently amended; and by restated Resolution 99-R-02 as subsequently amended; and  

WHEREAS, Section 380.06, Florida Statutes, provides the mechanisms for amendment of a 
Development of Regional Impact, and it has been determined that the proposal is regulated by F.S. 
380.06 (7) providing for changes, and therefore does not require a determination of whether the 
amendment is a substantial deviation and does not require a Notice of Proposed Change (NOPC); and 

WHEREAS, the City of Crystal River Planning Commission held a public hearing on 
<DATE>, a n d  voted <0-0> to recommend to the City Council that the request to amend the official 
zoning map by adopting a PUD to establish a  Master Plan of Development concerning that certain real 
property specifically described the attached Exhibit A and in Section 3, below, be 
<APPROVED/DENIED>; and 
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WHEREAS, the City Council of the City of Crystal River, Florida, after publication of a 
notice of its consideration of this ordinance, held a public hearing as required by law; and 

WHEREAS, this Ordinance, upon adoption by the City Council of the City of Crystal River, 
effectively approves the PUD; and 

WHEREAS, approval of this Ordinance is conditioned upon the applicant’s agreement to 
accept the conditions and obligations set forth in the Conditions of Approval incorporated herein, 
failure of which will result in termination of the PUD Master Plan; 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 PUD 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: 

SECTION 1. PURPOSE. 

The purpose of this Ordinance is to amend the official zoning map from CH, High Intensity 
Commercial to  PUD, Planned Unit Development, and by adopting a Master Plan of Development 
for the PUD (thereby modifying the Master Plan of Development for the Crystal River Mall 
Development of Regional Impact) for certain real property specifically described in the attached 
Exhibit A and in Section 3, below, 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, Part 1, General Provisions of the Code of Ordinances of the City of Crystal River, as otherwise 
authorized by applicable Florida Statutes.  

SECTION 3. PUD AMENDMENT TO THE ZONING MAP  

   PUD23-0002  CLARK A STILLWELL LLC REPRESENTING  CR19 HOLDINGS LLC 

An amendment to the official zoning map of the City of Crystal River by rezoning the 
subject property from CH, High Intensity Commercial to PUD, Planned Unit Development, 
and by adopting a  Master Plan of Development as presented in application PUD23-0002  for 
the subject property as described in Exhibit A, subject to the Conditions of Approval specified 
in Exhibit B, and in accordance with that certain PUD Master Plan as shown in Exhibit C, 
which exhibits are attached hereto and incorporated herein by reference.   
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SECTION 4. 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 5. MODIFICATIONS THAT MAY ARISE FROM CONSIDERATION AT PUBLIC 
HEARING 

 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 the public hearings.  Such modifications shall be incorporated 
into the final version of the ordinance adopted by the City Council and filed by the City Clerk. 

SECTION 6. REPEAL OF CONFLICTING ORDINANCES 

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

SECTION 7. 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 8. EFFECTIVE DATE 

This Ordinance shall become effective immediately upon adoption by the Crystal River 
City Council. 
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THIS ORDINANCE was introduced and placed on first reading on the <__> day of <__>, 
2023. 

THIS ORDINANCE was placed on a second reading and a public hearing held 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: 

Joe Meek    ________ 
        Ken Brown    ________ 
_________________________________  Cindi Frink    ________   
ROBERT W. BATSEL, JR., ESQUIRE    Robert Holmes  ________ 

   CITY ATTORNEY      Ken Frink           ________ 
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EXHIBIT "A" 
Property Legal Description 

 
Property lying in Section 17, Township 18 South, Range 17 East, specifically Parcels 17E18S170300 0010 (Altkey: 
2651911), 17E18S170300 0020 (Altkey: 2651920), 17E18S170300 0030 (Altkey: 2651938),  17E18S170300 0100 
(Altkey: 2652012), 17E18S170300 0040 (Altkey: 2916265), 17E18S170300 0060 (Altkey: 2651954), and   
17E18S170320 0010 (Altkey: 3516403) as identified in the records of the Citrus County Property Appraiser, and 
more specifically described as follows: 
 
