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CITY OF CRYSTAL RIVER PLANNING COMMISSION 

STAFF REPORT                                                                         
Planning and Development Services Department 
 

MEETING DATE: September 2, 2021    

APPLICATION NO. PZ21-0087 Small-Scale Comprehensive Plan Amendment and PZ21-0088 Zoning Map 
Amendment   

SUBJECT 
PROPERTY: 

Section 27, Township 18S, Range 17E; specifically, Parcel 43240 (AK# 3464182), which 
address is 1209 SE US Highway 19, Crystal River.  A complete legal description of the 
property is on file with the Planning & Development Services Department. 

PROPERTY 
OWNER: Crystal Motor Car Company, Inc. 

LAST OCCUPANT: J&W Automotive Supply  

PROPOSED 
AMENDMENTS: 
 

COMPREHENSIVE 

PLAN 

Amendment to the Comprehensive Plan’s Future Land Use 
Map (FLUM) from (split future land use) Highway 
Commercial (HC) and High Density Residential (HDR) to 
Highway Commercial (HC). 

ZONING 

MAP 

Amendment to the Official Zoning Map from (split zoning) 
High Intensity Commercial (CH) and High Density Residential 
(R-3) to High Intensity Commercial (CH). 

ACREAGE Approximately 8.83 acres (entire parcel). 

FLOOD ZONE: 
According to the Flood Insurance Rate Map (FIRM), the subject property is in Flood 
Zone AE with a Base Flood Elevation (BFE) of 11 feet, as found on FIRM Panel Number 
12017C0189E. (Effective date: January 15, 2021) 

SURROUNDING 
AREA: 

 

North  
 

FLUM Designation is HC, Highway Commercial; Zoning Designation is CH, High 
Intensity Commercial.  The property has been developed as retail commercial 
(Ag Pro). 

South  

FLUM Designation is (split land use) HC and HDR; Zoning Designation is CH 
and R-3.  Several properties abut to the south comprising of a retail strip 
center that fronts US Hwy 19, a church (First Presbyterian Church of Crystal 
River), and a single-family residence. 

 

East   

 

FLUM Designation is MDR, Medium Density Residential; Zoning Designation is 
PUD, Planned Unit Development.  The neighboring property is lies across the 
street from SE 8th Avenue and is developed as a mobile home Park (Crystal 
River Village MHP).  

West  
FLUM Designation is HC; Zoning Designation is CH.  The several properties lie 
across US Highway 19 and are developed as retail/service-oriented 
commercial businesses (American RE, bicycle shop, kayak rentals)  

Reviewed by:  Jenette Collins, AICP, Urban Planner, Planning and Development Services Department 
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BACKGROUND INFORMATION:  The subject property is approximately 8.83 acres and fronts on US 
Highway 19, a State maintained principal arterial, and backs up to SE 8th Avenue, a local, 50-foot 
collector road.  The applicant requests a Future Land Use amendment and a Re-zoning for the rear 
portion of the property to remove the split-land use/split zoning.   
Existing structures on the property are proposed to be demolished.  The rear one-third of the 
property is naturally wooded and contains a pond.  The applicant proposes to develop the site with 
a retail establishment for private-exclusive auto sales to be stored within buildings that will be 
constructed central to the property and west of the existing pond.   The front of the property will be 
reserved for future commercial development.    
 
ANALYSIS:   
Zoning Map Amendment:  This request is to rezone the easternmost, rear portion of property 
(approximately 3.6 acres) that abuts SE 8th Ave.  This part of the property is currently designated as 
R-3 zoning on the Official Zoning Map.  The applicant requests to rezone this part of the property 
from R-3 to CH.  
The balance of the property comprising the front 594 feet lying parallel to, and abutting US Hwy 19 
is designated CH zoning on the Official Zoning Map.  The zoning on this part of the property is not 
changing. 
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-3, High Density Residential To CH, High Intensity Commercial 

Max Density/Use: Multi-family up to 12-du/acre Large-scale business, commercial, 
light assembly, and institutional uses 

Max ISR: 65% 75% 

Max FAR: NA 0.7 

Required 
Buffering 

(Based 
on 

Adjacent 
Zoning) 

 

