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INTRODUCTION  
Light Industrial and High Technology 

Manufacturing are essential 
components of Palm Beach Countyôs 

economic growth strategy and serve 
as an important means to strengthen 
and diversify the Countyôs economy.  

The White Paper that accompanies 
thi s Toolkit makes the point that the 

preservation and appropriate use of 
industrial land is a critical aspect of 
the Countyôs ability to provide growth 

opportunities for business, especially 
those that offer family sustaining jobs 

on the goods producing sect or of the 
economy.  The White Paper argues 
that preserving and using industrial 

land means that:  
 

¶ good paying jobs are kept in the 
community  

¶ the tax base is strengthened  
¶ businesses are generating tax 

revenues to support community 

services  
¶ transportation i ssues are 

ameliorated as workers commute 
locally.  

 

The focus of this study is to assis t  
municipal governments, but because 

of the number of entities and the 
range of issues and concerns, this 
document will use the term ñthe 

countyò to mean the various 
muni cipalities in most instances.  

References to Palm Beach County 
government and the lands with which 
it deals, will be referred to as ñthe 

Countyò, using the capital letter.  Also, 
please note that the recommendations 

for policy, programs, ordinances and 
def initions are not intended for all 
municipalities or all situations; indeed, 

many municipalities have little 
industrial land and the Toolkit may be 

of limited use.   These 
recommendations are guidelines or 

suggestions and should be adapted to 
local circumst ances or needs.  The 

objective of the Toolkit is to present 
viable  policy recommendations for 

local governments within Palm Beach 
County to help them 1) reach the goal 
of maintaining a desired balance of 

land uses and 2) improve their ability 
to attract th e desired light industrial 

uses.  
 
The Toolkit will address the following 

issues:  
 

¶ the role of the Comprehensive Plan 
in industrial land use decisions and 
economic growth concerns;  

¶ the management of the rezoning or 
conversion process to preserve 

industrial land;  
¶ the use of permitting and 

regulatory processes to further 
appropriate industrial and uses;  

¶ the application of appropriate 

zoning and land use policy to 
preserve and optimize use of 

industrial land;  
¶ the provision of language 

specifically addressing Hi gh 

Technology and Bioscience 
concerns and uses ; and  

¶ the provision of terms and 
definitions about industrial land.  

 
AUDIENCE  

This Toolkit is intended for two 
different audiences.  It can be used by 
local government decision -makers and 

local officials, as we ll as by 
professional planners, designers, 

engineers, and developers who are 
responsible for projects and programs 
involving land use matters and 

industrial land use issues in particular.  
To that audience it provides model 

language and definitions and a m ore 
technical approach.  At the same time 
this Toolkit will hopefully provide the 
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lay reader with a background and 
understanding of the topics at hand.  

For those readers the Toolkit attempts 
to provide a clear and direct 

discussion of technical issues.    
 

CURRENT SITUATION  

While some local governments are 
changing their land use policy and 

procedures, research for the White 
Paper indicated that there is no 
consistency on a countywide level, 

thus creating opportunities for the loss 
of industrial land to ot her uses, or less 

than optimal development.  Some 
local governments hold some 
advantages in having desirable 

locations, a head start with programs 
and projects such as the Scripps 

project, and an acknowledgement of 
the importance of industrial land.  
Howev er, they still face increasing 

competition, the use of outdated 
policy, a lack of overall program 

coordination, and difficult market 
factors such as high land prices, and 
high taxes and insurance.  
 

OBJECTIVES  

The immediate needs of municipal 
governments ar e to assess industrial 
land use programs and policies and to 

develop and implement policies that 
will promote a health y balance of land 

uses.  The implementation of such 
policies will provide the economic 
strength and stability necessary to 

maintain the de sired quality of life and 
lead to the long - term goal of 

becoming a center for high technology 
industry.  
 

APPROACH  
There is no one solution for effective 
management and preservation of 

industrial land.  The availability of 
industrial land combined with 

appr opriate planning policies and 

permitting procedures will encourage 
light industrial development.  Each 

local government within Palm Beach 
County has its own unique qualities 

and needs.  As noted earlier, the 
policy options may not be applicable 
for each go vernment, but they do 

offer a set of tools that can be 
incorporated into policy documents, 

regulations, and ordinances.  The 
implementation of appropriate policies 
will discourage conversion and 

encourage the preservation and best 
use of the industrial lan d in Palm 

Beach County.  
 

 

 
IDENTIFYING THE TOOL S 
Research for the White Paper revealed 

a national concern for the preservation 
of industrial land.  A wide range of 

jurisdictions, including states (Rhode 
Island), regional organizations 
(Portland Metro), co unties 

(Mendocino, CA), and municipalities 
(Seattle, Chicago, Baltimore), have 

addressed the topic.  Many others, 
including Washington, DC and Los 
Angeles, are currently examining the 

topic and developing responses to a 
growing crisis.  The responses vary 

widely and include a host of ideas and 
approaches, each tailored to the 
situation, aims and needs of the 

particular community.  One of the key 
points to consider at all times is that 

the language shown here can be 
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adapted to meet specific needs.  For 
examp le, the general goal of industrial 

zoning is the restriction or elimination 
of residential uses in industrial areas, 

yet some of the definitions and 
language encountered specifically 
permits or even encourages residential 

use, though with a specific purpos e or 
goal in mind.   
 

The Toolkit incorporates the lessons 
learned and language employed in a 

number of specific instances.  
Important models for concepts or 

language or both are Portland, OR; 
Seattle, WA; Chicago; San Francisco; 
Baltimore; Boston; and New  York.  

Recent or on -going efforts, which are 
only now resulting in new language or 

programs, include Minneapolis, MN; 
Los Angeles; and Washington, DC.  
References to studies and zoning 

materials for these are included in the 
bibliography.   

 
However, thes e jurisdictions are not 
the only source of ideas and specific 

language and the Toolkit will present 
materials from ot her sources or local 

governments .  
 

TOOLKIT FORMAT  

This toolkit will present and explain 
the various concepts for preserving 

industrial lan ds.  It will also provide 
definitions of key terms and text that 
can be incorporated in planning and 

zoning documents.  The materials that 
are intended as models for use in 

official documents will be presented in 
italics.  This text can be modified as 
need ed to reflect local concerns and 

circumstances, but serve as the basis 
for language that can be included in 

the documents.  
 

 
 

TOOLKIT FOCUS  
The emphasis of this Toolkit is upon 
the Planning and Zoning aspects of 

industrial land preservation.  A 
complete p rogram should address 

other issues, including  
 
¶ Financial Assistance (local 

incentives, state resources and 
programs)  

¶ Site assembly or acquisition  
¶ Infrastructure improvements 

(Capital Improvement Plan)  

¶ Workforce Development  
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THE FOUNDATION  
A local govern mentôs Comprehensive 

Plan is the foundation upon which 
growth and development decisions are 

made.  Though the State had 
addressed growth and land 
management issues as early as 1972, 

it is the 1985 Growth Management 
Act, requiring all of Floridaôs counties 

and local governments to adopt Local 
Government Comprehensive Plans 
that establishes that foundation.  The 

Plan, adopted after study, public 
input, and review, includes chapters 

on key issues such as transportation, 
infrastructure, open space, recreation, 
housing, and future land use.  Though 

the future of industrial land is 
determined by a number of factors, it 

is the Comprehensive Plan that has 
the greatest impact on these land use 

and development decisions.  The 
Comprehensive Plan sets the stage for 
and works in coordination with zoning 

ordinances to serve as the backbone 
for land use policy for individual local 

governments.  Thus, the 
Comprehensive Plan provides the 
guidance and vision for the 

development and implementation of 
zoning policy.    

 
The inc orporation of goals and 
objectives for industrial land provides 

a guideline for future development, 
zoning and capital planning.  Clear 

and concise goals and objectives 
provide a basis and reference point for 

creating plans and policy.  As decision 
makers in local governments change, 

new leaders will have a set of policies 
upon which they can base their 

decisions as new issues arise.     
 
In most cases it is important to  amend 

the language of the Comprehensive 
Plan to specifically address the issue 

of indus trial land use and to define the 
desired aims and balance between 
industrial and non - industrial land 

uses.  In many of the cases 
encountered in researching this topic, 

one of the first tasks undertaken by 
each jurisdiction was the adding or 
amendment of go als, objectives and 

policies about industrial land uses.  
Such changes will help guide decision 

makers in the preservation and best 
use of industrial land.  The on -going 

review, updating, and clarifying of 
Comprehensive Plan language is part 
of a long - term  solution to the issue 

and should be part of the regular 
review and update process.  Local 

governments with a concern for 
industrial land and economic growth 
should review and assess their 

Comprehensive Plans with a view 
toward strengthening and expanding 

their commitment to preserving 
industrial land.  It is useful to cross -
reference the economic development 

and land use elements of the Plan; 
this makes the relationship clear and 

uses the same language to describe 
the aims, policies, and strategies.  
Indee d, because the Comprehensive 

Plan makes (or can make) the link 
between economic priorities and land 

use, i t  is (or should be) updated 
regularly, and involves publi c 
participation and information.  T hus, 

th e Plan becomes a primary 
mechanism and process to 

demonstrate and update municipal 
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aims, concerns and priorities about 
land use policies.       

