Rivergate-Palm District Conceptual Master Plan

RIVERGATE-PALM
DISTRICT
CONCEPTUAL MASTER PLAN
City of New Port Richey

Tampa Bay Regional Planning Council
March 23, 2021
Tampa Bay Regional Planning Council

1

Construction underway, January 2021.
Source: Downtown New Port Richey’s Facebook

Conceptual design for illustrative purposes only.
Source: TBRPC 3D Model

2

Rivergate-Palm District Conceptual Master Plan

STAFF

ECONOMIC DEVELOPMENT DISTRICT & ECONOMIC ANALYSIS PROGRAM

Randy Deshazo
Director of Planning and Research

Since 1999, the Tampa Bay Regional Planning Council (TBRPC) has been
producing economic impact studies for a variety of public and private sector
clients. Using the most powerful analytical tools, including IMPLAN and REMI
PI+, the Council’s Economic Analysis Program has produced hundreds of
reports covering topics such as job creation, land use, natural resources,
and energy, as well as a variety of public policy questions.

Marshall Flynn
Director of IT/GIS
Sarah Vitale, AICP
Senior Planner, Project Manager
Harry Walsh
Economic Development Planner
Wren Krahl
Deputy Executive Director
Sean Sullivan
Executive Director

As the U.S. Economic Development Administration’s designated Economic
Development District for the Tampa Bay area, TBRPC supports a wide range
of local economic development efforts.
TBRPC is assisting Tampa Bay area communities with short and impactful
studies that support economic recovery with funding from the Federal
Coronavirus, Aid, Relief, and Economic Security (CARES) Act of 2020. TBRPC’s
decision support and technical assistance includes economic impact analysis
using REMI PI+ economic modeling software and project visioning using
geographic information systems (GIS) mapping, three-dimensional (3D)
modeling, and video animation.
EAP 21/3 February 2021

CONTACT
Sarah Vitale, AICP
sarah@tbrpc.org

4000 Gateway Centre Blvd, Suite 100
Pinellas Park, FL 33782

(727) 570-5151 x27

www.tbrpc.org

3

TABLE OF
CONTENTS
EXECUTIVE SUMMARY
1. INTRODUCTION

6

10

2. INVENTORY AND ANALYSIS

16

3. PLANNING AND CONCEPTUAL DESIGN
APPENDIX

4

70

Rivergate-Palm District Conceptual Master Plan

36

Rivergate-Palm District Conceptual Master Plan

Acknowledgements
Tampa Bay Regional Planning Council wishes to acknowledge the generous assistance of the following:
Mayor Rob Marlowe - City of New Port Richey

Waddah Farah – Florida Department of Transportation

Deputy Mayor Chopper Davis - City of New Port Richey

District Seven Interchange Review Coordinator, Chairman

Councilman Peter Altman - City of New Port Richey

Peter Maass, PE, PTOE – FDOT District Seven Project

Councilman Matt Murphy - City of New Port Richey

Development and Analysis

Councilman Mike Peters - City of New Port Richey

Aaron Arnett - Arnett Muldrow & Associates

Debbie Manns – City Manager, City of New Port Richey

Tom McGilloway, PLA - Mahan Rykiel Associates

Charles Rudd – Economic Development Director,

Kokolakis Contracting

City of New Port Richey

Keenan Development Group

Bryan Weed – Technology Solutions Director,

Edlund, Dritenbas, Binkley Architects & Associates, P.A.

City of New Port Richey

5

Rivergate-Palm District Conceptual Master Plan

EXECUTIVE
SUMMARY
6

Rivergate-Palm District Conceptual Master Plan

Tampa Bay Regional Planning Council

7

Executive Summary
The City of New Port Richey is evaluating the growth and changes that are underway and that will continue to shape the
community in Downtown and beyond. The redevelopment of the Rivergate-Palm District provides an unrivaled opportunity to
improve the community’s quality of life, attract tourism, and spark economic development within Downtown New Port Richey.
With funding provided by the Federal Coronavirus, Aid, Relief, and Economic Security (CARES) Act of 2020, New Port Richey
contracted with the Tampa Bay Regional Planning Council (TBRPC) to prepare a conceptual plan for the redevelopment of the
Downtown Rivergate-Palm District.
In this study, TBRPC maintains a focus on the area’s apparent hazards, vulnerabilities, and risks to community resilience. The
plan is conceptual in nature; providing ideas and recommendations that respond to today’s economic and environmental
challenges, while setting the City on a path toward a more resilient and sustainable future. In addition, a 3D Model and video
animation are provided, which can be used within broader planning efforts to test ideas, compare alternatives, identify
priorities, and develop consensus among stakeholders. Collectively, these resources equip City staff with visually compelling
and economically assessed “proofs of concepts” to be considered when evaluating development potential and projects within
Downtown New Port Richey.
While the plan’s conceptual scenarios depict currently non-existing commercial and residential buildings, it is important to
note that those depictions are illustrative and do not represent any specific plan or action under consideration by the City.
Any formalized decisions will be guided by community discussion and feedback.
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Recommendations
Building on the theme of resilient development, Tampa Bay Regional Planning Council (TBRPC) recommends a series of actions
for New Port Richey to consider which leverage the greatest benefits to the City from the redevelopment of the Rivergate-Palm
District. Those recommendations are as follows:
1. Address the results of the Strengths, Weaknesses, Opportunities, and Threats (SWOT) Analysis in future
planning efforts, with consideration of the Key Threats and Weaknesses detailed on pages 29-34.
2. Develop guiding vision statements through effective community engagement with all stakeholders. There are
many property owners that will be affected by the area’s redevelopment, and its success will depend on extensive
community discussion and feedback. The results of a community visioning exercise and the guiding vision statements
developed for this plan are included on pages 38-42
3. Implement Land Development Regulations and Design Standards that support the community’s vision. Any
proposed modifications to development standards should support the District’s community-driven values and goals
and encourage private property owners and investors to create development that is appropriate to the urban fabric.
These modifications will help create certainty that redevelopment and expansion is furthering the goals of this
conceptual plan and the broader planning efforts underway through the Rivertown Revival Master Plan development.
General development standard recommendations and related action items are offered on pages 62-63.
4. Consider the results of TBRPC’s economic analysis of the plan’s proposed conceptual development; which are
described on pages 64-69.
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TBRPC Technical Assistance
In February 2020, Tampa Bay Regional Planning Council (TBRPC) provided technical assistance to the City of New Port Richey in
the form of a Rapid Redesign Exercise, a short-term study that identifies potential design solutions to specific problems.
The Rapid Redesign study resulted in a series of conceptual 3D visualizations that address stormwater capacity and flooding
concerns in Downtown New Port Richey.

TBRPC’s “Rapid Redesign” of Downtown New Port Richey (February 2020)
12
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Rivergate-Palm District Study Area
In September 2020, Tampa Bay Regional Planning Council (TBRPC) began a conceptual master planning process for the
Rivergate-Palm District. The Rivergate-Palm District is east of U.S. 19, west of the Main Street Bridge, and is framed by Bridge
Road (North), and River Road (East). The study area also includes several properties south of Main Street, across from the
Historic Hacienda Hotel.
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Goal and Process
Goal:
Develop a “what-if” analysis of resilient development options in the Rivergate-Palm District.

Process:
Use 3D visualization and economic analysis to test ideas, compare alternatives, identify priorities, and develop consensus.