NORTH: “C” (15’-width) adjacent to CH “A” (10’-width) adjacent to CH 

SOUTH: “C” (15’-width) adjacent to CH, and 
“A” (10’-width) adjacent to R-3 

“A” (10’-width) adjacent to CH, and 
“D” (20’-width) adjacent to R-3 

 
EAST: “B” (15’-width) adjacent to collector 

 
“C” (15’-width) adjacent to collector 

WEST: “B” (15’-width) adjacent to arterial “D” (20’-width) adjacent to arterial 

Comprehensive Plan – Future Land Use Map Amendment: This request is to change the land use 
category on the easternmost, rear portion of property (approximately 3.6 acres) that abuts SE 8th 
Ave.  This part is currently designated as HDR land use category on the FLUM.  The applicant 
requests to change this part of the property from HDR to HC. 
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Comprehensive Plan 
FLUM Category: 

From HDR, High Density 
Residential 

To HC, Highway Commercial 

Category Description: Multi-family up to 12-du/acre 

retail, vehicle sales and 
repair, service stations, 
restaurants, convenience 
stores, lodging, financial 
institutions, theaters, and 
entertainment uses 

 
The first 594 feet lying parallel to, and abutting US Hwy 19 is designated as HC category on the 
Future Land Use Map (FLUM) of the Comprehensive Plan.  The land use category on this part of the 
property is not changing.   
Compatibility with Adjacent Land Uses:  The proposed FLUM amendment is found consistent with 
the HC designation of the property that abuts to the north, which extends from US Hwy 19 to SE 8th 
Avenue and has been developed as retail commercial (Ag Pro tractor sales). The property to the 
south is designated as HC and HDR just like the subject property.  There is a residence located on an 
abutting parcel to the south that fronts and gains access from SE 8th Ave.   
The existing location of the pond and increased buffering requirements assist in reducing 
incompatibility with the adjacent R-3 designated properties to the south.  
Environmental:  The subject property appears to be naturally wooded to the rear as it abuts SE 8th 
Avenue.  Staff is unable to determine if the pond is a natural feature or was previously excavated.  
However, the Soils Survey Map for Citrus County, FL (FL017) prepared by the USDA Natural 
Resource Conservation Service, defines the pond area as a “pit”.  The surrounding soil types found 
on the site are defined as Tavares fine sand, 0 to 5 percent slopes (drainage class: moderately well 
drained), and Quartzipsamments, 0 to 5 percent slopes (drainage class: well drained).  Property 
elevations vary from 4 to 13 feet above mean sea level.  
The LDC provides standards for environmentally sensitive lands protection where applicable.  This 
requires that a professionally prepared biological survey following Florida Fish and Wildlife 
Conservation Commission standards be submitted to the department at time of development order 
where wetlands and/or the presence of endangered, threatened, or special of special concern may 
be present.  The applicant has stated that it is his desire to preserve the pond as it presently exists.  
Crystal River Airport:  The very southeast corner (that area lying southeast of the pond) of the 
subject property is located with the northernmost boundary of the runway protection zone of the 
Crystal River Airport.  At this location, the Federal Aviation Administration (FAA) would prohibit 
structural heights that exceed 159 vertical feet.  The LDC limits building heights to a maximum 50 
(above the designated FIRM BFE) in the CH District.  No conflict is evident.    
 
INFRASTRUCTURE:   
Transportation (Ingress/Egress): Primary access shall be taken from US Highway 19 which is a 6-
lane, principal arterial functioning at a level of service “C”.   
Water/Sewer: New development would be required to hook up to central water and sewer 
services.    
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Stormwater Management: Stormwater management requirements must be approved as 
established by the 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 following Goal, Objective and Policies of the Comprehensive Plan are relevant: 
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: 
 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, 
landscaped buffers, building orientation, scale, parking lot, landscaping, or 
driveway location.   

The proposed amendments are found to be consistent with the Comprehensive Plan.  The 
historic development existing on site is proposed to be demolished, and all new 
development must adhere to the current Land Development Code standards, as well as 
FEMA flood regulations.  Proper buffering and strict adherence to the LDC standards will 
assist to reduce incompatibility with the adjacent land uses.  

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

FINDINGS:  
As conveyed in Section 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 comprehensive plan and the official zoning map.   
The following findings of fact are presented: 

1. The request is to amend the Future Land Use Map of the Comprehensive Plan from (split land use) HC 
and HDR to HC. 

2. The request is to amend to Official Zoning Map from (split zoning) CH and R-3 to CH. 
3. The project will be served by central water and sewer. 
4. New development shall be designed to be compliant with the development standards of the Land 

Development Code (LDC) and other code standards.   
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STAFF RECOMMENDATION:  
Staff has no objection to the requested amendments and finds that they are consistent with the intent 
of the Comprehensive Plan.  The requested land uses/zoning categories are found compatible with 
the surrounding land uses, and the use of development standards as required by the Land 
Development Code shall serve to mitigate any negative conflicts where the subject property abuts 
the R-3 designation to the south.   
 