 
However, please note that clarifying 

the aims and objectives with respect 
to industrial land serves as a guide, 
but does not in itself act to preserve 

these lands .   
 

The following materials include 
concepts and  model language that can 
be adopted into a municipal 

Comprehensive Plan and relevant 
policies of local governments.  While 

each local government may not 
require each of the following goals, 
this language off ers a clear and 

concise framework for preserving and 
using industrial land and lays the 

groundwork for improved consistency 
across the county.  

 
 

GOALS, OBJ ECTIVES, &  POLICIES  

The following materials represent 
concepts, goals, and policies that can 
be incorporated into municipal 

Comprehensive Plan language 
depending upon local aims and needs.  

Some of these recommendations are 
broad in nature while others ref lect 
specific issues that are relevant in only 

a few situations or municipalities.  
 

To attract High Technology 
Industry  
¶ To attract High Technology 

Industry, as defined, including 
Bioscience and its ancillary uses, 

with the long - term goal of 

becoming a regi onal center for 
these industries.   

 
To retain Light Industrial land 

uses to the extent possible  
¶ To keep Light Industrial firms and 

land uses and to implement 

responsible land use policies that 
result in ñno net loss of industrial 

landò. 
 
To provide land t hat is ñproject 

readyò for High Technology 
Industry  

¶ To increase the competitive 
advantage in attracting High 
Technology Industry through 

providing appropriate 
infrastructure, access and 

attributes to existing industrial 
sites.  

 
To follow strict criteria an d 
guidelines when making changes 

to zoning and land use policy  
¶ To define and adopt strict criteria 

for ñrezoningò that take into 
consideration all of the ancillary 
effects that change will bring to the 

community and its neighbors.  To 
provide a set of crit eria that will 

guide local government staff to 
evaluate the merits of a conversion 
project.  

 
To clearly define modern 

manufacturing and its needs  
¶ To clearly define High Technology, 

Bioscience, and their ancillary uses 

in order to increase 
competitiveness, ensure 

compatibility of uses and alleviate 
the concerns associated with 
traditional industry.  

 
 

 



 

SWIG ER CONSULTING                                      6  

      

COMPREHENSIVE PLAN POLICY 

To take a broader approach to 
industrial land  

¶ To look at industrial land in the 
context of needs and demand at 

the county or regional level and to 
consider th e regional effects of 
land use decisions.  

 
To promote education and 

understanding about the 
importance of industrial land  
¶ To assist local decision makers and 

the public in understanding the 
importance and benefits of modern 

industry, High Technology 
manufa cturing, and industrial land 
uses  

 
To assess the current and 

projected supply of industrial land  
¶ To maintain a through inventory 

and analysis of industrial land and 
the ability to meet current and 
projected industrial land needs, 

taking into account not o nly 
quantity, but quality.  

 
To consider and use Traffic 
Concurrency policy to foster 

industrial growth  
¶ To utilize Traffic Concurrency policy 

exemptions, within state guidelines 
to ensure that the requirements do 
not hinder industrial growth.  To 

use Traffi c Concurrency Exemption 
Areas and Traffic Concurrency 

Management Areas to provide for 
Smart Growth within urban 
redevelopment and infill areas.  
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CODES AND STANDARDS  
The preservation and optimal use of 

industrial land can be furth ered by the 
use of several  tools that most local 

governments already possess.  
 
The first is the enforcement of existing 

codes.  Many industrial properties, 
indeed neighborhoods, have 

deteriorated over the years as uses 
and economic fortunes have changed.  
The result is that such are as become 

eyesores and in the publicôs mind, 
almost any use that will upgrade or 

improve the appearance of the area 
becomes palatable.  The problem is 
especially prevalent in areas that 

contain distribution and repair type 
operations, though older 

manufact uring facilities are not 
immune to this deterioration.     In 

many cases this devolution is a 
natural occurrence as fewer dollars 
are reinvested in a property over time.  

In other instances it may be 
ñspeculative blightò in which case the 

owner does not ma intain the 
investment in the expectation that the 
declining appearance of the property 

and area will lead to new opportunities 
to obtain a higher return on the 

property.   
 
Local governments already possess a 

range of building code standards.  
These should  be enforced to maintain 

the appearance and viability of 
industrial properties.  As with all code 
enforcement activity, this should be 

done evenly and systematically over 
time.   

 
If a community does employ 
performance standards for industrial 

operations, these standards should 
also be enforced on a consistent, 

even, and predictable manner with a 
focus on problem solving.  The 

objective is not to drive industry 
away, but to ensure that it is 

compatible with its neighbors and 
does not pose a danger to health  and 

safety.  If possible, technical 
assistance should be provided to 
encourage upgrading and repair.  

 
Finally, efforts should be made to halt 

or even reverse the instances in which 
residential or commercial uses have 
encroached informally (and illegally) 

upon industrially -zoned areas.  This ad 
hoc  process is a typically one that 

goes almost unnoticed with the 
change of use taking place on a 
property by property basis with no 

notice, review or formal action.  A 
manufacturing facility becomes a 

warehouse or distribution facility, 
which is appropriate, but them 

becomes a retail outlet, or offices and  
residential units then appear in the 
rear or on the upper floors.   Such 

illegal conversions are probably not 
numerous in Palm Beach County, but  

such instances  should be noted as 
they accelerate the change of the 
property and the neighborhood.  

 
Though these tools are not the front 

line of defense for industrial land, they 
are useful, practical, and readily 
available means to protect industrial 

land.  
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INDUSTRIAL L AND IDENTIFIED  
Definition of Industrial Land and other 

relevant terms are included in anothe r 
section  of this Toolkit.  The focus of 

this paper is upon Light Industrial or 
High Technology uses of land for the 
purposes of assembling, processing, 

storing, or  distributing products using 
new or innovative process or 

materials.  Such land in the best case 
situation has the various 
characteristics described in the White 

Paper, though many properties may 
be zoned ñindustrialò but lack one or 

more of these characte ristics.  
 
Indeed, it is the deficiencies that lead 

to the second set of tools or 
recommendati ons ï namely that local 

governments  with industrially -zoned 
properties take the time to define 

what they mean by ñindustrial landò, 
identify these sites and then a nalyze 
them with respect to the desired 

characteristics.  The definitions are 
important because they establish the 

uses that are desired and establish the 
parameters and characteristics of the 
industrial areas.  The definitions 

section of this Toolkit and the various 
models below will help clarify this 

issue.  
 
Most of the studies reviewed in the 

course of preparing the White Paper 
noted the importance of knowing how 

much industrial land the municipality 
or jurisdiction had.  In Palm Beach 
County much of thi s work has already 

been completed through the work of 
the County Planning Department and 

the IPARC study.  
 
However, knowing how much land is 

zoned industrial is only the starting 
point for each municipality that 

possesses industrial land.  It is 
important  to classify these properties 

and their ability to meet modern 
requirements.  In many instances 

sites may be too small for the desired, 
high tech, use, but would work well 

for other ñindustrialò purposes, e.g., 
an auto repair shop or a machine 
shop.  In ot her instances the 

ñindustrialò zone or area may have 
become infiltrated by non -conforming 

uses such as retail outlets or auto 
sales lots, or  in yet other instances  the 
area may have become surrounded by 

incompatible uses, especially 
residential.  Thus, to follow up on the 

phrase in the White Paper, ñnot all 
sites are created equalò.   
 

It is important to the municipality that 
the ñprimeò sites that meet the criteria 

for High Tech or Light Manufacturing 
be identified and protected to remain 

as prime sites an d not converted or 
used for less intense or less desired 
purposes; this is a program of   

retention or preservation .  Several 
measures along these lines are 

discussed in the following section.   
 
Other areas could be designated for 

reinforcement or intensi fication  of 
use depending upon the degree to 

which they have been developed or 
are functioning at the time.   
 

Areas that are too small for the 
desired development can be 

designated for land use change or 
made the focus of efforts to 
development or redevel opment 

efforts .  For example, industrially 
zoned vacant or underutilized parcels 

along Military Trail could be marketed 
with an emphasis upon special trades, 
contractor yards, repair shops or the 

like.  The same applies to areas that 
are surrounded by inco mpatible uses 

or are now mixed uses.  Also, this 
process of identification and analysis 
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will enable the municipality to target 
its economic development efforts, 

ensure the provision of appropriate 
infrastructure, note the sites that 

might meet the requirem ents for 
expedited permitting programs, and 
help facilitate land assembly if 

necessary.   
 