The project was conducted in two phases:
Task 1. Inventory and Analysis (September - October 2020)
1. Tampa Bay Regional Planning Council (TBRPC) conducted a Strengths, Weaknesses, Opportunities, and Threats (SWOT)
Analysis; developed guiding vision statements and a conceptual site plan; and posed the following questions to the
community for discussion and feedback:
o Where is New Port Richey now?
o Where does New Port Richey want to go?
Task 2. Conceptual Planning and Design (November 2020 - February 2021)
2. TBRPC created conceptual 3D visualizations, and conducted an economic analysis for resilient development options
that provide context and clarity for the following questions:
o What could that vision for the future look like?
o What is the potential economic impact of that vision?
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Planning Considerations
The City of New Port Richey contracted with Arnett Muldrow & Associates and Mahan Rykiel Associates to develop a Rivertown
Revival Master Plan. This planning process is currently underway, and the Rivertown Revival Master Plan will be completed in
2021. Recognizing that Tampa Bay Regional Planning Council’s (TBRPC) planning study occurs within a parallel timeframe and
addresses the same geographic area, TBRPC’s efforts were coordinated with the City’s consultants to maximize productivity.

How does TBRPC’s study differ from the Rivertown Revival Master Plan?
Tampa Bay Regional Planning Council

Arnett Muldrow and Mahan Rykiel

Scale

Rivergate-Palm District

Downtown and the U.S. 19 Corridor

Time

6 months

12+ months

Scope

Visualize and evaluate targeted resilient development
options (“what-if” scenarios). Produce conceptual
visualizations and economic analyses to further the
City’s planning and redevelopment goals.

Lead a master planning process with multiple
stakeholder engagement points. Produce a framework
for incremental implementation of the master plan.
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SWOT Analysis Exercise
A Strengths, Weaknesses, Opportunities, and Threats (SWOT) Analysis is a useful exercise in the planning process because it
establishes a baseline understanding of a site’s existing conditions, its strengths and weaknesses— as well as opportunities
and threats that may impact its future development.
The SWOT analysis categories are defined as follows:

Where is New Port Richey now?
EXISTING CONDITIONS

S
Strengths are
favorable conditions
that can be enhanced
and maximized.
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W
Weaknesses are
unfavorable conditions
that need to be
considered.

Where does New Port Richey want to go?
FUTURE CONDITIONS

O
Opportunities are
potential improvements
and favorable conditions
that can be capitalized on
in future developments.

T
Threats are potential
barriers that may impede
the realization of
community goals.
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SWOT Analysis Results
The results of the SWOT analysis are presented in six topics that represent major areas of assessment for the site’s existing
conditions, as well as perceived issues to be accounted for when planning new development in the Rivergate-Palm District.
1. Land Use, Density, Vernacular, and Streetscape: Types, intensity, and density of uses and activities, architectural
details of site and surrounding buildings, and streetscape amenities.
2. Circulation and Parking: Pedestrian, bicycle, public transit, and vehicular mobility to/from the site and within the site,
and parking considerations.
3. Economics: Industry mix and employment market conditions.
4. Resiliency: Flooding and coastal hazards.
5. Natural Environment: Green spaces, natural waterways, habitat, stormwater management, and the heat island effect.
6. Image and Identity: Unique qualities and significant characteristics of the site and community.
This SWOT Analysis is not intended to provide boundless detail for each topic/issue, but rather, to structure a pointed look at
strengths to be enhanced, potential weaknesses to be considered, opportunities to be capitalized on, and threats to be
minimized or treated.
A two-hour public input meeting was held at the New Port Richey Recreation and Aquatic Center on October 13, 2020, with a
turnout of approximately 25 community members. Following an opening summary of the purpose, goals, and process for
creating the Rivergate-Palm District Conceptual Master Plan, a preliminary SWOT Analysis, guiding vision statements, and a
mid-project conceptual site plan diagram was presented for input and consideration by the group.
Tampa Bay Regional Planning Council (TBRPC) staff facilitated discussions to gather feedback; primarily focused on the
questions: “Where is New Port Richey now?” and “Where does New Port Richey want to go?” The general responses and
takeaways from this meeting, and from City staff throughout the inventory and analysis process, are included within the SWOT
Analysis that follows.
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1. LAND USE, DENSITY, VERNACULAR, AND STREETSCAPE
STRENGTHS
A traditional neighborhood
development style (gridpattern) is present and adds
to the area’s historic charm
and walkability.
Architectural variety in
building facades and
textures/materials appear in
the adjacent Main Street
District. These treatments
should be consistently
applied throughout
Downtown to add to its
overall aesthetic quality.
The City is in possession of
significant parcels of interest
throughout the site that are
prime for redevelopment.
The study area consists of
multiple surface parking lots
between buildings, which
present fewer barriers to
redevelopment.
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WEAKNESSES
Many properties along Main
Street in the Rivergate-Palm
District are underutilized. The
site’s existing building facades
and storefronts do not add to
the pedestrian experience, and
instead create a negative
perception of the area.
The buildings and streetscape
appear to require maintenance
(ex. aging commercial
development appears dated,
litter in the streets,
inconsistency in paving of
sidewalks, streets, and
intersections, inadequate street
lighting).
Residents stated a need for
more variety of uses and things
to do / reasons to come to the
area. They expressed interest in
more outdoor activities (dog
parks, farmer’s markets,
festivals, triathlons) and outdoor
public facilities for game and
exercise (basketball, tennis,

OPPORTUNITIES

THREATS

New investments (Keiser
University, public parking
garage, and potential hotel) will
support more activities and uses
in the area, attracting more
residents and visitors.

The area’s regulatory
environment and safeguards
for resiliency will affect
decision making and
permitting. Developers must
consider flood risks in
planning and design of new
constructions and
infrastructure investments.

The broader Rivertown Revival
Master Planning process
presents an opportunity to
incorporate design guidelines,
such as form-based codes,
overlay development standards,
and/or architectural reviews,
within incremental
redevelopment plans.
There is high potential to
incorporate a landmark
gateway/destination feature and
public art that signifies an
entrance to Downtown from
U.S. 19.
There are many opportunities
for additional residential and
commercial uses that can
balance out the area’s existing

Without appropriate guiding
development standards and
comprehensive planning,
scattered “leapfrog”
development can undermine
the design scheme for the
Rivergate-Palm District.
There is concern from
residents about potential
density increases. New
construction must maintain
an appropriate, human
scale.
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Adjacent neighborhoods
(both single and multi-family
housing) create
opportunities for walkability
and community diversity. A
wide range of housing types
(options for owners and
renters) appeal to a variety
of residents across income
levels.

shuffleboard, fitness equipment,
running loops).
The absence of shaded seating,
public drinking fountains, and
publicly accessible restrooms
create an uncomfortable and
unwelcoming public space.
There are not enough
convenient places for boaters to
park their boat trailers. This
results in boat trailers lining
residential streets and causing
frustrations within the
community.

uses. Residents request more
variety in retail (no more strip
malls) and food/drink options
(ex. microbreweries,
international cuisine, familyfriendly establishments).
There is an opportunity to
present more modern
architectural treatments to
distinguish the Rivergate-Palm
District from its historic
counterpart, the Main Street
District. To reinforce this
aesthetic, infill and
redevelopment should be
brought to the street, with
parking relocated behind
buildings.
Variations in massing and
scale/heights, as well as
densities should be considered
in development options. Welldesigned, terraced building
heights can capitalize on
viewsheds of the River and Gulf
and create a distinct yet
complementary character when
compared to other areas in
Downtown New Port Richey.
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2. CIRCULATION AND PARKING
STRENGTHS
High walkability and potential
for multi-modal
transportation in RivergatePalm/Downtown is evident. In
addition to typical vehicle
travel, residents walk, bike,
drive golf carts and electric
scooters, and take the bus.
Maximizing the capacity for
multi-modal transportation
will lessen the issues that
arise with traffic and parking.
Unreliable and
uncomfortable transit
systems negatively affect the
community; limiting those
who rely on the bus for
essential local and regional
travel, and car owners who
would prefer not to drive for
every trip. High-occupancy
transit options allow more
people a choice in how they
enjoy Downtown, without
exasperating traffic and
parking issues.
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WEAKNESSES
General concerns about
bicycle and pedestrian safety
were expressed by residents.
Crossing U.S. 19 can be a
dangerous on foot, in a
wheelchair, or with a bicycle or
baby stroller.
Public spaces and sidewalks
are not consistently accessible
for users with mobility
challenges.
There are choke points on
Main Street that cause traffic
to become backed up. The
addition of a north-south
collector road and
reconfigured residential street
network can address this.
Residents cite that parking
Downtown can cause
frustrations. There are often
places to park, but it can be
challenging to locate them.