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. PZ21-0087 – Future Land Use Map Amendment 
2. PZ21-0088 – Zoning Amendment  

PLANNING COMMISSION ACTION: 
 

1. PZ21-0087 – Future Land Use Map Amendment 
2. PZ21-0088 – Zoning Amendment  

 
ATTACHMENTS: 
1. Staff PowerPoint Presentation  
2. Notice/Locator Map of subject property  
3. Applicant’s Submittal with supporting documents  
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Zoning Map Amendment
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Subject Property 270 feet fronting US Hwy 19



Looking North on US Hwy 19
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https://xxcrystalriverflxx-my.sharepoint.com/personal/jcollins_crystalriverfl_org/Documents/Doc1.docx?web=1


Looking west and across US Highway 19
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Looking south on US Highway 19



Subject property 351 feet fronting  SE 8TH AVE 
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Looking north and across SE 8TH Avenue

Crystal River Planning Commission Meeting  of  September 2, 2021
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Looking south and across SE 8TH Avenue 
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QUESTIONS?

Crystal River Planning Commission Meeting  of September 2, 2021



City of Crystal River 
123 Northwest Highway 19 

Crystal River, Florida  34428 
Telephone: (352) 795-4216 
Facsimile: (352) 795-6351 

 
REF:  Application Nos. PZ21-0087/PZ21-0088 

 
August 16, 2021                            
 
 
 
RE:  Notice of Proposed Small-Scale Comprehensive Plan Amendment and Proposed 
Amendment to the Official Zoning Map of the City of Crystal River. 
 
Dear Property Owner: 
 
Please be advised that Crystal Motor Car Company, Inc, has made formal application to 
the City of Crystal River for a Future Land Use Map Amendment, reclassifying their 
property comprising 8.83 acres (MOL) from (split land use) Highway Commercial (HC) 
and High Density Residential (HDR) to  Highway Commercial (HC); and to reclassify their 
property on the Zoning Map from (split zoning) High Intensity Commercial (CH) and  High 
Density Residential (R-3) to High Intensity Commercial (CH), located at 1209 SE US 
Highway 19, Crystal River, Florida 34429, also identified as part of  Parcel ID 17E18S27 
43240 (AK# 3464182)  in the records of the Citrus County Property Appraiser.  A complete 
legal description is on file with the City of Crystal River, Planning and Community 
Development Department.  
 

 
Subject Property: 1209 SE US Highway 19, Crystal River 



Page 2 
FLUM & Re-Zoning Request 

August 16, 2021 
 

 
You are being sent a notification because you are located within 300’ of the property.  If 
you wish to speak for or against this request for a Future Land Use Map Amendment and 
Re-Zoning Request, please be advised that a Quasi-Judicial Public Hearings will be held 
on: 
 

Planning Commission:  Thursday, September 2, 2021, at 5:30 p.m. 
 
City Council: First Reading - Monday, September 27, 2021 at 5:30 p.m. 

Second Reading - Monday, October 11, 2021 at 5:30 p.m. 
 
at City Hall, 123 NW Highway 19, Crystal River, FL  34428 
 
This application is available for viewing during normal business hours, 8:30 a.m. to 4:30 
p.m. in the Planning and Community Development Department located at 123 NW 
Highway 19, Crystal River, Florida. 
 
Any person deciding to appeal any decision made by the commission with respect to any 
matter considered at this meeting or hearing will need a record of the proceedings, and 
that, for such purpose, they may need to ensure that a verbatim record of the proceedings 
is made, which record includes the testimony and evidence upon which the appeal is to be 
based. 
 
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. 
 
If you have any questions concerning this application, please call 352-795-4216 Ext. 340. 
 
Sincerely, 
 
 
 
Jeanette Rehberg 
Zoning Administrator 
City of Crystal River 
Planning and Community Development Department 
 
Cc:  File PZ21-0087/PZ21-0088 
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ORDINANCE NO. 21-O-12 
 

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, RECLASSIFYING 8.83 ACRES 
(MOL) OF PROPERTY OWNED BY CRYSTAL MOTOR CAR 
COMPANY, INC, ALSO IDENTIFIED AS PARCEL ID 17E18S27 
43240 (AK# 3464182) IN THE RECORDS OF THE CITRUS 
COUNTY PROPERTY APPRAISER FROM (SPLIT FUTURE 
LAND USE ) HIGHWAY COMMERCIAL (HC) AND HIGH 
DENSITY RESIDENTIAL (HDR), TO HIGHWAY 
COMMERCIAL (HC) LAND USE; 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 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 Crystal Motor Car Company, Inc., owner, is requesting an amendment to the Future 
Land Use Element of the City’s Comprehensive Plan, changing 8.83 acres (MOL) from (split Future Land 
Use) Highway Commercial (HC) and High Density Residential (HDR), to Highway Commercial (HC) 
Land Use (see attached Exhibit A); 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 September 2, 2021, 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. 
 