The recently completed industrial land 
use study in Washington, DC contains  
an opportunities/constraints analysis 

sheet and  a set of scoring criteria and 
a matrix . L ocal governments with a 

significant number of industrial 
properties  may use this methodology 
to evaluate sites and areas .  The  

opportunities/constraints sheet shown 
below focuses on production, 

distribution and repair functions, but 
can easily be adapted t o light 

industrial or high tech criteria.  The 
evaluation   criteria and scoring 
system apply without regard to use.  
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OPPORTUNITIES AND CONSTRAINTS MATRIX  
Washington, DC Land Use Study Model  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

SWIG ER CONSULTING                                      11  

      

INDUSTRIAL LAND INVENTORY 

 

SCORING  AND  CLASSIFICATION MATRIX  
Washington, DC Land Use Study Model  
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In short, it is important to know the 
size of the sites and the 

appropriateness of the selected sites 
in order to mak e informed decisions.  
Some jurisdictions go so far as to 

prepare an atlas and roster of 
industrial lands for reference 

purposes.  Decisions about i nclusion in 
the roster are  made by evaluating the 
relative value or importance of each 

site . 
 

 
Additional in formation about site 
requirements, standards , and 

readiness issues may be found in two 
recent publications, both of which are 

identified  in the References .  The 
óòRight Nowò Sites Program Manualò 

developed by the Virginia Economic 
Development Partnership d escribes 

readiness standards and the 
requirements for various types of sites 
including light manufacturing, and 

research and development sites.  The 
Empire Development Corporation and 

the Governorôs Office of Regulatory 
Reform (New York) prepared the other  
publication, ñDevelopment Profile for 

High Technology Manufacturing Sites.ò  
This document describes in detail the 

requirements for high tech 
manufacturing sites and businesses 
including utility needs, access 

requirements and other site aspects.      



 

SWIG ER CONSULTING                                      13  

      

REZONING AND CONVERSION PROCESS 

THE LOSS OF INDUSTRIAL LAND  
Local governments  across Palm Beach 

County are experiencing a loss of 
industrial land to other uses.  

Competition for land for residential, 
commercial and office uses creates 
significant economic pressures that 

lead to the conversi on of industrial 
land to those uses that yield a greater 

immediate return, thus depriving the 
community of good paying jobs, 
increasing service costs to the 

community, especially in the case of 
residential development, and 

increasing transportation problem s as 
more workers have to commute longer 
distances to work.  Detailed and 

precise statistics are not available, but 
planners, real estate brokers, 

developers, and business owners and 
mangers across Palm Beach County 

have all noticed a loss of industrial 
land, and attribute part of the loss to 
rezoning.  Such rezoning is a decision 

that is largely irreversible and the 
negative effects can be felt throughout 

the community.   
 
Communities and regions that are 

successful in balancing industrial land 
uses with o ther uses typically have an 

organized and systematic process in 
place for dealing with rezoning or 
conversion of use.  
 

Rezoning Defined:  

 

The process by which a tract or parcel 
of land or any portion thereof is 
changed from its current zoning 

classificatio n to another existing or 
newly established classification and 

subject to the regulations and 
restriction applicable to that new 
classification.  
 

 

 

Rezoning Criteria and a Systematic 

Rezoning Process  

The criteria for rezoning vary widely 
from one jurisdict ion to the next a nd 
relatively few local governments  

establish a firm set of guidelines for 
handling rezoning requests.  Thus, the 

rezoning of industrial land may be 
initiated by any interested party under 
almost any circumstance.  At the 

other extreme how ever, the City of 
New York, has very stringent 

requirements for the rezoning of 
industrial land, and all but prohibits 
the rezoning of properties in the Cityôs 

designated Industrial Business Zones.  
 

The rezoning of a tract of land should 
entail the use of a rigorous and 
consistent process that evaluates sites 

and requests that the applicant meet 
certain criteria (noted below ) to 

convert a property to another, non -
industrial, use.   
 

The process should involve:  
 

1)  The establishment of a specific 
task force or subcommittee to 

review rezoning applications to 
ensure continuity and 
consistency in the application of 

zoning criteria and 
Comprehensive Plan goals  

2)  The trac king of conversions and 
frequent updates to the 
inventory of industrial lands in 

a municipality  
3)  The establishment of specific 

criteria for rezoning to assist 
both applicants and decision -
makers in the review process  

4)  The involvement of all pertinent 
agencies early on in the review 

process  
5)  A requirement for a fiscal 

impact analysis that notes job 

creation , investment, and the 
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effect upon local government 
and school district costs and 

revenues  
 

 
The development of a standard set of 
criteria, which parallels a site 

inventory and classification effort, 
enables the County or a municipality 

to focus industrial development on the 
most suitable land and permit s the 
rezoning of the least desirable parcels.  

Furthermore, explicit criteria or 
standards provide the quasi - judicial 

Zoning Board with an explicit set of 
measures or definitions to support its 
decisions and  insulate s decision 

makers from out side influence by 
establishing  guideline s that are a 

matter of public policy.  
 

These criteria should be:  
¶ In proper relation with and 

compatible to adjacent uses  

¶ In the public interest and welfare  
¶ In consonance with the 

Comprehensive Plan  
¶ Supportive of the neighborhood 

character and attributes  

¶ Supportive of viable industrial uses  
¶ In accord with the best use of the 

site  
¶ In accord with traffic requirements  
¶ Recognizes environmental issues  

¶ Recognizes ñuniqueò sites or 
buildings  

¶ Supportive of site reuse as 
opposed to ñGreenfieldò 
development  

 
 

The criteria should evidence a set of 
standards that can be reasonably 
measured and evaluated .  These 

include:    
 

¶ The economic value of the 
conversion, expressed in the 

number of jobs creat ed, tax 
revenues generated , and cost of 

community services should be 
shown for industrial versus the 

proposed use.   
 

¶ The size and quality of the 

industrial property/building should 
be stated clearly so that the ability 

to meet market needs and industry 
requirements can be seen.  
 

¶ Amenities should be described so 
that the ability of the parcel to 

meet market/industrial needs is 
apparent . 
 

¶ The period of time the  buildings on 
an industrial site  were vacant  

should be noted.  Buildings that 
have been occupied fo r three years 

or more, but are recently vacated, 
have a better chance of being 
reoccupied as opposed to being 

ñflippedò for residential use by 
developers.  

 
The conversion of vacant tracts is 
especially important and difficult and 

requires the development o f well 
defined criteria.  In general the 

current criteria are ambiguous, and 
explicit standards will assist 
government entities in evaluating the 

merits of a conversion application.  
Key topics for inclusion are:  

¶ size,  
¶ access to transportation,  
¶ availabi lity of infrastructure,  

¶ limited encumbrances 
(wetlands, slope, soils),  

¶ compatibility with surrounding 
uses, and  

¶ permitting issues.  

 
The benefits of any proposed 

rezoning, whether it is being done for 
financial or quality of life 
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considerations , should b e proven to 
the satisfaction and standards of the 

local government, not simply 
accepting the arguments of the 

developer, who has a vested interest 
in the conversion project.  
 

I t should also be noted that most  
jurisdictions require that rezoning , as 

well a s conditional use and variance 
applications , be subject to Board 
review and presented and discussed at 

open public hearings.  Many studies 
reviewed for this project indicated that 

the piecemeal approval of conditional 
use and variance applications over 
tim e amounted to de facto rezoning.  

Also, many of these studies stressed 
the importance of the review process 

and the value of public participation.   
 

The key point is that the entire 
process of modifying or accepting uses 
should be  carefully defined and closely 

monitored.  
 

Model language for consideration for 
rezoning from Baltimore serves as a 
good model.  The citation for this 

language is located in the ñModel 
Languageò section of the References. 
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THE NEED FOR STREAML INING  
The growing competition for Hi gh 

Technology industries has increased 
the need for the streamlining of 

development and permitting policies 
and procedures to keep Palm Beach 
County and its local governments 

competitive in todayôs economic 
development marketplace.  The 

presence of antiqua ted permitting 
policies is a negative for firms seeking 
a location in the County.  At the same 

time, smaller local governments 
sometimes lack adequate staff to 

expeditiously process development 
plans or approve permits without 
adversely impacting day - to -day 

responsibilities and priorities.  As a 
result of these two elements , 

development reviews in many smaller 
communities may be delayed, creating 

difficulties for businesses and 
developers to whom time is money.  
Unfortunately, there currently is no 

countywi de permitting proc ess or 
resource to assist the local 

governments .     
 
Surveys and studies have shown the 

importance of speed and transparency 
of the review process to developers 

and businesses.  Economic 
development professionals have noted 
that expedite d or st reamlined review 

processes is one of the  simple st  and 
most highly  effective incentives that 

local government can offer to 
business.  In many growth industries 
it is essential to have facilities 

operational within a year of making a 
location decision  in order to meet 

customer needs and help the business 
say current with technology.  
Massachusetts, a state know n for its 

ability to attract high technology 
companies, recently passed legislation 

enabling local governments  to provide 
expedited permitting o r development 

review to assist small and growing 
firms through the array of state and 

local development regulations.  This 
approach makes it easier to attract 

small, specialized firms that often 
drive technological advances and 
create new, high -paying jobs .   

