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DEVELOPMENT DEPARTMENT REPORT

The agenda request before City Council is an
Ordinance amending the Land Development
Code (LDC) Chapter 7 on Zoning. The agenda
request is before the City Council because the
Land Development Code (LDC) § 3.06.01.1
provides the Land Development Review Board
(LDRB) shall recommend to the city council the
adoption of ordinances promoting orderly
development in conformance with the adopted
Comprehensive Plan and at their February 20,
2020 regular meeting the LDRB recommended
the Council take action on this Ordinance. The
Development Department recommends the LDRB
approve the staff recommendation.

.. BACKGROUND

This agenda request is a companion to the agenda request amending
Future Land Use Element Table FLU 1.3.3. The purpose of this agenda
quest is to allow the development of Kaiser University at the southeast
corner of Main Street and US Highway 17. Presently, the Land
Development Code does not list a university or college as an allowable
use in the Highway Commercial (HC) and Downtown (D) zoning
districts. This Ordinance amends those two zoning districts to allow as
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a permitted use a university or college and it adds a definition for
university or college.

.. PROPOSED ORDINANCE

Attachment A is an Ordinance of the City of New Port Richey, Florida
amending the Land Development Code (LDC) Chapter 7, Zoning;
amending LDC § 7.09.01 on permitted uses to allow within the Highway
Commercial zoning district a university or college; amending LDC §
7.11.01 on permitted uses to allow within the Downtown zoning district
a single university or college; amending LDC § 2.01.00 to add a
definition of university or college; providing for conflicts; providing for
severability; and providing for an effective date.

. DATA & ANALYSIS

Land Development Code § 5.04.03 requires the staff report address,
and the Land Development Review Board and City Council consider,
two guidelines when making a recommendation on a Land
Development Code amendment.

A. Section-by-section analysis. The Ordinance contains three (3)
substantive sections and three (3) procedural sections (conflicts,
severability, and effective date). This part of the staff report
addresses the three (3) substantive sections.

1.  Section 1. This section amends LDC § 7.09.01 on permitted
uses to allow within the Highway Commercial (HC) zoning
district “university and college.”



a. The need and justification for the change. Although
this section allows private or public schools, LDC §
2.01.00 on definitions does not define that term or
land use. Further, it is not uncommon to find the
definition for that term limited to primary and
secondary education schools. Thus, in order to ensure
that a university or college is permitted in the HC
zoning district, there is a need to amend the permitted
uses section to expressly identify “university or
college” as a permitted use. The justification for the
amendment is that Kaiser University is purchasing from
the City land that is zoned HC and D district and in
order to allow them to operate a university on
property with two zoning districts, an amendment to
the HC zoning district is necessary.

b. Whether the proposed amendment implements or is
consistent with the Comprehensive Plan, whether it is
consistent with or implements other federal and state
laws, and whether the proposed change is internally
consistent with and furthers the purposes of the LDC.
The companion agenda request, which amends the
City’s Comprehensive Plan, Future Land Use Element
(FLUE) Table FLU 1.1.3, proposes to allow within the
Highway Commercial future land use category
Public/Semi-public uses as a primary use. A university
or college can be classified as a Public/Semi-public use
and, therefore, the proposed amendment will be
consistent with the Comprehensive Plan when the
Comprehensive Plan amendment is adopted.

2.  Section 2. This section amends LDC § 7.11.01 on permitted
uses to allow within the Downtown zoning district
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“university or college but restricted to one within the
Downtown zoning district.”

a. The need and justification for the change. Unlike the
HC zoning district, the D zoning district does not list
either a public or private school or a university or
college as a permitted use. In order to allow a
university to operate within the D zoning district, there
is a need to amend the D zoning district permitted uses
section to allow a university or college.