OPPORTUNITIES

THREATS

While street networks are
improved, a “complete street”
approach can lead to streets
that safely accommodate all
users, not just cars.

Limited roadway widths pose
threats to the provision of new
bike lanes and/or sidewalks
(this is particularly prominent
on River Road).

As the Rivergate-Palm District
begins to increase in
popularity, the City of New Port
Richey should work closely with
Pasco County to improve local
and regional transportation
options that can connect
attractions throughout the
area.

The regulatory environment
limits the addition of crossing
points along Main Street and
U.S. 19. When traveling east
from U.S. 19, the first crossing
access along Main Street may
have to be River Road.

A regional network of
connected bicycle/pedestrian
trails exists in Pasco County.
The Rivergate-Palm District can
become a destination for bikers
and runners if this opportunity
is capitalized on. High quality
pedestrian and bike amenities
(bicycle racks, fix-it stations,
water fountains) can advance
this effort.
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Active transportation occurs
throughout Downtown in
many forms, including
walking, jogging, and
bicycling. This positively
impacts public health and
creates opportunities for
multiple forms of travel while
addressing traffic and parking
concerns. Improve
bike/pedestrian safety,
infrastructure, and facilities
to maximize this potential.
Alleyways passed down from
traditional neighborhood
development patterns can
increase the area’s aesthetic
quality if considered in
redevelopment plans. Retail
uses are distinguished by
truck access. Acorn Street is
an alleyway that provides
convenient access for truck
deliveries, accommodating a
larger variety of retail uses on
Main Street while shielding
unattractive building systems
and garbage bins from public
view.

Residents describe conflicts
between vehicles and bicycles,
acknowledging the need for a
balanced and strategic
approach to accommodating
infrastructure/signage. It is not
clearly identified where
bicycles should and should not
ride.

If Nebraska Ave. is expanded
west, there is potential for an
“open street” (the temporary
closure of a street to vehicle
traffic to create pedestrianoriented environment) events.
The new parking garage,
currently under construction,
will expand parking
opportunities.
The City has recently invested
in new and effective branding
and wayfinding signage. This
will make navigating Downtown
less challenging for visitors.
Long term planning is an
opportunity to consider and
plan for the likely increase in
ridesharing and driverless cars
that will occur over time. High
capacity pick-up/drop-off areas,
and related land use and
parking impacts, should be
considered in future
development plans.
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3. ECONOMICS
STRENGTHS

WEAKNESSES

Downtown walkability creates
higher retail exposure. Window
shopping and foot traffic
increases spending in
Downtown. This is a strength
on Main Street that can be
brought west to the RivergatePalm District.

Residents identify a lack in
variety of uses/things to do
and reasons to spend
money in the Rivergate-Palm
District. Uses are
predominately byappointment
commercial/office space,
and not opportunities to
leisurely shop or dine.

New branding, wayfinding, and
marketing strategies are being
implemented and making a
difference in perceptions of the
area.
The Rivergate-Palm District
offers high-value development
potential; ex. views of the River
and Gulf, high profile visibility
and access from U.S. 19.
Motivated property owners are
involved in master planning
efforts.
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The current image and weak
identity of the RivergatePalm District does not create
a positive perception of the
area, and does not
encourage shopping, dining,
or other recreational
spending.

OPPORTUNITIES
The opportunity for retail
leakage (up to 201,728 square
feet of demand) is evident
according to Arnett Muldrow’s
2020 market study.
There are wide-ranging
opportunities for new
construction, as well as for
public investments in landmark
sites (ex. boat ramp) and
infrastructure that can set the
tone/stimulate private sector
investments.
There is a strong opportunity to
address “gaps” in the street
environment with infill and
redevelopment; connecting
areas of investment across the
Rivergate-Palm District. New
investment can help to create a
better transition and stronger
tie from the Rivergate-Palm
District to the rest of Main
Street.

THREATS
Susceptibility to year-round
flooding and storm surge can
affect the economic resiliency
of existing and future
development if projects are
not sustainably designed.
Crime, vagrancy, and the
perceived lack of safety and
security are important, nearterm concerns for residents,
visitors, and potential
investors.
The potential impacts of a
pandemic recession could
limit investment opportunities
and the availability of funds
for new infrastructure. To
combat this uncertainty,
development options should
take an incremental approach
and be phased over time.
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There is the potential to
capitalize on existing natural
assets, i.e. waterfront views,
riverfront attractions and ecotourism activities.
Housing values are increasing
throughout the area, which
attracts/expands market access
to a diversity of income
earners.
The area’s demographics are
on the City’s side. Much of the
population is of a mature age,
“empty nesters” who want to
live and spend money
Downtown. Additionally, there
is a growing population of
millennials who often have
similar interests in being
Downtown.
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4. RESILIENCY
STRENGTHS

WEAKNESSES

OPPORTUNITIES

THREATS

The period between 2010
and 2019 was the hottest
decade yet since worldwide
temperature records began
in the 19th century. New
Port Richey’s response to
these changes through riskreduction strategies,
adaptation, and resiliency
planning is vital to the
success and sustainability of
investments in the
Rivergate-Palm District.

The site’s proximity to the
coast and Cotee River
increases its susceptibility to
the damage, expense, and
disruption of flooding and
storm surge.

Flood Damage Reduction
regulations require new
construction, or substantial
improvements, to be
constructed by methods and
practices that minimize flood
damage. Given these
requirements, New Port
Richey could become a model
for sustainable and resilient
design and building practices.

The Rivergate-Palm District is highly
vulnerable to coastal and inland
flooding because of its proximity to
the Cotee River and the Florida
coastline (Coastal High Hazard Area,
Flood Zone AE, and base flood
elevation = 9-10 ft: reference
FIRMette Map in Appendix). This
flooding risk is exacerbated by rising
sea levels, which compound the
effects of flooding during a storm
event.
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In addition to flooding and
storm surge, the site is
vulnerable to other impacts
of a changing environment,
including rapidly intensifying
hurricanes, sea-level rise,
intense rainfall, and extreme
heat.

Flood regulations that
strengthen community
resiliency extend the useful
lifecycle of the project and
help to maximize every dollar
of public investment.

New buildings and major alterations
to existing buildings must meet
specific requirements set by Federal
and State Governments and
enforced by the City. This
information is the basis for flood
insurance premiums and building
code requirements. These codes are
intended to protect lives and
properties by requiring all living
space to be above the base flood
elevation. Many owners would like
to retrofit their buildings to these
standards to reduce risk and reduce
the cost of flood insurance.
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5. NATURAL ENVIRONMENT
STRENGTHS

WEAKNESSES

OPPORTUNITIES

THREATS

The adjacent Main Street
District offers opportunities
to engage with the natural
environment; most notably
the Cotee River, Main Street
Bridge, Sims Park, and
Orange Lake. These are
within a 10-minute walk and
a 5-minute bike ride from
the Rivergate-Palm District.

Although there are green
spaces nearby, and scattered
tree coverage across the site,
residents express a desire for
more green spaces and shade
cover in the Rivergate-Palm
District.

The public boat ramp can
serve as a “trailhead”
destination along the Cotee
River blueway, spearheading
public access and riverfront
activities. Downtown New Port
Richey can become a
destination for kayaking,
canoeing, paddle boarding,
boating, dock fishing, and
wildlife watching/education
(manatees, dolphins, etc.).

Freeway noise and air quality will
be difficult to mitigate given the
District’s proximity to U.S. 19.

A regional network of
greenways, blueways, and
trails exists in Pasco County.
New development in the
Rivergate-Palm District should
capitalize on this opportunity.