 
Therefore, there is a need for better 

guidance for local governments with 
appropriate sites and a technology 
focus that wish to attract growth 

industries.  Within Palm Beach County, 
one local government did take 

measures to streamline the permitting 
process; building from the experience 
of other jurisdictions, Palm Beach 

Gardens recently enacted its 
Expedited Development Review 

Ordinance to streamline the review 
process for targeted industries.  The 

ordinance and a Fact Sheet about it 
are included in t he Toolkit Appendix .  
This measure r educed a longer  review 

process to three steps with clearly 
outlined procedures for the applicant.  

The expedited permitting program  
ranks economic development projects, 
while maintaining the integrity of the 

Comprehensiv e Plan.  
 

Key l anguage from the Palm Beach 
Gardens ordinance follows:  
 

Sec. 78 - 57. Targeted expedited 
permitting program.  
(a)    Purpose and intent.   The targeted 

expedited permitting program 
provides qualifying projects an 

efficient process to resolve issu es in a 
timely manner through face - to - face 
meetings with a city representative 

without sacrificing any requirements 
established in this chapter. The 

targeted expedited permitting 
program is available to qualifying 

companies that are expanding 
operations or  moving into the city so 
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that value -added employment may be 
created at a faster pace.    

(b)    Applicability.   The city's economic 
development advisory board shall 

utilize the following qualification 
criteria when determining whether a 
company qualifies for  the targeted 

expedited permitting program:    
(1)    The company must fall into one 

of the following industry clusters as 
recommended by the economic 
development advisory board:  

a.    Medical and pharmaceutical;  
b.    Aerospace and engineering;  

c.    Informati on technology;  
d.    Business and financial services;  
e.    Education;  

f.    Research and development; and  
g.    Any other industry cluster 

approved by the city's economic 
development advisory board.  

(2)    The company must demonstrate 
the capability to create at least 50 
new positions in the City of Palm 

Beach Gardens within the first two 
years of operation; or expand its 

operation within the city as a result of 
creating at least 50 new positions in 
the two years prior to the issuance of 

the certificate of occu pancy for the 
new facilities; or a combination 

thereof.  
(3)    Positions created must be 
considered value -added employment 

based on the average wages and/or 
compensation paid by the employer. 

Value -added employment is defined 
when the average compensation 
package of positions created is at least 

ten percent higher than the current 
per capita income level in the city.  

(4)    Companies must pass the city's 
due diligence process to establish 
solvency and credibility prior to 

acceptance into the program. Due 
dili gence reports (1) may include a 

Dun & Bradstreet report and (2) must 
be reviewed by the economic 

development advisory board, city 
manager, economic development 

administrator, and/or finance 
administrator for the city.  

(5)    Companies must receive an 
endors ement from the economic 
development advisory board.  

(6)    Notwithstanding the criteria 
above, a company may qualify for the 

targeted expedited permitting 
program if the company is a 
sanctioned project by the State of 

Florida or other officially sanctioned 
economic development organization 

(OTTED, Enterprise Florida, or 
Business Development Board of Palm 
Beach County).  

(c)    Benefits.   Companies that have 
been accepted into the targeted 

expedited permitting program shall 
receive the following benefits:    

(1)    The city manager or economic 
development director shall appoint a 
single point of contact   at the city who 

shall be kept apprised of all 
developments relating to the review of 

the project by the city's development 
review committee in order to keep the 
project on track and provide a periodic 

status report to the company's project 
manager; and    

(2)    The growth management 
department shall establish the 
necessary steps required for project 

approval in a pre -application meeting, 
and subsequently, prepare an  

itemized timetable for the project's 
completion of the development review 
process; and  

(3)    The project shall receive priority 
at every phase of the review process 

by city staff, including face - to - face 
meetings; and  
(4)    The city's development review 

committee shall review and provide 
comments relative to the project not 

to exceed five business days of 
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submission of plans by the applicant; 
and  

(5)    In the case that major issues 
arise at any point during the 

development review process, a face -
to - face mee ting of all concerned 
parties will be called within two 

business days so that a resolution 
may be found in a timely and efficient 

manner; and  
(6)    An economic section will be 
included in the staff report for the 

project for the planning, zoning, and 
appea ls board and city council 

hearings.  
 
 

The program is attractive to High 
Technology and Bioscience firms for 

whom investments are significant and 
opportunity sometimes fleeting.  The 

program also encourages developers 
to strive to attract quality firms who 
are willing to make a commitment to 

the City.  The City and the developer 
both benefit from having one 

knowledgeable staff person assigned 
to the project, providing continuity 
and avoiding misunderstanding.  

 
Any expedited permitting program 

requires the de dication of necessary 
resources and adequate preparation 
for the program itself, including the 

allocation of staff time, any 
amendments to existing ordinances or 

regulations pertaining to permits and 
reviews, and the identification the 
necessary permits an d requirements 

for each.    
 

It should be noted that projects that 
qualify for expedited permitting do not 
automatically receive permits and 

approvals.  The project must still meet 
all regulations and requirements and 

multiple iterations of reviews are sti ll 

possible. However, the process moves 
forward without delays.  

 
 

HOW TO  MAKE THIS WORK  

The Palm Beach Garden program 
shows that such a program is 

compatible with Florida State Law.  
However , there are hurdles to 

overcome in implementing expedited 
permitt ing.  Though expedited 
permitting is permissible in Florida for 

housing and some environmental 
permits and may be in use in some 

local governments , adjustments may 
be necessary to include High 
Technology industry.  However, the 

greatest hurdle may lie in s taffing.  In 
the Massachusetts program mentioned 

earlier, the State provides financial 
assistance to local gover nments for 
staffing to handle this program.  

 
Because of the tight timeframes and 

assurances offered by an expedited 
program, a local government  should 
be certain that it can provide the 

staffing needed.  One option for 
communities that lack adequate 

staffing is the creation of a joint 
authority to handle these applications.  
 

Local governments should also be very 
clear in establishing the criteria for 

projects participating in the program.  
If standards are too loose, all projects 
requesting expedited permitting will 

be approved, overwhelming the 
municipal staff; alternatively, criteria 

that are too demanding or stringent 
will eliminate participatio n.  The 
criteria should also reflect the 

communityôs other development 
objectives.  In the case of Palm Beach 

Gardens, the criteria support job 
creation (a goal of the Comprehensive 

Plan) , the creation of good paying jobs  
(including a definition of the exp ected 
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wage) , as well as the attraction of 
fiscally sound firms.  

 
Authorities on expedited permitting 

note that these programs should be 
viewed as a partnership between local 
government and business, requiring 

both sides to meet a higher set of 
standards in  which both sides gain 

from the process:  developers 
complete projects faster and local 
governments improve efficiency and 

improve their economy  
 

In addition to the Palm Beach Garden 
example , other Florida jurisdictions 
have implemented expedited 

permittin g.  These include St. Johns 
County, Miami -Dade County, Okaloosa 

County, Osceola County, Pasco County 
and St. Lucie County.   Materials from 

the Osceola County  program are  
included in the Appendix for reference.  
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The preceding pages have presented a number  of ways to influence land use and 
zoning issues.  A discussion of incentive -based strategies, involving financing and 

tax credits, technical assistance, and land assembly programs, is not included in 
this Toolkit, as mentioned earlier.  These programs are  based upon resources and 

programs that are typically beyond the means or legal capacity of many local 
governments .  Information based strategies, including the identification and 
monitoring of industrial land and the expedited processing of permits and 

approvals, were noted in the preceding sections.  
 

The following section of the Toolkit focuses on regulatory -based strategies that 
stress geographic based policies and programs, as well as definitions and typology 
of land uses.  The models address  the follow ing key topics :  

 
¶ Light Industrial Districts  

¶ High Technology Districts  
¶ Flexible Industrial Zones  
¶ Industrial Preservation Ordinance  

 
As noted earlier, most local governments will need only some of these techniques 

or methods to develop a viable industrial la nd use program.  The discussions below 
explain the method or concept, note its limits or restrictions, and provide guidance 

about model language.  Specific language for each will vary widely depending upon 
the local governmentôs aims, preferences and stand ards for topics such as signage, 
screeni ng, and requirements for height,  yards , et cetera .     



 

SWIG ER CONSULTING                                      21  

      

LIGHT INDUSTRIAL DISTRICT (I-L) 

LIGHT INDUSTRIAL ( I - L)  
Although generally compatible with commercial properties, these properties are 

more suited for a range of manufacturing, assembly, and di stribution facilities 
typically  dependent on truck transportation .  Industrial uses that are generally 

compatible with one another and with adjoining commercial uses are allowed in this 
district.  This category provides for principal uses of land such as: assembly, 
processing, storage, warehousing, wholesaling and distribution in which operations 

are conducted so that noise, odor, dust and glare are confined wholly within an 
enclosed building .  Permitted industries should meet certain requirements for 

enclo sure, screening and minimum distances from residential and sensitive areas.     
 