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:  



 

21-O-12 (PZ21-0087)                                                                                                                                                                        Page  2 of 5 

 

SECTION 1.  PURPOSE 
 

The purpose of this Ordinance is to allow a small scale amendment to the Comprehensive Plan of 
the City of Crystal River, Florida, for 8.83 acres (MOL) owned by Crystal Motor Car Company, Inc from 
(split Future Land Use) Highway Commercial (HC) and High Density Residential (HDR), to Highway 
Commercial (HC) Land Use 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 
 
PZ21-0087 CRYSTAL MOTOR CAR COMPANY, INC 
 

The Future Land Use Map of the Comprehensive Plan of the City of Crystal River is hereby 
amended to change the Future Land Use Designation on the following described properties from Highway 
Commercial (HC) and High Density Residential (HDR), to Highway Commercial (HC) Land Use: 

 
LEGAL DESCRIPTION 

 
PARCEL ID 17E18S27 43240 IN THE RECORDS OF THE CITRUS COUNTY 
PROPERTY APPRAISER (APPROXIMATELY 8.83 ACRES) AS MORE FULLY 
DESCRIBED 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 
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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. 
 
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 on the first reading after due public notice and public hearing the ______ day of 
______________, 2021. 
 
APPROVED on the second reading after due public notice and public hearing the ______ day of 
______________, 2021. 
 
ATTEST:       CITY OF CRYSTAL RIVER 
 
 
 
_____________________________________  _______________________________________ 
MIA FINK, CITY CLERK     JOE MEEK, MAYOR 
 
PASSED on First Reading _______________________________________, 2021 
 
NOTICE Published on __________________________________________, 2021 
 
PASSED on Second & Final Reading _______________________________, 2021 
 
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  ____________ 
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EXHIBIT “A” 
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End of Exhibit “A” 
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ORDINANCE 21-O-13 
 

AN ORDINANCE OF THE CITY OF CRYSTAL RIVER, FLORIDA, 
AMENDING THE OFFICIAL ZONING MAP OF THE CITY OF 
CRYSTAL RIVER, FLORIDA BY REZONING 8.83 ACRES (MOL) 
OF PROPERTY OWNED BY CRYSTAL MOTOR CAR 
COMPANY, INC, ALSO IDENTIFIED AS PARCEL ID 17E18S27 
43240 (AK# 3464182) IN THE RECORDS OF THE CITRUS 
COUNTY PROPERTY APPRAISER FROM (SPLIT ZONING) 
HIGH INTENSITY COMMERCIAL (CH) AND HIGH DENSITY 
RESIDENTIAL (R-3), TO HIGH INTENSITY COMMERCIAL (CH) 
ZONING; PROVIDING FOR REPEAL OF CONFLICTING 
ORDINANCES; PROVIDING FOR CODIFICATION; PROVIDING 
FOR SEVERABILITY; AND PROVIDING AN EFFECTIVE DATE. 

 
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 held a public hearing on September 2, 
2021 to consider a request that the zoning classification be changed on a parcel of land identified as Parcels ID 
17E18S27 43240 in the Official Records of the Citrus County Property Appraiser, Crystal River, Florida, as 
described in Section 3; and 

 
WHEREAS, the City of Crystal River Planning Commission on September 2, 2021, 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 hearings 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: 

 
 

SECTION 1. PURPOSE. 
 

The purpose of this Ordinance is to amend the official zoning map of the City of Crystal River, Florida, for 
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8.83 acres (MOL) owned by Crystal Motor Car Company, Inc from (split Zoning) High Intensity Commercial (CH) 
and High Density Residential (R-3), to High Intensity Commercial (CH) Zoning 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 

 
   PZ21-0088 CRYSTAL MOTOR CAR COMPANY, INC 
 

The official zoning map of the City of Crystal River is hereby amended to change the zoning 
designation on the following described properties from High Intensity Commercial (CH) and High Density 
Residential (R-3), to High Intensity Commercial (CH) Zoning. 