The unique aesthetic and natural
qualities of Downtown New Port
Richey make riverfront
development extremely
desirable. To adequately plan for
the protection and sustained
public access of the riverfront,
development proposals in
Downtown should be reviewed
relative to dependency upon
water access and adherence to
specific development and design
criteria.

There are mature trees,
including Live Oaks and tall
palms, throughout the
Rivergate-Palm District that
should be preserved, when
possible. Trees and native
plantings absorb stormwater
and pollutants, lessen heat
impacts, offer shade, and
create a welcoming aesthetic
appeal.

Air and noise pollution on-site
should be evaluated due to
the area’s proximity to highly
trafficked U.S. 19.
Much of the Rivergate-Palm
District is paved impervious
surface area, which fragments
habitats and contributes to
the urban heat island effect.
The incorporation of green
infrastructure (green roofs,
green walls, rain gardens,
bioswales, and native
landscaping for example) can
help mitigate this. See
Appendix for a list of potential
green infrastructure solutions.

To “green” the Rivergate-Palm
District and provide a new
activity to the area, community
gardens should be considered.

Stormwater impacts are more
difficult to mitigate on dense infill
sites. In response, an urban park
water feature can be
incorporated in the southern
portion of the site to capture
stormwater and increase public
access to green spaces.
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6. IMAGE AND IDENTITY
STRENGTHS

WEAKNESSES

New Port Richey has multiple
districts, each with a unique
character and sense of place.
The adjacent Main Street
District offers an attractive,
historic, charming, and quaint
small-town look and feel.

The highway/strip mall
development pattern of U.S.
19 is described by residents as
unattractive. Eyesores detract
from the visibility and quality
of Downtown. Many drivers do
not realize that there is an
exciting place to visit if they
turn off U.S. 19 at Main Street.

New Port Richey is known for
its fun events, beautiful river,
unique Hollywood-inspired
history, and cultural
amenities, including the
Historic Hacienda Hotel,
Richey Suncoast Theater, and
newly created Sims Park.
A unique golf cart and electric
scooter culture has emerged
and is taking hold in New Port
Richey.
Residents boast about
Downtown’s burgeoning
retail and nightlife scene.
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There is a stark contrast
between the feeling and
appearance of the RivergatePalm District when compared
to the rest of downtown, and it
is not a positive impression.
The aesthetic of the area
appears to represent
disinvestment and disinterest;
ex. buildings lacking
maintenance, urban blight,
overall cleanliness, increased
perception of criminal activity.
Residents remark that the
Rivergate-Palm District is not
thought to be safe after dark.

OPPORTUNITIES
New and effective branding and
wayfinding signage will help to
create a stronger sense of place
throughout the Rivergate-Palm
District.
The Rivergate-Palm District can
host active spaces where smallscale, “pop-up” style events occur
often, throughout the week and
year-round.
Novelty sights, including street
performers and artists, vendors,
photo-worth art, statues, colorful
murals, and painted
crosswalks/intersections, can be
incorporated into public spaces
to provide quick and effective
placemaking solutions.
More permanent placemaking
solutions can include more
signature tall Washingtonian
palm trees, a welcoming gateway
feature at the entrance of Main
Street, and unique architectural
statements.

THREATS
There is a critical need to
rebrand and improve the
Rivergate-Palm District’s
image. The area’s negative
reputation and concerns of
crime/safety and vagrancy
can detract people from
visiting or wanting to live in
or around the RivergatePalm District.
The actual and perceived
influence of crime must be
addressed to support
further investment. Crime
Prevention Through
Environmental Design
(CPTED) principles can
improve safety/security and
better integrate design and
function.
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Key Weaknesses and Threats
The following topics were identified by community members and City staff as the highest priority concerns for the RivergatePalm District redevelopment.

1. Flood Resilience
As described in the Resilience section of the SWOT Analysis, the Rivergate-Palm District is highly vulnerable to coastal and
inland flooding because of its proximity to the Cotee River and the Florida coastline (see FIRMette in the Appendix).
Understanding the Rivergate-Palm District’s Flood Risk
The Federal Emergency Management Agency (FEMA) designated flood risk for the Rivergate-Palm District ranges between “X”,
low flooding concern at the higher elevated points on the site, and “AE”, a 1% annual chance of flooding with a base flood
elevation of 9-10 ft. Properties in this area have a 1% chance of flooding in any year and a 26% chance of flooding over the life
of a 30-year mortgage (FEMA, 2020). This flooding risk is exacerbated by rising sea levels, which compound the effects of
flooding during a storm event.
In addition, the Rivergate-Palm District also falls within Florida’s Coastal High Hazard Area (CHHA); 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 (Section 163.3178(9), Florida Statutes). Buildings located within this flood hazard area are subject to flood
damage reduction regulations which require that new construction, or substantial improvements, be constructed by methods
and practices that minimize flood damage.
What does this mean for redevelopment?
The Coastal Management Element of New Port Richey’s Comprehensive Plan states that no structure may be constructed in a
flood zone unless the first floor of living area is above the base flood elevation, or a certain degree of flood-proofing is
completed to prevent damage to the property. If the total costs of improvements to a building in the Rivergate-Palm District
equal 50% or more of the building’s market value (not including land), it must be elevated. The CHHA also poses restrictions on
land use and intensity of development, prohibiting increases of residential density; however, the City has a Coastal Transfer of
Development Rights Program to specify requirements for residential development in the context of the CHHA.
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In order to maintain compliance with the State of Florida’s coastal high-hazard provision, comprehensive plan amendments
and changes to land development regulations must impose the appropriate mitigation to ensure that construction is more
resilient to storm surge and hurricane evacuation levels of service requirements are met. Building retrofits should account for
increased coastal flooding from current and future sea level rise and hurricane storm surge over the life of the structure.
How are other cities approaching redevelopment in flood-prone areas?
Case #1: St. Petersburg, Florida - Amendment to Comprehensive Plan
Coastal High Hazard Area Mapping updates in 2016 dramatically increased the CHHA limits in St. Petersburg from 7,705-acres
to 16,325-acres. The newly designated area now includes more residential areas, targeted employment areas, and downtown
activity centers.
In October 2020, the City approved changes to its Comprehensive Plan and Land Development Regulations to address
redevelopment within the CHHA. In addition to increased public safety requirements for hurricane evacuation and re-entry,
these amendments require all new (or substantially improved) multifamily projects to follow stricter building design and
construction standards in excess of the minimum requirements to reduce risk of flooding and to withstand higher winds. The
amendments will allow the City Council to consider future map amendment requests within limited qualifying areas of the
CHHA that increase the maximum allowable residential density.
St. Petersburg’s 2050 Vision (October 2020 Draft) provides an important recommendation for cities embarking on
redevelopment within the CHHA:
“While the real estate market in these vulnerable areas remains robust today, climate-related devaluation of property
prices is possible and may affect future government tax revenues and require increased capital improvement
expenditures to repair and harden infrastructure. Recently adopted changes to the CHHA incentivize redevelopment
that replaces at-risk structures and populations with higher level storm resilient structures when supported by
appropriate infrastructure and mobility options. This incentivized replacement of existing flood prone or at-risk
structures is a means to preempt losses due to climate change and must be done in concert with sea level rise
preparedness efforts.”
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Case #2: Tallahassee, FL – Cascades Park
Winner of the “2016 Great Places in Florida People’s Choice Award,” Cascades Park
demonstrates an innovative approach to resilient development for stormwater
management. In addition to providing a successful public greenspace amenity in
Downtown Tallahassee, the 25-acre park is engineered to flood, offering relief to nearby
areas during major storm events.
Cascades Park is an example of a recent nationwide trend toward designing urban
infrastructure to serve multiple purposes. As a dual-purpose park, the detention pond
reduces flooding frequency and duration for the upstream and downstream properties.
Cascades Park has positively impacted property values and redevelopment of surrounding
properties is actively underway.
Key design elements of the project include a major box culvert system directs damaging
storm event runoff to the lower pond, where it stages up and back-floods the park before
discharging downstream.