The justification for allowing a university or college
within the D zoning district is that it contributes
toward the knowledge economy. The knowledge
economy (or the knowledge-based economy) is the use
of knowledge to create goods and services. In
particular, it refers to a high portion of skilled workers
in the economy of a locality, country, or the world, and
the idea that most jobs require specialized skills. In
particular, the main personal capital of knowledge
workers is knowledge, and many knowledge worker
jobs require a lot of thinking and manipulating
information as opposed to moving or crafting physical
objects. It stands in contrast to an agrarian economy
(where the primary activity is subsistence farming for
which the main requirement is manual labor) or an
industrialized economy (which has mass production
but where most jobs are relatively unskilled).
Knowledge economy emphasizes the importance of
skills in a service economy, the third phase of
economic development, also called a post-industrial
economy. It is related to the terms information
economy, which emphasizes the importance of
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information as non-physical capital, and digital
economy, which emphasize the degree to which
information technology facilitates trade. Further,
economic theory suggests that universities located in
the downtowns of cities should have greater
commercial success than other universities because
the former can take advantage of “factor markets,”
local ecosystems that make available numerous means
of production.

Universities and colleges perform two fundamental
functions in the knowledge economy: producing
human capital and creating new knowledge. While
many of the contributions universities and colleges
make to the knowledge economy are distributed
widely, their educational and research activities also
benefit the local region in which they are located.
Universities with the greatest local economic impacts
are generally those with the highest quality research
programs. Knowledge-based firms want to locate near
universities to tap into faculty who are on the leading
edge of scientific breakthroughs. University scientists
with a national reputation also are more likely to be
able to attract venture capital, management, and the
technical workers necessary to start new companies.

There also is a need for limiting the number of
universities or colleges in the Downtown zoning district
to one. The justification to limiting the number of
universities or colleges to one is that the City has a
rather small Downtown as measured by building size
and a downtown needs a mix of land uses in order to



be vibrant. Kaiser University is proposing a 40,000
square foot building.

b. Whether the proposed amendment implements or is
consistent with the Comprehensive Plan, whether it is
consistent with or implements other federal and state
laws, and whether the proposed change is internally
consistent with and furthers the purposes of the LDC.
(FLUE) Table FLU 1.1.3, already allows within the
Downtown future land use category Public/Semi-public
uses as a primary use. Since a university or college can
be classified as a Public/Semi-public use, the proposed
amendment is consistent with the Comprehensive
Plan.

3.  Section 3. This section amends LDC § 2.01.00 on definition
by adding a definition for “university or College.”

a. The need and justification for the change. The LDC
does not define the term or land use “university or
college” and this section provides a definition for the
land use.

b.  Whether the proposed amendment implements or is
consistent with the Comprehensive Plan, whether it is
consistent with or implements other federal and state
laws, and whether the proposed change is internally
consistent with and furthers the purposes of the LDC.
(FLUE) Table FLU 1.1.3, already allows within the
Downtown future land use category Public/Semi-public
uses as a primary use. The proposed definition makes
clear a university or college is a Public/Semi-public use




and, consequently, the proposed amendment is
consistent with the Comprehensive Plan.

Public notice. Florida Statutes § 166.041(2) provides each
ordinance shall be introduced in writing and shall embrace but
one subject and matters properly connected therewith. The
subject shall be clearly stated in the title. No ordinance shall be
revised or amended by reference to its title only. Ordinances to
revise or amend shall set out in full the revised or amended act or
section or subsection or paragraph of a section or subsection.

Florida Statutes § 166.041(3) provides a proposed ordinance may
be read by title, or in full, on at least 2 separate days and shall, at
least 10 days prior to adoption, be noticed once in a newspaper of
general circulation in the municipality. The notice of proposed
enactment shall state the date, time, and place of the meeting;
the title or titles of proposed ordinances; and the place or places
within the municipality where such proposed ordinances may be
inspected by the public. The notice shall also advise that
interested parties may appear at the meeting and be heard with
respect to the proposed ordinance.

The proposed Ordinance is in writing and it embraces a single
subject, an amendment to Chapter 7 of the Land Development
Code. The proposed Ordinance has been noticed in the Tampa
Bay Times, a newspaper of general circulation within the City of
New Port Richey, and a copy of the proof of publication is
included within the February 20, 2020 LDRB agenda package. The
notice states the date, time and place of the LDRB and City
Council meetings, the ordinance titles, where the ordinance can
be inspected, and advises that interested parties may appear at
the meeting and be heard.



IV. ATTACHMENTS

Attachment A: Proposed Ordinance

V. FINDINGS AND CONCLUSIONS

Based upon the information contained in this Development
Department Report, the following findings of fact and conclusions of
law are offered:

A.