LOTS 1, 2, 3 AND 6, AND DRAINAGE RETENTION AREA, CRYSTAL RIVER MALL SUBDIVISION, ACCORDING TO THE 
PLAT THEREOF, AS RECORDED IN PLAT BOOK 14, PAGE 99, PUBLIC RECORDS OF CITRUS COUNTY, FLORIDA,  
 
AND 
 
LOT 4, CRYSTAL RIVER MALL SUBDIVISION, ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 
14, PAGE 99, PUBLIC RECORDS OF CITRUS COUNTY, FLORIDA, LESS AND EXCEPT THE FOLLOWING DESCRIBED 
LAND: COMMENCE AT THE SOUTHEAST CORNER OF SECTION 17, TOWNSHIP 18 SOUTH, RANGE 17 EAST, 
CITRUS COUNTY, FLORIDA, THENCE NORTH ALONG THE EAST LINE OF SAID SECTION, A DISTANCE OF 302.75 
FEET TO A POINT; THENCE NORTH 89°19'41" WEST, A DISTANCE OF 683.90 FEET TO A POINT ON THE 
EASTERLY RIGHT-OF-WAY LINE OF U.S. HIGHWAY 19; THENCE ALONG SAID EASTERLY LINE NORTH 23°04'56" 
WEST, A DISTANCE OF 439.00 FEET TO A POINT OF INTERSECT WITH THE NORTHERLY RIGHT-OF-WAY LINE 
OF RELOCATED OLD TALLAHASSEE ROAD, SAID POINT ALSO BEING THE PRINCIPAL POINT AND PLACE OF 
BEGINNING OF THE FOLLOWING DESCRIPTION: THENCE CONTINUING ALONG SAID EASTERLY LINE NORTH 
23°04'56" WEST, A DISTANCE OF 304.48 FEET TO A POINT; DEPARTING FROM SAID EASTERLY RIGHT-OF-WAY, 
THENCE 39.27 FEET ALONG AN ARC TO THE RIGHT HAYING A RADIUS OF 25.00 FEET AND A CENTRAL ANGLE 
OF 90°00'00"; THENCE NORTH 66°55'04" EAST, 20.00 FEET TO A POINT; THENCE 220.53 FEET ALONG AN ARC 
TO THE LEFT HAVING A RADIUS OF 284.00 FEET AND A CENTRAL ANGLE OF 44°29'25"; THENCE NORTH 
71°01'55" EAST A DISTANCE OF 30.25 FEET TO A POINT; THENCE SOUTH 63°58'05" EAST, A DISTANCE OF 
140.47 FEET TO A POINT; THENCE SOUTH 26°0 l '55" WEST, A DISTANCE OF 95.42 FEET TO A POINT; THENCE 
SOUTH 23°04'53" EAST, A DISTANCE OF 265.06 FEET, BUT TO A POINT ON THE AFOREMENTIONED 
NORTHERLY RIGHT-OF-WAY LINE OF RELOCATED OLD TALLAHASSEE ROAD; THENCE ALONG SAID 
NORTHERLY LINE SOUTH 66°55'04" WEST, A DISTANCE OF 269.00 FEET TO A POINT; THENCE CONTINUING 
ALONG SAID NORTHERLY LINE 39.27 FEET ALONG AN ARC TO THE RIGHT HAYING A RADIUS OF 25.00 FEET 
AND A CENTRAL ANGLE OF 90°00'00" TO A POINT ON THE AFOREMENTIONED EASTERLY RIGHT-OF-WAY LINE 
OF U.S. HIGHWAY NO. 19, SAID POINT ALSO BEING THE POINT OF BEGINNING. 