Cascades Park Initial Site Plan
Source: genesisgroup.com
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2. Traffic, Access, and Circulation
Increasing traffic along Main Street and congestion at the intersections of Main Street and U.S. 19 and Main Street and River
Road were identified by residents as weaknesses during the October 13th public input meeting. In addition, the site’s existing
street network limits accessibility because there is only one heavily utilized route from U.S. 19 to the attractions Downtown.
As indicated by the map below, traffic along Main Street is steadily increasing on an annual basis; and as redevelopment and
new construction occurs, traffic will continue to increase. Between 2015 and 2019, annual average daily traffic (AADT)
increased 16.6%.
Annual Average Daily Traffic (AADT)
The total volume of traffic on a
highway segment for one year, divided
by the number of days in the year.

Historical AADT – Main St.

Source: Pasco County GIS, 2020
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The increasing rate of traffic demonstrates that the City’s economic development strategies are working; that more people are
visiting or living in Downtown New Port Richey. However, if left unmanaged, congestion can make Downtown New Port Richey
inaccessible, thereby limiting its opportunities for future growth and economic development.
The City has made recent investments in a public parking garage, a wayfinding signage strategy, and parking studies.
Transportation policies and programs must be well planned to maximize economic development benefits. The following
strategies should be considered to increase transportation productivity while supporting economic development:
1. Target Transportation Demand Management (TDM) improvements that increase transport system efficiency, including
improvements to alternative modes (walking, cycling, ridesharing, public transit, carsharing, telework) and incentives to
reduce automobile ownership and use (road and parking pricing, encouragement campaigns).
2. Require transportation planning strategies that identify access and circulation needs for different types of
transportation, including pass-through traffic, deliveries, service vehicles, surge traffic during events, and on and offpeak commuter traffic.
3. Work with Pasco County and the Pasco County Metropolitan Planning Organization to provide alternate routes to Main
Street and surrounding residential areas, and to improve local and regional transportation options that can connect
attractions throughout the area.
4. Develop a Downtown Circulation Strategy and Parking Plan to respond to the increase in traffic caused by
redevelopment. Use Annual Average Daily Traffic (AADT) data from the City Engineer to estimate future conditions most
accurately.
5. Apply “Smart Growth” policies to integrate transportation and land use decision and policymaking.
Generally, the tradeoffs for increased traffic are positive impacts for employment, business activity, tourism, and wealth. Not
every transportation strategy will provide all economic benefits, but most provide some, and their effects are additive. For
example, shifts from driving to alternative modes can increase local business productivity by reducing congestion and parking
costs, and increase demand for local products by reducing consumer expenditures on fuel, which leaves more dollars
circulating in the local economy.
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Transportation Planning Considerations
Florida Department of Transportation (FDOT) staff reviewed the existing street network within the Rivergate-Palm District and
provided the following points of consideration.
1. For connections to U.S. 19, review Florida Administrative Code 14-97. U.S. 19 is considered as an Access Classification
of 3. As a general guideline, Main Street could be considered as an Access Classification of 7.
2. Recommend limiting access along Main Street close to U.S. Route 19. The first cross access along Main Street may have
to be River Road.
3. Recommend focusing on upgrading River Road to act as a parallel route to U.S. 19 that would provide access into the
downtown area.
4. Recommend the City consider a Right of Way Preservation Ordinance to identify and preserve right of way for streets
that would need to be upgraded to improve downtown network. Pasco County and Hillsborough County utilize this
type of ordinance.
5. Recommend as a long-term vision to consider a second river crossing that would alleviate the traffic pressure on the
Main Street Bridge. Potential location: the proposed southern entrance from U.S. 19 to the downtown area and
Montana Avenue.

FDOT Staff Representatives:
Waddah Farah - District Seven Interchange Review Coordinator, Chairman
Peter Maass, PE, PTOE - District Seven Project Development and Analysis
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Community Visioning Exercise
Community visioning is a process that helps communities craft
a vision for how to navigate an uncertain future. Planners
contribute by providing predictive analyses and conceptual
visualizations to compare urban development and growth
scenarios. It is most effective when visioning is conducted
collaboratively, in lockstep with community members and local
leaders, so that planners (who are often outsiders) can be
informed by the true experts; the residents, business owners,
local institutions, and stakeholders who know the area best.
But talking about a vision only goes so far. The community
must solidify their vision in written statements that reflect goals
and priorities and in conceptual diagrams that capture how the
area should look and feel in the years to come. Bearing
significant weight. a community’s vision is used to develop
strategic plans that influence the decisions made by local
government staff and elected officials. During the October 13th
public input meeting, community members expressed support
for and provided feedback on the following vision statements
for the Rivergate-Palm District.
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Downtown New Port Richey’s Rivergate-Palm District:

Embraces the
Cotee River
1.

New Port Richey’s unique riverfront
access and greatest natural amenity is
celebrated in the Rivergate-Palm
District. At every turn, the community
can engage with, or is reminded of,
the remarkable Cotee River.

2. New Port Richey is nationally
recognized as a community that turns
problems into possibilities. New Port
Richey celebrates the story of how the
City manages and repurposes
floodwater through innovative,
sustainable, and resilient solutions.
3. Pasco County’s regionally connected
parks and open space systems
(greenways and blueways) are highly
traveled by safe bike lanes and paths,
walking trails, and boat/paddle
waterways.

Offers Unique
Attractions
1. Modern, cutting-edge developments
(designed at the appropriate scale) put
Downtown New Port Richey on the map.
2. The new and exciting Rivergate-Palm
District is where everyone wants to visit,
shop, eat, drink, work, live, and host
events.
3. Spaces that offer unique and memorable
(“wow-factor”) experiences appear along
Main Street, from end-to-end. People of
all ages and backgrounds enjoy the
variety of activities that are offered in
Downtown New Port Richey.
4. New Port Richey’s history and community
values are proudly represented in public
spaces through colorful murals, honored
statues, and local artwork.

Is Safe and
Welcoming for All
1. The Rivergate-Palm District’s physical
spaces and brand authentically
represents the identity and character of
Downtown New Port Richey.
2. Attractive streetscapes, and landmark
signage, welcomes visitors and residents
to New Port Richey.
3. It is a safe and enjoyable experience to
bike, walk, drive (and park!), scooter, or
even boat and paddle, in and around
Downtown New Port Richey.
4. No one passes by Main Street on U.S. 19
without noticing the significant
improvements that have taken shape
within Downtown New Port Richey.
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The Cotee River could provide a recreation water-trail
through New Port Richey. The Rivergate-Palm District
could be a “trailhead” on that journey to the Gulf.

Embraces the
Cotee River
1. New Port Richey’s unique riverfront access and greatest natural
amenity is celebrated in the Rivergate-Palm District. At every
turn, the community can engage with, or is reminded of, the
remarkable Cotee River.
2. New Port Richey is nationally recognized as a community that
turns problems into possibilities. New Port Richey celebrate the
story of how the City manages and repurposes floodwater
through innovative, sustainable, and resilient solutions.
3. Pasco County’s regionally connected parks and open space
systems (greenways and blueways) are highly traveled by safe
bike lanes and paths, walking trails, and boat/paddle waterways.

Source: Pasco County, The Harbors - West Market Area
Redevelopment/Infill Plan (2013)
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GUIDING VISION STATEMENTS
Residential on upper floors
with views of the River or Gulf.
Shop frontages to
live/work units –
create commercial
street.

Offers Unique
Attractions
1. Modern, cutting-edge developments (designed at the
appropriate scale) put Downtown New Port Richey on the map.

Source: lafrancewalk.com

Live/work “flex space”
configured as shared
workspace or study spot,
dwelling, or retail use.