 
LEGAL DESCRIPTION 

 
PARCEL ID 17E18S27 43240 IN THE RECORDS OF THE CITRUS COUNTY PROPERTY 
APPRAISER (APPROXIMATELY 8.83 ACRES) AS MORE FULLY DESCRIBED IN EXHIBIT 
“A,” ATTACHED HERETO AND INCORPORATED HEREIN BY REFERENCE. 

 
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. REPEAL OF CONFLICTING ORDINANCES 

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

 
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 
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the remaining phrases, clauses, sentences,  paragraphs, and sections of this Ordinance. 
 

 
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  _________, 
2021 and upon motion duly made and seconded was passed on first reading. 

THIS ORDINANCE was introduced and placed on a second reading on the _______day of __________, 
2021, and upon motion duly made and seconded was passed on second reading. 

 
 
 

ATTEST: CITY OF CRYSTAL RIVER 
 
 
 
 

___________________________________   __________________________________ 
   

MIA FINK, CITY CLERK     JOE MEEK, MAYOR 
 
 
PASSED on First Reading __________________________, 2021 
 
NOTICE Published on _____________________________, 2021 
 
PASSED on Second & Final Reading _________________ , 2021 
 
 
         
 
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" 
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END OF EXIBIT “A” 
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CITY OF CRYSTAL RIVER PLANNING COMMISSION 

STAFF REPORT 
Planning and Development Services Department 

  
MEETING DATE: September 2, 2021  
VARIANCE APPLICATION NO. V21-0007 M. Joriane Horning for Wealth Trust Services, Inc.    

VARIANCE 
REQUESTED: 

A three-part Variance request of the City of Crystal River Land Development Code 
(LDC) for a single-family residence to allow: 
1) a fence exceeding the maximum height requirement of four feet when placed 

in the front yard pursuant to Section 5.01.11 Fences, hedges, and walls;  
2) the placement of a fence within the required 25-foot clear visibility triangle 

pursuant to Section 6.04.04 Visibility at Intersections; and  
3) a residential driveway exceeding the maximum width requirements of ten feet 

at the lot line that may increase to a maximum twenty feet pursuant to Section 
6.04.02 Access and driveway design requirements, of the LDC.      

SUBJECT 
PROPERTY: 

Section 21, Township 18S, Range 17E; specifically, Lot 34 of Springdale Addition to 
Springs O’Paradise (Parcel ID: 17E18S21 0180 0340 AK#1077583) which address is 
222 SE Kings Bay Drive, Crystal River.  A complete legal description of the property 
is on file with the Planning and Development Services Department.  

ACREAGE: Approximately 15,537 square feet (0.36 acres) as estimated by the Citrus County 
Property Appraiser’s record. 

ZONING 
DISTRICT: R-W, Residential Waterfront District 

FLOOD ZONE: 
According to the Flood Insurance Rate Map (FIRM), the subject property is in Flood 
Zone AE with a Base Flood Elevation (BFE) of 12 feet, as found on FIRM Panel 
Number 12017C0189E. (Effective date: January 15, 2021) 

SURROUNDING 
AREA: 

North – R-W District, single-family residence 
South – CON District, Three-Sisters Springs across SE Kings Bay Dr. 
East – CG, General Commercial District and CH, High Intensity Commercial District, 
Vacant and Kings Bay Plaza across Three Sisters Springs Trail/SE 2nd Ct. 
West – R-W District, single-family residence across canal 

PREPARED BY: Jenette Collins, AICP, Urban Planner 
 
BACKGROUND INFORMATION:   The subject residential lot is located on the northwest corner of SE 2nd 
Court (a local road) and SE Kings Bay Drive (a local collector road).  The residential lot is developed with 
a single-family residence that fronts SE Kings Bay Drive and abuts a canal to the west.  The owner 
purchased the property in July 2021 and desires to make improvements that will require three variances 
of the Land Development Code.  The Citrus County Property Appraiser’s record indicates that the 
residence was built in 1972.   
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The owner proposes to erect a vinyl fence along the lot’s property lines (except where the property 
abuts the canal), and to widen the existing concrete driveway.  The owner is requesting the following 
variances: 
 

1) To erect a 6-foot privacy fence, along the front property line where it abuts SE Kings Bay Drive, 
for length of approximately 78 feet to shield and enclose the west side yard of the residence.   
The privacy 6-foot privacy fence will then follow the property along its side yard approximately 
19 feet, ending at the canal.  This request exceeds the maximum height requirement of four feet 
when placed in the front yard setback pursuant to Section 5.01.11 Fences, hedges, and walls, of 
the LDC.  The property owner has advised that the purpose of this request is to seek privacy for 
a future pool and from the traffic on SE Kings Bay Drive.   