AND 
 
ALL OF LOT 5, CRYSTAL RIVER MALL SUBDIVISION, ACCORDING TO THE PLAT THEREOF, RECORDED IN PLAT BOOK 
14, PAGES 99 AND 100, OF THE PUBLIC RECORDS OF CITRUS COUNTY, FLORIDA, A PORTION OF WHICH HAS BEEN 
REPLATTED IN PLAT BOOK 19, PAGES 79 AND 80, OF THE PUBLIC RECORDS OF CITRUS COUNTY, FLORIDA. LESS 
AND EXCEPT THAT PORTION AS CONVEYED BY THAT CERTAIN WARRANTY DEED RECORDED IN OFFICIAL RECORDS 
BOOK 2636, PAGE 1139, OF THE PUBLIC RECORDS OF CITRUS COUNTY,  
FLORIDA.   
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LOCATOR MAP 

 

 
 
 

END OF EXIBIT “A” 
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EXHIBIT “B” 
PUD23-0002 CR19 Holdings LLC 

Conditions of Approval 

The PUD Master Plan approval shall be conditioned upon the Developer’s performance of the following obligations and 
ongoing compliance with the following requirements concerning use, operation and maintenance of the subject property.  
Failure to abide by the following terms shall constitute a violation of the City River Code of Ordinances and may result in 
termination of the PUD Master Plan and/or code enforcement action against Developer or its successor(s) or assign(s). 

1. Development Concept. The project shall be developed as a Planned Unit Development (“PUD” or “Project”) substantially 
in accordance with this Ordinance. The Project site, being a total of 67.43 acres, will be developed as a mixed-use project 
having a maximum 440 multi-family dwelling units, a maximum 40,600 square feet of restaurant/retail commercial retail 
center, and maximum 12,550 square feet of outparcel commercial use.  

1. Planned Unit Development Legal Description. The properties included in the PUD Master Plan of Development are 
described on Exhibit A. 

2. Planned Unit Development Plan. The Project shall be developed in a manner that is consistent with the PUD Master Plan 
of Development attached hereto and incorporated as composite Exhibit C, pursuant to Crystal River Land Development 
Code, Section 10.01.03.   

3. The Developer proposed multi-modal pathway and the internal vehicular cross-access required between adjoining 
developments shall be addressed at time of  site plan review to achieve compliance with the Crystal River Land 
Development Code in effect at time of permitting.   

4. Landscaping, signage and lighting shall be addressed during site plan permit review to achieve compliance with Crystal 
River Land Development Code standards in effect at time of permitting.  Lighting shall be located and designed to avoid 
glare on adjacent properties.  

5. The Project must connect to potable water and sanitary sewer as required by the City of Crystal River Code of Ordinances. 

6. The Developer is responsible for obtaining any and all permits and approvals required by the City and all other federal, 
state, water management district and local government permits prior to final permitting and to operate the property as 
provided herein.   

7. Minor modifications to this Planned Unit Development may be approved by the City Manager (or his designee) as 
outlined within Section 10.05.02, Procedures for Minor Amendments, as specified in the Crystal River Land Development 
Code. 

8. The expiration date of development rights for the PUD Master Plan shall be as provided by the DRI, as extended therein. 

9. Where development standards are not specified herein or addressed in the DRI, the Crystal River Land Development 
Code standards (or current code standards) will apply. 

10. All other existing conditions of approval for the Crystal River Mall DRI are affirmed and remain in effect.   

11. The failure of the Developer or its successors or assigns to materially satisfy any condition or perform or comply with any 
obligation set forth herein shall constitute a violation of the City Code of Ordinances that may be enforced through the 
City’s code enforcement, which could lead to the imposition of restrictions or limitations until compliance is achieved. 

End of Exhibit B 
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EXHBIT “C”  
CR19 Holdings LLC - PUD Master Plan of Development 

  

































































































































































































































































































EXHIBIT "E"

















Exhibit H-1a
PUD Master Plan of Development



EXHIBIT  H-1b
MASTER COLOR CODED USE LEGEND



EXHIBIT H-2a
CONCEPTUAL ARCHITECTURAL SITE PLAN



EXHIBIT H-2a
CONCEPTUAL ARCHITECTURAL SITE PLAN



Exhibit  H-3
Cross-Access/Multi-modal Path Detail
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