2. The new and exciting Rivergate-Palm District is where everyone
wants to visit, shop, eat, drink, work, live, and host events.
3. Spaces that offer unique and memorable (“wow-factor”)
experiences appear along Main Street, from end-to-end. People
of all ages and backgrounds enjoy the variety of activities that
are offered in Downtown New Port Richey.
4. New Port Richey’s history and community values are proudly
represented in public spaces through colorful murals, honored
statues, and local artwork.

Photo-worthy murals and
public art attractions
establish community
pride and help to
develop a sense of place
in public spaces.
Source:
St. Petersburg Mural by
Jeffrey Sincich and
Josh Stover
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Is Safe and
Welcoming for All
1. The Rivergate-Palm District’s physical spaces and brand
authentically represents the identity and character of
Downtown New Port Richey.
2. Attractive streetscapes and landmark signage,
welcomes visitors and residents to New Port Richey.
3. It is a safe and enjoyable experience to bike, walk, drive
(and park!), scooter, or even boat and paddle, in and
around Downtown New Port Richey.
4. No one passes by Main Street on U.S. 19 without
noticing the significant improvements that have taken
shape within Downtown New Port Richey.

Sources top-to-bottom: 1) Downtown Melbourne, Florida;
2) Stuart, Florida; 3) Downtown Crestview, Florida.
42

Rivergate-Palm District Conceptual Master Plan

3D Visualizations
The results of the Rivergate-Palm Master Plan conceptual planning and design phase include 3D visualizations that “bring to
life” the Rivergate-Palm District’s guiding vision statements, while examining specific resilient development options of interest
to the City of New Port Richey.
A conceptual site plan diagram, 3D renderings, and a 3D Model video animation are provided to illustrate realistic, building
massing, scale, and architectural detail that support the following program elements:
1. Landmark gateway entry feature on the corner of U.S. 19 and Main Street;
2. Mixed-use development concepts throughout the Rivergate-Palm District planning area;
3. Multi-modal transportation amenities (pedestrian, bicycle, public transit, and vehicular);
4. Addition of north-south collector roads and modifications to the existing street network to alleviate traffic;
5. Attractive and welcoming urban park that retains stormwater while providing an engaging public space;
6. Multiple new riverfront access points and boat ramps that increase public interactions with the river; and
7. Overall emphasis on sustainability, green infrastructure, and resilience to coastal hazards.
These 3D visualizations can be used for a variety of illustrative purposes, including to support ongoing community
engagement and consensus building; to communicate goals and visions for the area; for consideration in future
comprehensive plan amendments; and to assist in establishing development and design standards as the redevelopment of
the Rivergate-Palm District progresses.
While the plan’s conceptual scenarios depict currently non-existing commercial and residential buildings, it is important to
note that those depictions are illustrative and do not represent any specific plan or action under consideration by the City.
Any formalized decisions will be guided by community discussion and feedback.
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Conceptual Site Plan Diagram

Proposed property land uses and square
footage estimates described on pages 66-68.

44

Rivergate-Palm District Conceptual Master Plan

1. Mixed Landmark gateway entry feature on the corner of U.S. 19 and Main Street;
Permanent placemaking installations, including a Gateway arch over Main Street and the Rivergate-Palm District’s signature
Washingtonian palm trees welcome residents and visitors to Downtown New Port Richey.

Conceptual design of the intersection at U.S. 19 and Main Street. The four corners are anchored by tall Washingtonian palm trees that
are recognizable from far distances along U.S. 19.
Source: TBRPC 3D Model
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Conceptual design of Gateway arch and intersection signage.
Source: TBRPC 3D Model
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2. Mixed-use development concepts throughout the Rivergate-Palm District planning area;
New investments, including Keiser University, a public parking garage, a potential hotel, and additional mixed-use residential
and commercial buildings support a diversity of activities within the Rivergate-Palm District. Variations in massing and
scale/heights, and densities are considered as well as architectural variety in building facades, textures, and materials.
Well-designed, terraced building heights capitalize on viewsheds of the River and Gulf, creating a distinct yet complementary
character when compared to other parts of Downtown New Port Richey.

Conceptual design of a public square along Main Street South that offers direct pedestrian access to the new public parking garage.
Source: TBRPC 3D Model
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More modern architectural treatments distinguish Rivergate-Palm from its historic counterpart, the Main Street District.
To reinforce this aesthetic, and to create a pedestrian-oriented block, infill and redevelopment is brought to the street, with
parking relocated behind buildings.

Conceptual design of a public square and streetscape amenities along Main Street North.
Source: TBRPC 3D Model
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Conceptual design of new commercial development on Main Street, including dining, shopping, and entertainment options.
North Main features a mixed-use residential complex.
Source: TBRPC 3D Model
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Conceptual design of new commercial development South of the Historic Hacienda Hotel, including shipping-container style dining,
shopping, and entertainment options within a heavily shaded public green space.
Source: TBRPC 3D Model
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The investment gaps within the Rivergate-Palm District are addressed with infill and redevelopment, connecting areas of
investment across Downtown New Port Richey. This new investment creates a more fluid transition and stronger tie from the
Rivergate-Palm District to the rest of Main Street.

Conceptual design of new development along U.S. 19, including a limited service boutique hotel, bank/office building, and elevated
apartments.
Source: TBRPC 3D Model
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3. Multi-modal transportation amenities (pedestrian, bicycle, public transit, and vehicular);
The inclusion of traffic calming interventions, as well as pedestrian-oriented and bicycle-friendly infrastructure, is prioritized in
the Rivergate-Palm District’s redevelopment to encourage multi-modal transportation and increase walkability. Additionally,
the regional network of connected bicycle and pedestrian trails and bus routes within Pasco County is strategically integrated
where possible within the site planning of new development projects.
The Rivergate-Palm District 3D Model includes a combination of transportation-focused design elements, including: high
quality pedestrian and bicycle amenities including shared and dedicated bicycle lanes, where appropriate; wide pedestrian
sidewalks; street furniture; wayfinding signage; shade trees and landscaping; covered bicycle racks; water fountains;
appropriate street lighting; and bus stops that provide comfortable seating and shelter from the rain and sun.

Conceptual design of multi-modal transportation amenities
and safety features.
Source: TBRPC 3D Model
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As the Rivergate-Palm District begins to increase in popularity, the City can work closely with Pasco County and the Pasco
County Metropolitan Planning Organization to improve local and regional transportation options that can connect attractions
throughout the area. In addition, long term planning is an opportunity to consider and plan for the likely increase in
ridesharing and driverless cars that will occur over time. High capacity pick-up/drop-off areas, and related land use and
parking impacts, should be considered in future development plans.

Conceptual design of a transportation activity center that includes a duel-purpose shaded bus stop and rideshare pick-up/drop-off area.
Source: TBRPC 3D Model
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4. Addition of north-south collector roads
and modifications to the existing street
network to alleviate traffic;
The Rivergate-Palm District 3D Model presents a
redesigned street network to create additional
access points to the District from U.S. 19.
While street networks are improved, a “complete
street” approach to redevelopment can be
implemented to create streets that safely
accommodate all users, not just automobiles.

54

Rivergate-Palm District Conceptual Master Plan

5. Attractive and welcoming urban park that retains stormwater while providing an engaging public space;
The Rivergate-Palm District of New Port Richey models how a small city can turn problems into possibilities. Due to innovative,
sustainable, and resilient stormwater investments in stormwater management, New Port Richey becomes nationally
recognized for their floodable urban park. In addition to providing a successful public greenspace amenity, the park offers
flooding relief to its surrounding areas during major storm events. Taking a holistic approach to the redevelopment of the
Rivergate-Palm District, this investment has positively impacted property values by increasing the resilience of all properties
within the district to flooding.

Conceptual design of a floodable urban park.
Source: TBRPC 3D Model
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6. Multiple new riverfront access points and boat ramps that increase public interactions with the river.
Signature projects and landmark sites (ex. new boat ramps) and infrastructure set the tone and stimulate private sector
investments in the Rivergate-Palm District. The district’s existing natural assets (i.e. waterfront views, riverfront attractions and
eco-tourism activities) are capitalized on to create a unique sense of place and offer activities that draw crowds of visitors to
Downtown New Port Richey.