The following language for establishing the purpose of the district was developed 

from a review of several ordinances.   
  

Purpose:  
The Light Industrial District (1 -L) is esta blished to provide for a wide range of light 
manufacturing, warehousing, and wholesaling activities as well as offices and some 

support services. Standards of this district are designed to minimize impacts on the 
environment and to assure compatibility wit h the surrounding area. It is the intent 

of this district to offer sites for those industries whose operations, exposure, 
location or traffic have minimal impact on adjacent properties.  
 

Defining uses, permitted and otherwise, can follow one of two formats  ï a roster of 
uses by name or the use of the Standard Industrial Classification (SIC) or North 

American Industry Classification System (NAICS).  Referencing SIC or NAICS Codes 
is one way to specifically allow certain types of industrial uses without havin g to list 
them in their entirety in the Zoning Ordinance.  Though many jurisdictions still use 

the SIC hierarchy, the NAICS Code is preferred because it better recognizes many 
of the high technology industries that Palm Beach County seeks to grow or attrac t. 

However, listing general industrial categories allows more flexibility in 
interpretation, and may better suit some municipalities.  
 

Typically, if a facility contains two or more activities, the facility can locate only in 
the district where the highest intensity use is allowed.   Determination and 

classification of a use are usually made by the Planning Department. In making a 
review, the Planning Department determines that public health, safety, and welfare 
shall be preserved in accordance with the stand ards of this district.  

 
The lengthy recitation of uses in the following model  includes the roster of uses as 

well as some SIC references.  This list is intended to demonstrate the degree of 
flexibility that a municipality has in including or excluding uses .  In this example, 
social clubs, cemeteries, car washes, offices and medical clinics are permitted.  In 

many other instances the permitted uses are much more limited and the focus is 
upon excluding  non - industrial uses.  Conditional uses, special uses and prohibited 

uses are also usually clearly noted.    
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Permitted Uses  
The following are permitted uses in the I -L zoning district:  

1.  Accessory buildings  
2.  Accessory uses  

3.  Amateur Wireless Facility  
4.  Artist galleries  
5.  Artist studios  

6.  Banks and financial institu tions with or without drive up windows  
7.  Boat sales  

8.  Building material sales and storage  
9.  Car washes, automatic and self -service  
10. Caretakers dwellings  

11. Cemeteries, mausoleums, columbaria and memorial gardens  
12. Clubs, lodges, and recreation facilities for use  by nonprofit organizations  

13. Commercial laundries  
14. Contractor offices, including contractors in specialized trades, with or without 

storage yards  

15. Convenience stores with or without gasoline sales  
16. Crematoriums  

17. Exhibition building  
18. Exterminators  

19. Fairgrou nds  
20. Feed and grain storage  
21. Flex Space  

22. Food processing, limited to dairy products, bakery products, canneries, and 
beverage products (SIC codes 202, 203, 205 and 208), not to include 

slaughtering plants  
23. Freight terminals (SIC Groups 40, 41, 42)  
24. Funeral  homes  

25. Golf courses and related activities; driving ranges when associated with the 
golf course  

26. Government facilities, not to include correctional facilities and jails  
27. Health clubs and athletic facilities  
28. Heavy equipment, sales, rentals, leases, and se rvice  

29. Heavy equipment storage  
30. High - technology (SIC Group 357)  

31. Hospitals  
32. Janitorial services, including carpet cleaning  
33. Kennels  

34. Laboratories with or without outdoor storage or operations  
35. Light Bioscience (as defined)  

36. Light industry  
37. Manufactured home sales  
38. Manufacturing (selected industries) -  Those manufacturing industries defined 

by the following SIC Codes are permitted. (Include in Appendix additional 
information on SIC Codes.)  

a.  Tobacco products (SIC Group 21)  
b.  Textile mill products (SIC Group 22 ex cept 226)  
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c.  Apparel and other textile products (SIC Group 23)  
d.  Lumber and wood products (SIC Group 24 except 241,242,2435,  

2436,2491,2492)  
e.  Furniture and fixtures(SIC Group 25)  

f.  Paper and allied products (SIC Group 26)  
g.  Rubber and plastic products (SIC Group 30 except 301)  
h.  Leather and leather products (SIC Group 31 except 311)  

i.  Fabricated metal products (SIC Group 34 except 3443, 3449, 3462, 
3465)  

j.  Industrial equipment (SIC Group 35)  
k.  Electronic and electric equipment (SIC Group 36)  
l.  Transportation equipment (SIC Gro up 37)  

m.  Instruments and related products (SIC Group 38)  
n.  Miscellaneous manufacturing (SIC Group 39)  

o.  Industry numbers: 202, 203, 2043, 2045, 205 206, 207, (excluding 
2077),  
208, 209, 2016   

p.  Food products manufacturing 282, 283, 2844, 285, 2875, 2893,   
q.  Limited chemical manufacturing 323, 326, 328   

r.  Stone, clay and glass manufacturing 331, (except 3312, 3313) 335, 339
 Metal industries  

39. Medical clinics  
40. Medium Bioscience (as defined)   
41. Offices  

42. Parking as an independent use  
43. Passenger transportation terminals  

44. Public parks and playgrounds  
45. Public utility facilities with or without outdoor storage  
46. Publishing and printing establishments (SIC Group 27)  

47. Radio and television broadcasting studios  
48. Recreation facilities, commercial, indoor  

49. Recreational vehicle sales  
50. Repai r shops with or without outdoor storage or operations (separate listing 

for vehicle repairs)  

51. Research and development with or without outdoor storage or operations  
52. Restaurants and catering services, with or without drive -up windows (over 

50% of sales fro m food sales)  
53. Retail shops and personal service establishments not listed elsewhere in this 

Section if:  

a.  The use is located in a building principally devoted to one of the other 
uses listed in this Section.  

b.  The use does not exceed 25% of the floor area o f the building.  
54. Satellite Dish Antennae  
55. Service stations  

56. Storage yards, not including bulk fuel storage  
57. Temporary outdoor events subject to Section 14  

58. Travel trailer sales  
59. Treatment plants, water and sewer  
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60. Vehicle repair shops with or without outdoor  operations and storage  
61. Vehicle sales, lease, and rentals  

62. Vehicle storage areas, not to include junk yards and wrecking yards as 
defined.  

63. Veterinary clinics  
64. Warehousing, including mini -warehouses and personal storage facilities  
65. Wholesaling establishmen ts (SIC Groups 50 and 52)  

66. Wireless Communication Facilities, concealed, concealed attached, co-located or combining on 
an existing, non-concealed attached, mitigating an existing 

 
Conditional Uses  
The following are conditional uses in the I -L zoning dist rict, subject to approval as 

described in Section ___:   
1.  Adult establishments  

2.  Auditoriums  

3.  Bed and breakfast inns  

4.  Colleges and universities  

5.  Day care facilities  

6.  Hotels and motels  

7.  Movie theaters, not to include drive in theaters  

8.  Night clubs  

9.  Storage ya rds for the bulk storage of fuels  

10. Theaters  

Prohibited Uses  
The following uses are not appropriate within the I -L district and are otherwise 
prohibited:  

1.  Airports  

2.  Broadcast Antennae  

3.  Concrete Plants  

4.  Correctional facilities and jails  

5.  Heliports  

6.  Junkyar ds  

7.  Recycling centers  

8.  Slaughter plants  

9.  Stadiums and arenas  

10. Transfer Stations  

Most ordinances and regulations will provide specific guidance on lot size, bulk, and 

setback or yard requirements.  The following language demonstrates the degree to 
which the se items can be defined.  
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Dimensional Requirements  
 The following are dimensional requirements in the I -L district:  

1.  Minimum lot size: 25,000 square feet  

2.  Minimum lot width: 100 feet  

Setback Requirements  

1.  Street sides:   

Building setback -  40 feet  

Parking  areas and internal driveways -  20 feet  

2.  Internal sides (Buildings):  

From residentially zoned property -  40 feet  

From non - residentially zoned property -  30 feet  

3.  All buffer and screening requirements found elsewhere in the ordinance must 

be met. Setback dist ance may be used to meet buffer requirements.  

4.  Setback requirements from active railroads shall be one half of those stated 

above and may be further reduced by the Development Review Board (insert 

appropriate reviewing body) upon findings that such reductio ns would not 

adversely affect surrounding properties.  

Height Requirements  
1.  Heights up to 50 feet are allowed.  Heights up to 90 feet are allowed with a 

50 foot setback (Height increase standards could also be established based 

on a 1 -2 foot setback increas e for every additional foot of building height 

over 50 feet)  

Additional Requirements  
1.  Site plans shall be required for all development.  