 
2) To erect a 3-foot open-picket fence along the balance of the front property lines and corner of 

the lot where it abuts SE Kings Bay Drive and SE 2nd Court.  The placement of the 3-foot fence, as 
well as the 6-foot fence, adjacent to the edge of the driveway where it intersects with the right-
of-way of SE Kings Bay Drive requires a variance of the 25-foot clear visibility triangle pursuant 
to Section 6.04.04 Visibility at Intersections, of the LDC.  Likewise, the placement of the 3-foot 
fence within the corner of where the property abuts SE Kings Bay Dr and SE 2nd Court requires a 
variance of the 25-foot clear visibility triangle.  The property owner advises that the purpose of 
this fence is to reduce risk and harm of her children playing in the front yards facing the streets. 

 
3) To widen the driveway so that it flares wider from the property line to maximum 26-foot width.  

The existing driveway measure 16 feet in width.  The LDC allows a maximum residential 
driveway width of ten feet at the lot line that may increase to a maximum twenty feet pursuant 
to Section 6.04.02 Access and driveway design requirements, of the LDC.  The property owner 
makes the request to facilitate the parking of two vehicles within the front yard. The residence is 
setback at 25 feet from its closest point to the front property line at SE Kings Bay Dr.  The 
request is to widen the driveway to the right of the existing driveway, where it has a greater 
depth due to the angle of the residence as it faces the right-of-way line of SE Kings Bay Drive.   

 
The renderings provided by the owner shows that the 6-foot vinyl privacy fence is opaque.  The 3-foot 
vinyl picket fence appears to not exceed 50 percent opacity.  The vinyl fences, as proposed, should not 
interfere with stormwater management or impede drainage on the site.    
 
The owner has stated that she proposes to remove the existing dilapidated remnants of the block pillars 
located in the visibility triangle.  The 3-foot picket fence is shown to be placed behind the tree that 
appears to be located within the right-of-way of the street corner.  
 
ANALYSIS:   
 
The purpose of the Fences, hedges, and walls section in the LDC is to regulate the location, height, and 
appearance of these elements to maintain visual harmony within neighborhoods. Consistent application 
of LDC standards also protect adjacent properties from the indiscriminate placement of unsightly and 
inappropriately designed fences, hedges, or walls. Finally, consistent standards ensure the safety, 
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security, and privacy of properties.   The following sections of the LDC are relevant in reviewing these 
variance requests.   
 
Section 5.01.11. D., of the LDC, states that … 
 

C.  No fences or hedges shall exceed four (4) feet in height when placed in the front 
yard.  

 
The front yard, in Section 1.07.00 Acronyms and definitions, of the LDC, is defined as follows:  
 

Front yard: The yard extending across the entire width of the lot between the front 
lot line and front building line. The lot line of a lot abutting a public street shall be 
deemed the front lot line. The front yard of a corner lot shall be that yard abutting 
the street with the least frontage, unless otherwise determined on a recorded plat or 
in a recorded deed. The front yard of a lot existing between two (2) streets not 
intersecting at a corner of the lot, shall be that yard abutting the street on which 
adjoining properties face, unless otherwise determined on a recorded plat or in a 
recorded deed.  

 
The proposed 6-foot vinyl privacy fence when placed within the front yard property line abutting SE 
Kings Bay Drive is found to be inconsistent with the existing development of the residential 
neighborhood.  Six-foot privacy fences may be placed along side and rear yards beyond the front 
building line without the need of a variance.   

≈  ≈  ≈ 
The clear visibility triangle requirements at intersections allows for clear traffic view at each corner of an 
intersection of streets or driveways.  Section 6.04.04 Visibility at intersections, of the LDC states the 
following: 
 

B. The clear visibility triangle shall be formed by lines from the point of intersection for 
a distance of twenty-five (25) feet, measured along the right-of-way line or edge of 
driveway.  

C. Within that portion of a lot that lies within the clear visibility triangle, nothing shall be 
erected, placed, planted, or allowed to grow in such a manner as to materially obstruct 
vision between a height of eighteen (18) inches and eight (8) feet above the average 
grade at the centerline of the right-of-way. 

 
The 6-foot vinyl privacy fence erected at the edge of the right-of-way could create a visual 
impediment for a vehicle backing out of the driveway that could conflict with pedestrian traffic 
on the sidewalk.   
 
The proposed 3-foot picket fence, having no more that 50-percent opacity, should not impede 
traffic vision within the clear visibility triangles, provided that no hedge or planting is grown on it 
so that it does not impede the sight line of traffic at intersections.   