The LDC does not expressly allow a “university or college” in the
Highway Commercial and Downtown zoning districts and the term
or land use called “university or college” is not defined.

A university or college can be defined as a type of Public/Semi-
public use and the Comprehensive Plan’s Future Land Use
Element allows Public-Semi-public uses in the Downtown but not
the Highway Commercial future land use category. A companion
ordinance is on the agenda that would allow within the Highway
Commercial future land use category Public/Semi-public uses.

The City has entered into an agreement with Kaiser University to
sell property at the southeast corner of Main Street and US 17 for
the purpose of constructing a 40,000 square foot university. The
Future Land Use Map shows the property has two future land use
categories, Downtown and Highway Commercial, and the Official
Zoning District Map shows the property has two zoning districts,
Downtown and Highway Commercial. There is a need to amend
the Highway Commercial and Downtown zoning districts to allow
a university or college as a permitted use and to define the term



or land use called “university or college”. The proposed
Ordinance addresses those matters.

The proposed Ordinance will be consistent with Land
Development Code § 5.04.03 when the companion

Comprehensive Plan amendment becomes effective.

The Ordinance has been properly noticed.

VI.L. ALTERNATIVE ACTIONS

The LDRB has one of the following alternative actions at its disposal:

A.

Enter the Development Review Report and all competent
substantial evidence presented at the hearing into the record and
forward the record to the Council with a recommendation the
Ordinance be adopted as submitted.

Enter the Development Review Report and all competent
substantial evidence presented at the hearing into the record,
amend the record to support changes, and forward the record to
the Council with a recommendation the Ordinance be adopted
with changes, such as:

1. Allowing more than one university or college in the
Downtown zoning district; or

2. Allowing a university or college in the Downtown zoning
district but not the Highway Commercial zoning district; or

3. Allowing a university or college in the Highway Commercial
zoning district but not the Downtown zoning district.



Enter the Development Review Report and all competent
substantial evidence presented at the hearing into the record and
forward the record to the Council with a recommendation the
Ordinance be denied because a university or college is not a
suitable land use in either the Downtown or Highway Commercial
zoning districts.

Enter the Development Review Report and all competent
substantial evidence presented at the hearing into the record and
forward the record to the Council with a recommendation the
Ordinance be continued until such time as additional information
is brought back to support.

V. RECOMMENDED ACTION

Recommendation. The Development Department Director
recommends the Land Development Review Board enter the
Development Review Report and all competent substantial
evidence presented at the hearing into the record, and forward
the record to the Council with a recommendation the Ordinance
be adopted as submitted.

Land Development Review Board (LDRB) action. Director Hahn
read the title of the Ordinance into the record and made a
PowerPoint Presentation summarizing the proposed changes,
which included allowing as a permitted use in the Highway
Commercial zoning district a university or college and allowing as
a permitted use in the Downtown zoning district a single
university or college. Mr. Hahn noted the limitation to a single
university or college in the Downtown zoning district was to
ensure the continued integrity of downtown as a commercial and
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not public/semi-public area. At the conclusion of the
presentation, Mr. Hahn subsequently requested the LDRB move
to recommend to the City Council the proposed Ordinance be
adopted and stated he would entertain any questions.

The LDRB questioned why the ordinance limited the Downtown
zoning district to a single university or college. Director Hahn
responded that the limitation was to maintain the commercial
character of the Downtown zoning district. He noted that if in the
future another university or college wanted to located in this
zoning district and it was determined that a university or college
was suitable, this restriction could be deleted. The LDRB also
discussed whether the definition of university or college should be
amended to require accreditation but the LDRB determined the
language should remain as is. There being no further LDRB
deliberations or questions, the Chairman opened the floor to the
public.

There being no further comments from the public, the Chairman
closed the floor and requested the LDRB begin their deliberations.
Mr. Parillo moved to approve the staff report, which motions was
seconded by Mr. Smallwood and which passed unanimously 5-0.

City Council action. This Ordinance is scheduled for first reading
before the City Council at their duly noticed March 37, 2020
public hearing and for second reading and adoption at their duly
noticed March 17, 2020 public hearing.
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