Conceptual design of public boat ramp and supporting commercial development North of Stonehaven at Main Street.
Source: TBRPC 3D Model
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Conceptual design of a kayak launch site South of Stonehaven at Main Street.
Source: TBRPC 3D Model
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Conceptual design of a riverfront restaurant that is accessible to boats and kayaks, while providing public access to the Cotee River.
Source: TBRPC 3D Model
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7. Overall emphasis on sustainability, green infrastructure, and resilience to coastal hazards.
Flood regulations strengthen community resilience, extend the useful lifecycle of a project, and help to maximize every dollar
of public investment. With the appropriate planning and design in place, New Port Richey’s Rivergate-Palm District has become
a model for sustainable and resilient building practices. The Rivergate-Palm District can withstand, recover, and emerge even
stronger following a large storm event.
The Rivergate-Palm District 3D Model portrays a scenario where buildings are elevated to strengthen their resilience to
flooding. The streetscape is kept interesting with porches, balconies, staircases, greenery, and other engaging design
elements. Additionally, increasing land and sea surface temperatures underscore the importance green spaces, native landscaping,
street trees, and shade coverage in cities. The model includes a combination of sustainability and green infrastructure solutions
like rooftop photovoltaic solar panels, permeable pavement, bioswales, green walls, and green roofs. Best practices in green
infrastructure and related model comprehensive plan language is included in the Appendix.

Left: Photo of rain garden with curb cut. Low impact development and
green infrastructure reduce downstream flows by allowing more
stormwater to infiltrate in place, thereby taking the pressure off if the

existing downstream stormwater infrastructure.

Source: Atkins, 6th Street, Palmetto, Florida: Adaptation Plan

Right: Traditional
asphalt on left;
green infrastructure
investment of
permeable asphalt
on right.
Source: Soak up the Rain:
Environmental Protection
Agency
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Conceptual design of resilient townhomes
with parking on ground level and living space
elevated to above base flood elevation.
Source: TBRPC 3D Model

Flood Hazard Area Graphic. Source: Federal Emergency Management Agency
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Conceptual design of resilient apartments with parking on ground level and living space elevated to above base flood elevation.
Source: TBRPC 3D Model
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Planning and Regulatory Framework
Land development regulations (LDRs), which include items such as zoning and site planning/design standards, are the primary
way that the goals of a community’s comprehensive plan and other small-area plans are implemented. LDRs are meant to aid
in orderly growth and redevelopment and deliver a development process that is efficient, effective, and consistent. Any
modifications to LDRs should support community values and goals and encourage property owners and investors to make
changes that are appropriate for the area.
The LDR context and a few example actions that should be considered and incorporated, as appropriate, into the
redevelopment of the Rivergate-Palm District include:

1. Refine Land Development Regulations
The broader Rivertown Revival Master Planning process presents an opportunity to explore the potential for new land
development regulations, such as form-based codes, overlay development standards, and modernized architectural
standards, within incremental redevelopment plans. Land development regulations designated specifically for the
Rivergate-Palm District can help ensure that scale, character, and mobility options are maintained as new development
occurs.
a) Action Item: Revisit setback and parking requirements to ensure that the streetscape is oriented toward pedestrian
and retail activity along Main Street.
b) Action Item: Permit temporary structures (ex. pop-up shops) for retail to fill gaps in the street environment.

Variations in Zoning Diagram
Source: Smart Growth America
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2. Update Urban Design Guidelines
Urban design guidelines that require development to reinforce existing plans and further the goals of the Rivergate-Palm
District will help ensure compatibility with the existing urban environment, built form, character of the area, market trends,
and community values.
a) Action Item: Create guidelines that consider physical form at the block, building, pedestrian, roadway, and open
space levels to create consistency across adjacent development and appropriate transitions of scale.
b) Action Item: Review all existing urban design guidelines and architectural standards, and update as appropriate to
reflect more contemporary elements and design innovations, provide better context of existing conditions, and
further define and organize the pedestrian realm into sidewalk zones (see diagram below): building frontage zones
(#1), clear path pedestrian zones (#2), furnishings zones (#3), and buffer zones (#4).

Sidewalk Zone Diagram
Source: Global Designing Cities Initiative
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Economic Analysis of Development Scenarios
Pasco County, like every county in the United States, faces challenges in recovering from the economic impacts of COVID-19
and the resulting closures. At its height, Pasco’s unemployment rate reached 13.8% in April 2020 as the result of widespread
COVID-19 closures and has since fallen to 5.2% as of December 2020, as per the Federal Reserve Bank of St. Louis 1. While the
county economy has shown signs of recovery, more can be done to create more jobs and to continue to diversify its economy.
At the local level New Port Richey is shouldering their share of the burden of recovery, with an eye to the future of their city.
The redevelopment considered for the Riverside and Palm District of New Port Richey’s downtown involves residential,
commercial, office, and public space considerations. The goal of this potential development is to reinvigorate the area’s
economy by creating a modern space to work, live, and shop, all while making it aesthetically and recreationally attractive to
promote tourism.
The Federal Coronavirus, Aid, Relief, and Economic Security (CARES) Act of 2020 enables the Tampa Bay Regional Planning
Council (TBRPC), as a fund recipient, to perform recovery, development, and economic impact analysis in the Tampa Bay
region. It is this funding which has allowed TBRPC to furnish the following brief analysis for the City of New Port Richey.

1

https://fred.stlouisfed.org/series/FLPASC5URN
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Methodology
TBRPC staff took several steps to estimate impacts on New Port Richey’s economy from the conceptual redevelopment
described in Chapter 3 - Planning and Conceptual Design.
First, staff took measurements of square footage for all conceived buildings within the area. These measurements were sorted
by property type (i.e., residential, office, commercial, or industrial) and compared to the average required square footage per
employee 2. By dividing the square footage of a proposed space, by this square footage per employee measure, staff created
an estimate for potential supported employees (Figure 1).
Secondly, staff calculated the average justified value of parcels per square footage in the study area as of 2019-2020. Current
Median Value (Figure 2) of these conceived buildings is their square footage multiplied by this ratio. This serves as a baseline
assumption of current value of the project, from which staff produced increased valuation estimates. These included a 200%,
300%, and 1,000% increase in valuation scenarios, along with estimated tax revenue collected in each.
Stonehaven at Main Street Apartments (formerly Main Street Landing), a recent development within the geography of this
project, provides an example benchmark increase in valuation in the Rivergate-Palm District area of New Port Richey. Tax
records on the property before (pre-2019) and after its completed development (2020) show an increase in valuation of
1,300% 3. This property was previously considered vacant for tax purposes and is now a modern apartment complex, so this
may be a higher end scenario for valuation increase, but still useful for comparison purposes.

2
3

Planner's Estimating Guide: Projecting Land-Use and Facility Needs: Attached Online Workbook by Virginia Polytechnic School and State University
https://search.pascopa.com/parcel.aspx?parcel=1626050030208000050&limit=FromMap
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#

Proposed Property

1

Gas Station

2

Keiser University

3

Hotel***

4

Parking Garage

5

Building in Park

-

Park Green Space

-

Park Retention Pond

6

Townhome Complex

7

Buildings on South Main

-

#1 – Mixed-Use Commercial

-

#2 - Commercial, Dining

-

#3 – Mixed-Use Commercial

-

#4 – Mixed-Use Commercial

-

#5 – Mixed-Use Commercial

8

Small Boat Ramp

9

Liner Buildings near Garage

10

Bank - Office Building

11

Mixed-Use, U.S. 19

12

Buildings on North Main

-

#1 – Mixed-Use Building

-

#2 – Mixed-Use Commercial

-

#3 – Mixed-Use Commercial

13

Mixed-Use Complex on River Rd. & Main St.