≈  ≈  ≈ 
Driveway widths are regulated and located for the purpose of minimizing traffic conflicts (by 
guiding the number of vehicles that may cross traffic of the adjacent right-of-way to one at a 
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time), but also to minimize the area of impervious surface on the right-of-way shoulder that serves 
to collect stormwater runoff from the paved surface of the roadway.  Inside the properly lines, 
the driveway width is regulated, much like fences, to maintain visual harmony and design 
consistency within neighborhoods.   Section 6.04.02 Access driveway design requirements, of the 
LDC states the following for residential driveways:   
 

E. Accessways and driveways shall comply with the following standards:  
1. Residential driveways shall be a maximum of ten (10) feet in width at the lot line and may 

increase to a maximum of twenty (20) feet in width.  

The residence with its single-car garage and the existing driveway would allow for a total of two parked 
vehicles.  The widened driveway would allow for a third vehicle to be parked within the property lines.  
The request to widen the driveway by 10 feet (for a total driveway width of 26 feet within the property) 
is not uncommon to the neighborhood provided the driveway apron at the right-of-way (where the 
sidewalk crosses) is kept at the existing 16-foot vested width.  
 
The driveway addition adds approximately 285 square feet of impervious surface area.   This 
calculates to a total 26-percent lot coverage that is below the maximum 45-percent impervious 
surface ratio allowed for lots in the RW-Residential Waterfront zoning district.  
 
REQUIRED FINDINGS FOR GRANTING A VARIANCE:  Pursuant to Section 9.02.02 of the Crystal River 
Land Development Code, in order 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;   The corner lot was developed in 1972, prior to current 
code standards.   The single-family residence faces SE Kings Bay Drive, rather than SE 2nd Ct, but was 
setback and aligned to the other residences fronting SE 2nd Ct.   This creates irregular front, rear and 
side yards for further development using current standards of the LDC.   

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

development costs;   The owner desires to fence to property and widen the driveway.  These 
requests are not based on a desire to reduce development costs. 

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;   The subject lot having two street sides and located on a canal is subject to 
more restrictive setbacks and clear visibility triangle criteria which is not applicable to the other 
adjacent or nearby lots.   

 
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;   The request to erect a fence on the subject property is available to other property 
owners.  However, the request for the 6-foot privacy fence along the front property line and the 
driveway clear visibility triangle is not a property right that is available to other nearby residential 
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lots without a variance of the LDC, and is inconsistent with historic development of the adjacent 
properties.   

The request for the 3-foot picket fence is consistent with other fences erected on nearby residential 
lots.  The request to widen the driveway is consistent with the current development of existing 
adjacent properties given the historical development of the subdivision.   

 
5. The grant 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;   The 
proposed fence and driveway are allowed amenities that are considered accessory and incidental to 
the residential use of the property, and would not be prohibited uses to other lands, buildings, or 
structures in the same zoning district when constructed in strict conformance to the LDC.   

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;   The proposal does not increase traffic impacts or increase the 
danger of fire or other hazard.   However, the 6-foot vinyl privacy fence located at the edge of the 
right-of-way could create a visual impediment for a vehicle backing out of the driveway that could 
conflict with a pedestrian walking on the sidewalk.  

The proposed 3-foot picket fence, having no more that 50-percent opacity, should not impede traffic 
vision within the clear visibility triangles, provided that no hedge or planting is grown on it so that it 
is does not impede the vision of turning traffic. The request to widen the driveway by 10 feet (for a 
total driveway width of 26 feet within the property) is not uncommon to the neighborhood provided 
the driveway apron at the right-of-way (where the sidewalk crosses) is kept at the existing 16-foot 
vested width.  

7. The development following the proposed variance is compatible with adjacent and nearby 
development and does not alter the essential character of the district;  The proposed 3-foot picket 
fence and request for widening the driveway is found compatible with adjacent and nearby 
development, and is not found to alter the essential character of the district.  However, the 
proposed 6-foot fence erected at the front property line on SE Kings Bay Drive is found to be 
inconsistent and incompatible with the adjacent neighborhood.  The 6-foot privacy fence could be 
erected to follow the existing building setback line of the house so that it meets the required 
setback of the LDC.   

8. The variance granted is the minimum variance that results in reasonable use of the land, building, 
or structure;  The proposed 3-foot picket fence and the widening of the driveway are considered to 
be minimum variances that result in the reasonable use of the land.  However, the proposed 6-foot 
privacy fence when erected along the front property line is not considered to a reasonable request 
for making use of the land. 