2.  All driveways, parking areas and pedestrian ways shall be surfaced with dust 

free all weather surface.  

3.  If possible, all delivery and freight handling shall be screened from view.  

4.  Sites shall be properly drained in accordance with other ordinances. Runoff to 

adjacent residential areas shall not exceed levels which existed prior to the 

construction of any new development in t his district.  

5.  Sites shall not be directly accessed from residential streets.  

6.  All outside storage shall be enclosed and screened from view off site.  

7.  The individual proposing the use shall submit documentation with the site plan that 

demonstrates that the use shall conform to the performance standards found in Section __. 

Supplementary requirements of Section __ may apply depending on the type of development. 

A much shorter and more direct model from a com munity outside Wichita,  Kansas 

is included in the Reference section .   The list of permitted uses includes a number 
of agricultural uses, indicating the rural nature of the area, and the language does 

provide for the use by municipal or government agencies.  Overall, the language is 
clear and direct and serv es as a more straight - forward model.  
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HIGH TECHNOLOGY DISTRICT (I - H)  
The identified importance for the growth of high technology jobs within Palm Beach 

County and the national transition to a technology based economy form the basis 
for the creation of a  high technology zoning designation (I -H).  The intent of this 

zone is to permit and facilitate the growth of high technology industry, as defined 
elsewhere, and industry with a significant amount of research and development 
activity.  Land that has been i dentified as able to accommodate high technology  

should receive this designation, and  properties whose use fits the definition of high 
technology industry, but is currently zoned otherwise, should be rezoned .  

Appropriate sites that are under heavy pressur e for conversion should receive 
immediate consideration for this designation.  Usually, such a zone will permit light 
industrial uses that are generally compatible with one another and with adjoining 

residential or commercial districts.  
 

The financial info rmation provider, Moodyôs, uses the following definition of High 
Technology Industry:  
 

Definition  
High technology industries are those which use new technology to shape the 

design, development and introduction of new products and innovative production 
pro cesses, which apply scientific and technical knowledge to problem solving and 

which conduct a substantial amount of research and development.  
  
In many cases, high technology zones are designated to take advantage of state 

financing incentives.  In the Dis trict of Columbia, high technology zoning is 
conterminous with the boundaries of the Districtôs enterprise zone which allows 

businesses to partake of both high technology and enterprise zone funding 
opportunities.  To the degree permitted local incentives may apply as well.  
 

 Purpose  
The purposes of this high technology zone are:  

¶ To support high technology industry, industry with a significant amount of 
research and development activity, and commercial uses compatible with and 
complementing light industrial  uses.  

¶ To ensure an adequate supply of land for all high technology activity and to 
develop an atmosphere that is conducive to ancillary development and support 

industries  
¶ To retain an adequate supply of industrial land.  
¶ To provide a clear definition for h igh technology industry for local government, 

industry, and developers to guide development of these industries in appropriate 
locations.  

 
Considerations  
In weighing whether to designate an area for I -H use, it is important to consider 

the following items as their presence is beneficial and attractive to high technology 
industries.  Specifically focused on Palm Beach County locations, these criteria 

include:   
 



 

SWIG ER CONSULTING                                      28  

      

HIGH TECHNOLOGY DISTRICT (I-H) 

¶ Availability of highly educated workforce  
¶ Proximity and/or access to Palm Beach International Air port  

¶ Convenient access to  I -95  or other major highways  
¶ Rail access to other major centers of commerce (for some types of operations)  

¶ Facilitative regulatory and permitting environment  
¶ Quality of existing infrastructure:  Transportation, Communication, S upporting 

Technology  

¶ Relationshi p with academic institutions (e.g. : F lorida Atlantic University )  
¶ Proximity to partner firms (e.g. : Scripps)  

 
General  Uses  
Within the I -H district, businesses whose activities fall primarily within the following  

NAICS codes  would be encourage.  The list of industries is based upon the definition 
presented in Moodyôs Website,  economy.com.  

 
Manufacturing  
3254: Pharmaceutical and Medicinal  

3314: Computer and Peripheral Equipment  
3342: Communications Equipment  

3344: Semiconductor  and Other Electronic Components  
3345: Navigational, Measuring, Electromedical, and Control Instruments  

3391: Medical Equipment and Supplies  
 
Services  

5112: Software Publishers  
5171: Wired Telecommunications Carriers  

5172: Wireless Telecommunications Carri ers  
5173: Telecommunications Resellers  
5174: Satellite Telecommunications  

5179: Other Telecommunications  
5181: Internet Service Providers and Web Search Portals  

5182: Data Processing, Hosting, and Related Services  
5415: Computer Systems Design and Related Services  
5417: Scientific Research and Development Services  

5419: Other Professional, Scientific and Technical Services  
6215: Medical and Diagnostic Laboratories  

 
 

The inclusion of a definition for laboratory in the district would permit bioscience 

uses wi thin this zone.  The desired clustering of high tech industries and their 
support facilities will be achieved by permitting appropriate and desired  high tech 

and lighter industries, establishing  design standards typical of these industries, and 
limiting as pects of operation associated with traditional industry operations, such as 
outdoor stor age,  significant trucking space , noise and vibration . 
 

Model permitted use language follows. This definition is broad in that it permits the 

I -L uses listed in the earl ier model as well as printing and publishing and rehearsal 
studios.   
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Permitted Uses:  
The following are permitted uses within the I -H district:  

¶ Aerospace  
¶ Laboratory  

¶ Light Bioscience (as defined)  
¶ Light industrial uses as listed in the I -L district  
¶ Medium Bi oscience (a s defined)  

¶ New Media (film based industry)  
¶ Photography  

¶ Printing or Publishing  
¶ Production of Rehearsal Studio  
¶ Research uses, including theoretical and applied research in all of the sciences, 

product development and testing, engineering developme nt, and marketing 
development.  

¶ Software Manufacturing  
 
Prohibited Uses  

The following uses are not appropriate within the I -H district and are otherwise 
prohibited:  

11. Airports  

12. Broadcast Antennae  

13. Concrete Plants  

14. Correctional facilities and jails  

15. Helipor ts  

16. Junkyards  

17. Recycling centers  

18. Slaughter plants for poultry (SIC Code #2015)  

19. Stadiums and arenas  

20. Transfer Stations  

Use Requirements  

All uses designated as permitted outright shall:  
¶ Be carried on wholly within a completely enclosed building except for off street 

parking and loading, heating and mechanical equipment and those facilities 

deemed similar as such  
¶ Not involve the bulk storage or distribution of explosives, ammunitions, flares; 

radioactive material; coal tar products or derivatives; or compres sed gas or 
petroleum  

¶ Not involve the storage, other than wholly within an enclosed building, of lime; 

fertilizer; toxic or corrosive chemicals or acids; flammable liquids or solids; scrap 
or junk; rags or cotton waste; fungicides, herbicides, or pesticides ; paint varnish 

oil shellac or turpentine; grain, hops, or sugar; fish, fish oil, or meal, animal oil 
or fat, or vegetable oil.  

¶ Not, except for bioscience laboratory as defined, shall involve the keeping of live 

animals  
 

 



 

SWIG ER CONSULTING                                      30  

      

HIGH TECHNOLOGY DISTRICT (I-H) 

Conditional Uses  
Some uses may be appropriate in the I -H District in order to maintain and develop 

an environment that supports high technology.  In particular, support uses for 
those uses defined as permitted outright, especially in regards to office space, 

should be allowed if , upon revi ew , they are compatible with  and enhance 
neighboring high technology uses.  
 

Conditional Uses  
Ancillary operations of businesses, such as offices or small retail spaces, operating 

in the high technology (I -H) zone are permitted as a conditional use provided  
dimensional and use requirements specified in Section __ are met.  
 

 
 

Height Restrictions  
It is intended that height restrictions be defined by the adopting local government 
to ensure overall community character and continuity of character between 

industri al uses and nearby residential districts.  Such standards should consider the 
effects of building height, mass, and siting on the visual privacy of nearby 

residences and other non - industrial uses.  
 

Dimensional Requirements  
 The following are dimensional re quirements in the I -L district:  

1.  Minimum lot size: 25,000 square feet  

2.  Minimum lot width: 100 feet  

Setback Requirements  
1.  Street sides:   

Building setback -  40 feet  

Parking areas and internal driveways -  20 feet  

2.  Internal sides (Buildings):  

From residentially z oned property -  40 feet  

From non - residentially zoned property -  30 feet  

3.  All buffer and screening requirements found elsewhere in the ordinance must 

be met. Setback distance may be used to meet buffer requirements.  

4.  Setback requirements from active railroads  shall be one half of those stated 

above and may be further reduced by the Development Review Board (insert 

appropriate reviewing body) upon findings that such reductions would not 

adversely affect surrounding properties.  

Height Requirements  
1.  Heights up to  50 feet are allowed.  Heights up to 90 feet are allowed with a 

50 foot setback (Height increase standards could also be established based 

on a 1 -2 foot setback increase for every additional foot of building height 

over 50 feet)  
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Additional Requirements  
1.  Site plans shall be required for all development.  