14

Large Boat Ramp Complex

-

#1 – Mixed-Use Building

-

#2 - Commercial Building

15

Buildings across from Hacienda Hotel

-

#1 – Mixed-Use Commercial

-

#2 - Shipping Containers

-

#3 - Riverside Restaurant
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1

13

12
7

15

2
4

3
10

9

11

8

5
6

Annotated conceptual site plan diagram.
Source: TBRPC 3D Model

A full-page image of the conceptual site plan diagram is provided on page 44.
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Figure 1. Estimated Supported Employment of Building Concepts
#

Proposed Property

Square Footage (SF) Estimate

Employees Supported*

1

Gas Station

2,028

3

2

Keiser University

41,000

**

3

Hotel***

29,488

10

4

Parking Garage

100,433

-

5

Building in Park

1,221

2

-

Park Green Space

67,057

-

-

Park Retention Pond

6,866

-

6

Townhome Complex

11,990

-

7

Buildings on South Main

-

-

-

#1 – Mixed-Use Commercial

10,178

26

-

#2 - Commercial, Dining

3,470

5

-

#3 – Mixed-Use Commercial

2,670

7

-

#4 – Mixed-Use Commercial

8,055

14

#5 – Mixed-Use Commercial

22,617

52

8

Small Boat Ramp

1,870

3

9

Liner Buildings near Garage

7,904

12

10

Bank - Office Building

6,944

21

11

Mixed-Use, U.S. 19

21,903

-

12

Buildings on North Main

-

-

-

#1 – Mixed-Use Building

22,938

58

-

#2 – Mixed-Use Commercial

19,413

10

16,482

12

50,631

26

-

#3 – Mixed-Use Commercial

13

Mixed-Use Complex on River Rd. & Main St.

14

Large Boat Ramp Complex

-

-

-

#1 – Mixed-Use Building

31,605

61

-

#2 - Commercial Building

31,264

47

15

-

-

-

#1 – Mixed-Use Commercial

28,260

57

-

#2 - Shipping Containers

1,500

2

-

Buildings across from Hacienda Hotel

#3 - Riverside Restaurant
Total

2,339

3

550,125

430

*Source: Planner's Estimating Guide:
Projecting Land-Use and Facility Needs by Virginia
Polytechnic School and State University
**Kesier University's exact employment estimate
is not included as it is unclear what space will be
staff offices vs. classrooms
***Estimate calculated using the average
employment (17) and size (48,000 sq. ft) of hotels
found at https://www.ibisworld.com/industrystatistics/employment/hotels-motels-united-
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Figure 2. Estimated Increase in Property Value
#

Proposed Property

1

Gas Station

SF Estimate
2,028

Current Median Value ($)
31,258

200% Increase ($)

300% Increase ($)

1000% Increase ($)

62,515

93,773

312,576
6,319,330

2

Keiser University

41,000

631,933

1,263,866

1,895,799

3

Hotel***

29,488

454,499

908,997

1,363,496

4,544,985

4

Parking Garage

100,433

1,547,966

3,095,932

4,643,898

15,479,661

5

Building in Park

1,221

18,819

37,639

56,458

188,193

-

Park Green Space

67,057

1,033,550

2,067,099

3,100,649

10,335,495

-

Park Retention Pond

6,866

105,826

211,651

317,477

1,058,257

6

Townhome Complex

11,990

184,802

369,604

554,406

1,848,019

7

Buildings on South Main

-

-

-

-

-

-

#1 – Mixed-Use Commercial

10,178

156,874

313,747

470,621

1,568,735

-

#2 - Commercial, Dining

3,470

53,483

106,966

160,449

534,831

-

#3 – Mixed-Use Commercial

2,670

41,153

82,305

123,458

411,527

-

#4 – Mixed-Use Commercial

8,055

124,152

248,303

372,455

1,241,517

#5 – Mixed-Use Commercial

3,485,958

22,617

348,596

697,192

1,045,787

8

-

Small Boat Ramp

1,870

28,822

57,645

86,467

288,223

9

Liner Buildings near Garage

7,904

121,824

243,649

365,473

1,218,244

10

Bank - Office Building

6,944

107,028

214,056

321,084

1,070,279

11

Mixed-Use, U.S. 19

21,903

337,591

675,182

1,012,773

3,375,909

12

Buildings on North Main

-

-

-

-

-

-

#1 – Mixed-Use Building

22,938

353,543

707,087

1,060,630

3,535,434

-

#2 – Mixed-Use Commercial

19,413

299,205

598,410

897,615

2,992,049

-

#3 – Mixed-Use Commercial

16,482

254,037

508,074

762,111

2,540,371

50,631

780,376

1,560,751

2,341,127

7,803,756

-

-

-

-

-

13
14

Mixed-Use Complex - River Rd. & Main
St.
Large Boat Ramp Complex

-

#1 – Mixed-Use Building

31,605

487,128

974,256

1,461,384

4,871,279

-

#2 - Commercial Building

31,264

481,872

963,744

1,445,616

4,818,720

-

-

-

-

-

15

Buildings across from Hacienda Hotel

-

#1 – Mixed-Use Commercial

28,260

435,571

871,143

1,306,714

4,355,714

-

#2 - Shipping Containers

1,500

23,120

46,239

69,359

231,195

-

#3 - Riverside Restaurant

2,339

36,051

72,102

108,153

360,510

550,125

8,479,077

16,958,153

25,437,230

84,790,766

Total
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Figure 2: Revenue Related to Downtown Redevelopment Concept
Value
$

8,479,077

New Port Richey Millage Rate

8.75

Effective Tax Rate

0.88%

200% Increase Scenario
Property Value

$

16,958,153

$

8,479,077

Annual Tax Revenue

$

74,616

20 Year Tax Revenue

$

1,492,317

Increase in Property Value

300% Increase Scenario
Property Value

Figure 3: Change in Valuation of the Development
Scenarios

MILLIONS OF 2020 DOLLARS

Category
Total at Current Property Value

84.8

$

25,437,230

8.5

$

16,958,153

BASE

Annual Tax Revenue

$

149,232

20 Year Tax Revenue

$

2,984,635

$

84,790,766

$

76,311,690

Annual Tax Revenue

$

671,543

20 Year Tax Revenue

$

13,430,857

Increase in Property Value

17.0
200
PERCENT

25.4
300
PERCENT

1000
PERCENT

VALUATION INCREASE SCENARIOS

1000% Increase Scenario
Property Value
Increase in Property Value
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Inventory and Analysis Background
The SWOT Analysis of the Rivergate-Palm District was informed by planning studies completed to-date by the City of New Port
Richey, Pasco County, and relevant partners.
The documents and tools reviewed as background information for the SWOT Analysis include:
1. AECOM and RERC Strategic Advisors: Strategic Redevelopment Action Plan (2011)
2. Arnett Muldrow & Associates: New Port Richey Branding, Marketing Plan, Market Analysis, and Survey Results (2020)
3. City of New Port Richey: Community Redevelopment Agency (CRA) Plan Update (2019)
4. City of New Port Richey: 2030 Comprehensive Plan and Future Land Use Map
5. City of New Port Richey: Downtown Parking and Implementation Study (2018)
6. City of New Port Richey: Enforced Building Codes
7. City of New Port Richey: Parks and Recreation Master Plan (2017)
8. City of New Port Richey: Land Development Code and Zoning District Regulations
9. City of New Port Richey: Capital Improvement Program Meeting Recordings
10. Pasco County: 2025 Comprehensive Plan and Future Land Use Map
11. Paco County: Land Development Code and Zoning Standards
12. Pasco County: The Harbors - West Market Area Redevelopment/Infill Plan (2013)
13. Pasco County and Florida Planning and Development Lab: Vision 19 – A Catalyst for Change in the Harbors (2014)
14. Urban Land Institute: Residential Revitalization in New Port Richey (2018)
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