 

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  The proposed 3-foot picket fence and the 
widening of the driveway are considered consistent with the general intent of the LDC.  The 
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proposed 6-foot privacy fence is not consistent with the general intent of the LDC due to safety 
issues (as specified above in Finding 6.)  

 
10. The effect of the proposed variance is consistent with the comprehensive plan.  The proposed 3-

foot picket fence and the widening of the driveway are considered consistent with the 
Comprehensive Plan.  The effect of the proposed variance for the placement of the 6-foot privacy 
fence may be eliminated by relocating it to meet the front yard setback (as specified above in 
Finding 7.)   to be consistent with the intent of the following policy of the Future Land Use Element 
of the Comprehensive Plan: 

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. 

Policy 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, 
landscaped buffers, building orientation, scale, parking lot landscaping, or 
driveway location.  

 
 
Staff supports the request for the proposed 3-foot picket fence and the widening of the driveway as 
presented by the property owner.  Staff can not support the request for the proposed 6-foot privacy 
fence as presented by the property owner due to inconsistencies with the LDC and safety issues stated in 
the herein.  
 

PLANNING COMMISSION ACTION: The Planning Commission shall approve, deny, or approve with 
conditions the application for variance, based upon making positive findings regarding conditions set 
forth in subsection 9.02.02. A., of the LDC.   
 
ATTACHMENTS: 
1. PowerPoint Presentation 
2. Notification Letter 
3. Site Plan/Application submittal with Backup  
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QUESTIONS?



   City of Crystal River 
123 Northwest Highway 19 

Crystal River, Florida  34428 
Telephone: (352) 795-4216 
Facsimile: (352) 795-6245 

www.crystalriverfl.org 
_____________________________________________________________________ 

Variance Application No. V21-0007 
August 16, 2021 
 

NOTICE OF A REQUEST FOR VARIANCE FROM 
THE CITY OF CRYSTAL RIVER LAND DEVELOPMENT CODE  

  
Dear Property Owner: 
 
Please be advised that M. Joriane Horning for Wealth Trust Services, Inc has made a formal application to the 
City of Crystal River for a three-part Variance request of the City of Crystal River Land Development Code 
(LDC) for a single-family residence to allow for 1) a fence exceeding the maximum height requirement of four 
feet when placed in the front yard pursuant to Section 5.01.11 Fences, hedges, and walls;  2)  the placement 
of a fence within the required 25-foot clear visibility triangle pursuant to Section 6.04.04 Visibility at 
Intersections; and 3) a residential driveway exceeding the maximum width requirements of ten feet at the 
lot line that may increase to a maximum twenty feet pursuant to Section 6.04.02 Access and driveway design 
requirements, of the LDC.  on property located in Section 21, Township 18S, Range 17E; specifically, Lot 34 
of Springdale Addition to Springs O’Paradise (Parcel ID: 17E18S21 0180 0340 AK#1077583) which address is 
222 SE Kings Bay Drive, Crystal River.  A complete legal description of the property is on file with the Planning 
and Development Services Department.  
 

Subject Property Address:  222 SE Kings Bay Dr., Crystal River, FL 

 
 

http://www.crystalriverfl.org/
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You are being sent a notification because you are located within 300 feet of the subject property.  Please be 
advised that a Quasi-Judicial Public Hearing will be held on Thursday, September 2, 2021, at 5:30 p.m. before 
the City Planning Commission at City Hall, 123 NW Highway 19. Crystal River, FL 34428 if you wish to speak 
for or against this request for a Variance from the City of Crystal River Land Development Code. The 
applicant’s presence is requested at the public hearing.  
 
Any person deciding to appeal any decision made by the commission with respect to any matter considered 
at this meeting or hearing will need a record of the proceedings, and that, for such purpose, they may need 
to ensure that a verbatim record of the proceedings is made, which record includes the testimony and 
evidence upon which the appeal is to be based. 
 
This application is available for viewing during normal business hours, 8:30 a.m. to 4:30 p.m. in the Planning 
and Community Development Department located at 123 NW Highway 19, Crystal River, Florida 34428. 
 
Any person requiring reasonable accommodation at this meeting because of a disability or physical 
impairment should contact the City of Crystal River, Florida  34428, (352) 795-4216, at least two (2) days prior 
to the meeting. 
 
If you have any questions concerning this application, please call (352) 795-4216, Extension 340. 
 
Sincerely, 
 
 
 
Jeanette Rehberg,  
Zoning Administrator 
City of Crystal River 
Planning and Community Development Department 
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