2.  All driveways, parking areas and pedestrian ways shall be surfaced with dust 

free all weather surface.  

3.  If possible, all delivery and freight handling shall be screened from view.  

4.  Sites shall be properly drai ned in accordance with other ordinances. Runoff to 

adjacent residential areas shall not exceed levels which existed prior to the 

construction of any new development in this district.  

5.  Sites shall not be directly accessed from residential streets.  

6.  All outsid e storage shall be enclosed and screened from view off site.  

7.  The individual proposing the use shall submit documentation with the site 

plan that demonstrates that the use shall conform to the performance 

standards found in Section __.  

Supplementary require ments of Section __ may apply depending on the type 

of development.  

 

The Reference section  provides a link to another example of High Technology 

District Zoning language.  This ordinance  from Stamford, Connecticut,  specifies a 

minimum area for the zone and  requires some very specific features for the site 

including electrical and telecommunication service requirements, ceiling heights , 

and floor loads.  
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FLEX INDUSTRIAL ZONI NG  
A flexible industrial zoning district would contain many of the same uses and 

rest rictions within the High Technology District.  The Industrial Flex District is 
designed to offer more compatibility with commercial office and residential uses as 

it could accommodate a variety of uses within the same structure.  The concept 
evolved from t he experiences of the textile industry in northern Italy and the 
computer industry in Silicon Valley, in which artisans, designers and developers 

sought to live and work close to l arger production facilities.  Thus, start -up or 
studio -based industries , whi ch generally require smaller spaces,  benefit from this 

district.   
 
Flex industrial areas may also  be those targeted for industria l and business 

redevelopment or expansion.  Areas where the customary segregation of 
commercial and light industrial uses  curr ently  limits  optio ns for business relocation 

or expansion  are ideal for this designation.   However , maintenance of a level of 
service for roads and public services, minimization of conflicts between dissimilar 
land uses, and maintenance of an aesthetically  appealing environment should be 

encouraged.  
 

Thus, t his style of operation may be suited to older corridors, similar to Military 
Trail and Congress Avenue, where the redevelopment of older structures is the 

goal.  The adaptive reuse of structures and spac e will provide additional 
opportunities for these light industrial operations to locate and allow other uses to 
replace  existing  industrial operations  if they relocate.   The designation provides 

development alternatives for sites that may be marginal indu strial or commercial 
sites.  This flexibility of use, and a stated preference for light industrial use, is what 

gives flex industrial zoning its name.  
 
In most instances this designation is not a preservation tool as such.  Rather it may 

be used to support  specific types of artisan -oriented industries such as glassblowing 
or leather goods production, or entertainment -oriented businesses film production 

or photography, or specialized printing.   It can be used to bring small design and 
development operations closer to manufacturing operations or to locate support 
services  close to their clients.    

 
Representative language follows:  

 
Purpose  
The primary purpose of flexible industrial zoning is to permit light industrial uses 

that are generally compatible with o ne another and to adjoining residential and 
commercial districts.  This flexible zoning designation should specifically promote 

the economic revitalization of underutilized industrial corridors. The district should 
also permit advanced technology industrie s with a significant amount of research 
and development, and commercial uses that complement light industrial uses.  
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Permitted Uses  
The following are permitted uses within the Flexible Industrial Zoning (I -F) District  

¶ Back office operations such as acco unting, inventory, and warehouse facilities  
¶ Bioinformatics or other computational, analytical, or R&D services related to 

biotechnology firms  
¶ City government administrative uses  
¶ College, seminary, or similar non profit post secondary school or educational 

institution  
¶ Indoor commercial recreation facilities  

¶ Laboratory, research, testing, and experimental use not involving danger of fire 
or explosion or any offensive noise, vibration, smoke, dust, glare, heat or other 
objectionable influence.  Not including ñwet laboratoriesò as defined. 

¶ Light Bioscience (as defined)  
¶ Manufacture and assembly of merchandise from the following previously 

prepared materials:  plastics, canvas, fiber, glass, leather, precious or semi 
precious metals or stones, and other innocuous materials  

¶ Manufacture and assembly of: ceramic products and novelty or small products 

from previously prepared cardboard or paper or other innocuous materials  
¶ Printing, publishing, booking, lithographing or similar  

¶ Radio and television broadcasting not in cluding transmission towers  
¶ Tailor  

¶ Theater, auditorium, museum, library, and other civic and cultural facilities  
 
Prohibited Uses  

The following uses are not appropriate within the I -F district and are otherwise 
prohibited:  

21. Airports  

22. Broadcast Antennae  

23. Concrete Plants  

24. Correctional facilities and jails  

25. Heliports  

26. Junkyards  

27. Recycling centers  

28. Slaughter plants for poultry (SIC Code #2015)  

29. Stadiums and arenas  

30. Transfer Stations  

Use Requirements  
One of the reasons for flex industrial zoning is to promote mixing of land uses so 

that businesses that support each other can co- locate .  However, light industrial 
uses may have some characteristics that should be reduced to ensure that a proper 

mix of uses is established in the district. Regulations for flex - indu strial zoning 
should allow the uses if they:   
 

1) do not result in noticeable externalities such as noise and odor,  
2) are not associated with higher intensity industrial,  

3) do not require significant truck facilities.   
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Relationship to Office Uses  
Based on the experiences of established flexible zoning districts, office or retail 

spaces can saturate and dominate uses within the districts.  Such uses, as opposed 
to light industrial businesses, are often an easier sell for realtors along urban 

corridors a nd the flexible designation provides advantages for this.  The designation 
should include measures to limit the intrusion of non - light industrial uses in the 
district.  

 
Design Standards  

As flex industrial uses are envisioned along existing corridors and wi ll be located in 
buildings that accommodate multiple uses, it is important that the buildings be 
designed in such a way as to support many different types of businesses.  

Therefore, design regulations should also be included for flex industrial districts t o 
maintain the form and character of existing surroundings and to achieve 

redevelopment within older communities and corridors.  
 
The following is sample language to address issues related to requirements, 

relationships between uses, and design standards th at can be included in a 
separate portion of the ordinance, either in the I -F Zoning district section or in the 

performance standards section of the Zoning Ordinance.  The limitations should 
also make reference to a jurisdictionôs design guidelines.  Additi onal design and 

performance standards are provided later in this toolkit.  
 
The following limitations regarding flex - industrial buildings and uses shall apply at a 

minimum:  
¶ No building shall exceed three (3) stories in height  

¶ All buildings shall have a mini mum of two (2) loading bays  
¶ All loading bays shall be located so that vehicles using such bays shall not be 

visible from the street.  All loading bays shall be screened from view from the 

building, landscaping, walls, or decorative fencing.  
¶ Except during t he process of loading or unloading, trucks and trailers shall not 

be parked outside the building, unless parked in screen areas not visible from 
adjacent roads or properties.  

¶ Not more than sixty (60%) of the gross floor area shall be devoted to wholesale, 

retail, business services, general services, or personal services.  
¶ Not less than twenty - five (25%) of the floor area of the development proposed 

in a industrial flex district can consist of building(s) sufficiently flexible in design 
so as to be readily ad aptable for a variety of industrial, research and 
development, and other appropriate commercial uses by single or multiple 

occupants.  
¶ No outdoor storage is permitted  

¶ Office and retail uses are on the ground floors of buildings with sufficient street 
acces s. 

¶ The individual proposing the use shall submit documentation with the site plan 

that demonstrates that the use shall conform to the performance standards 

found in Section __.  
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Supplementary requirements of Section __ may apply depending on the type of 

dev elopment.  

¶ Sites shall be properly drained in accordance with other ordinances. Runoff to 

adjacent residential areas shall not exceed levels which existed prior to the 
construction of any new development in this district.  

¶ Flexible use buildings shall meet t he design criteria found in Section __.  

 
 

Uses From  Other Districts  
The light industrial uses that are permitted by right within a flex zoning district 
could be compatible with those permitted in general commercial districts if certain 

conditions are met.  Therefore, the uses in the flex zoning district are envisioned as 
conditional uses in other zoning districts.  

 
Flex industrial uses that might be permitted as conditional uses include:  

¶ Bioinformatics  
¶ Laboratories  
¶ Light manufacturing  

¶ Back office operations  
 

The following language should be inserted into the list of conditional uses in the 
zoning districts in which the uses are desired:  
 

Conditional Uses  
Ancillary operations of businesses, such as offices or small retail spaces, operating 

in the flexible - ind ustrial zone  are permitted as a conditional use , provided 
dimensional and use requirements are met, and non - industrial uses do not exceed 
_____% of space in the facility or on the site.  

 
 

A model ordinance from Benton County, Oregon (cited in the Reference  section)  
addresses the issue in a succinct fashion.  
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Interim Industrial Protection District (IIPD)  
In an instance where residential or commercial conversion has become a serious 

and immediate threat to the long - term industrial and economic viability of a 
community a local government may need to take quick action.  An IIPD provides a 

moratorium against the development of industrial land, stipulating that no square 
feet of industrial land be lost to other uses.  An IIPD should be viewed as a 
temporary meas ure  to halt conversion of these industrial  areas .  Given their nature, 

IIPDs will very likely have high levels of opposition; for example, an IIPD 
prohibiting the conversion of Single Room Occupancy hotels in Los Angeles has 

sparked an intense and highly p ublicized debate in recent months.  An IIPD is an 
immediate solution which does not necessarily preclude , and should lead to the 
adoption  of long term ordinances.   Note that IIPDs are sometimes referred to as 

Interim Control Ordinances (ICO)  
 

Elements  
Typ ical items addressed by an IIPD include:  
 

Purpose  
The purpose of the Industrial Preservation District (IIPD) is to ensure that an ample 

supply of industrially zoned land is available for future use in light of increasing 
residential encroachment.  Industri al land generates high quality employment 

opportunities that have been identified as a major economic priority in the City.  It 
is also intended that the district provides areas for industrial uses to grow and 
expand to diversify the Cityôs tax base.  

 
Justification should be substantial as the matter is a controversial topic.  The 

justification should include discussions of:  
¶ The degree to which land has been lost  
¶ Current problems associated with this loss  

¶ Consequence of not adopting  
 

It is also strongly re commended that the language include a description of the 
urgency of the situation.  
 

Urgency Clauses  
Residential and commercial development has greatly outpaced the predicted 

industrial development in the ____ area.  This unprecedented growth in the number 
of residential units will undermine the jobs -housing balance which is the primary 
objective of the municipality and will increase traffic congestion.  The continuation 

of this growth pattern will serve as a detriment to the quality of life in this 
municipa lity. Therefore it is necessary to immediately implement an IIPD to curtail 

this growth pattern until the appropriate policy amendments are implemented or 
necessary developments move into the next phase.  The IIPD shall not allow 
building permits to be iss ued for residential projects until the unit threshold has 

been surpassed.  
 

This clause restates the findings that deemed this action necessary and they should 
adequately address all issues that prompted the enactment of the ordinance.  The 
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ordinance should  clearly state the date upon which it will become effective and 
likewise a definite end date, since it is an ñinterimò measure. 

 
Date  

This ordinance will take effect on January 1, 2008.  
 
Duration and Extensions  

This Ordinance shall remain in effect for 360  days from the effective date of the 
ordinance.  While in effect, this Ordinance or portions of this Ordinance may be 

repealed or superseded by subsequent amendments to this Ordinance, or by 
amendments to the Underlying Zoning in compliance with City proce dure.  
 

This Ordinance may be extended for another 180 day period until more permanent 
zoning may be put into effect or the unit threshold is surpassed.  

 
An IIPD should apply to a certain number of acres, or a clearly defined geographic 
area.  It can work i n conjunction with less restrictive land use regulations in those 

areas deemed proper for residential growth.  This standard is not prohibitive of all 
residential development, only that which is within areas deemed industrially 

endangered.  
 

Applicability  
This ordinance applies to all land bounded by the centerlines (insert legal 
description of area) .   

 
It is best to define Exceptions, Allowed Uses and Other issues as clearly as possible 

to limit challenges and make enforcement clear -cut.  
 
Exceptions  

The II PD does not apply to those properties that have preliminary site plan 
approval or a building permit prior to the effective date of this ordinance.  

 
Uses prohibited in the IIPD, if existing legally prior to the effective date of the 
overlay district and ha ve become non -conforming uses due to the overlay district, 

may expand the use on the same or adjacent parcel under the conditions and 
development standards of this district.  

 
Repair of existing non -conforming structures to meet building safety standards, 
through repair, removal or demolition if the building was in ill repair prior to 

enactment of this ordinance or after natural disaster subsequent to enactment of 
this ordinance.  

 
Allowed Uses and Regulations  
Only those uses allowed in the I -L and I -H Zonin g Districts shall be permitted in the 

IIPD.  
 

Any development proposed in the IIPD shall meet dimensional requirements of the 
I -L district.  
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Conflict Exemption  
Where conflicts exist between the provisions of the IIPD and those of the underlying 

zoning, the p rovisions of this Section __ shall govern. Upon the expiration of this 
Article, the underlying zoning shall constitute the sole set of zoning regulations  

 
Hardship Exemption  
City council may find a hardship for exemption in the case of one is unable to 

fun ction without development of property.  
 

Severability  
The provisions of this Ordinance are severable, and if any such provision or 
provisions shall be held invalid by any decision of any court of competent 

jurisdiction, such decision shall not impair or oth erwise affect any other provision of 
this article.  

 
Though the IIPD has been used in a number of jurisdictions across the country as 
the basis for moratoria on various types of development, the concept has found 

frequent use in Los Angeles in recent years.   The primary purpose has been to 
restrict the conversion of properties from other uses (e.g., SRO) to residential or to 

slow down development which does not meet municipal standards for safety and 
access (e.g., development along narrow, twisting streets o n mountainsides, such 

that fire and safety equipment cannot readily reach homes in the area).  However, 
whatever the rationale and wherever the concept is employed, some level of debate 
is typically engendered.  Proponents of the moratorium should be prepa red to 

analyze, discuss, and resolve the situation, preparing new ordinances and 
regulations as quickly as possible.  

 
Language from the Boston, Massachusetts, zoning ordinance, cited in the Reference 
section, demonstrates both the framework used to establi sh this type of zone and 

the specificity of the language for each area so zoned.  
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LAND AND BUILDINGS  NEEDED   
Although a larger established company often is able to be self -sufficient, smaller 
startup companies, which are key to the biosci ence industry, typically will require 
smaller square footage ( 2,000/10 ,000 sq ft) and share common facilities.  This 

specialized type of space is not only costly to construct and operate, but requires 
meeting complex health, safety, building code and resea rch standards that are 

much more intense or restrictive than that of the usual flex or commercial space.  
 
Recent interviews with 88 life science industry leaders  as part of  a Sa n Francisco 

Biotechnology Study  demonstrated what factors most influence a firm ôs location 
decision.  The key factors were deemed to be 1) the presence of high quality 

research institutions, 2) a quality workforce, 3) access to available capital and 4) 
the overall costs of doing business.  

 

BIOSCIENCE  DEFINED  
Bioscience is a relativel y new industry that blurs the lines of science, production, 

and marketing.  The Organization for Economic Co -operation and Development 
(OECD), a 45 -year old international association of 30 nations, defines  biotechnology  

as encompassing  a full range of biol ogical and life sciences and associated 
technologies.  It involves the application of science and technology to living 
organisms as well as parts, products and models to alter living and non - living 

materials for the production of goods, knowledge, and serv ices.   The field is broken 
into eight sub -sectors:  

 
¶ Human health: diagnostics and therapeutics  

¶ Agriculture Biotechnology: plant biotechnology, animal 
biotechnology; non - food agriculture  

¶ Natural Resources: energy, mining, forest products  

¶ Environment: air, water, soil  
¶ Aquaculture: fish health, brook stock genetics, bio - toxins  

¶ Bioinformatics: genomics and nuclear modeling, gene therapy  
¶ Food processing: bio -processing, functional foods  
¶ Medical devices  

 
 
In more industry -specific terms the Bioscience Industry e ncompasses companies 
that offer products and services that are based on the commercialization of 

knowledge derived from the life sciences. The scope of the industry includes 
research and development, manufacturing and sales of medical instruments and 
devic es, medical diagnostics, human and animal therapeutics, pharmaceutical 

intermediates and processes, food and agricultural products, reagents and services 
based on biotechnology, and computer systems and software for managing 

healthcare.  This is a very wid e range of firms and endeavors requiring the latest 
technology and infrastructure as well as a highly trained workforce.  

 

There are several ways communities can  incorporate bioscience industries into their  
zoning ordinances to allow these uses.   Three app roaches are defined below.  
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1) As an Element of Mixed Use Districts  

As the general focus of bioscience firms is research and development (R&D), 
specifically related to biological sciences, the simplest approach to accommodate 

bioscience is to amend the al lowed uses in existing zoning districts to accommodate 
bioscience.  This approach has generally been used in Cambridge, Massachusetts , a 
community that includes many bioscience firms, two major research Universities 

(MIT and Harvard), and many areas where industrial land is located next to 
residential areas.   

 
The simplest way to accommodate bioscience is to add appropriate language  to the 
list of permitted uses in the desired districts , as was done in Cambridge .  

Bioscience, laboratory and R&D were treate d as one of a variety of permitted uses 
in a mixed use district that could include manufacturing, banking and professional 

offices.  If this option is pursued , the allowed uses should be expanded with 
language such as:  
 

Permitted Uses  
¶ Bioscience  

¶ Research a nd Development Office  
 

Bioscience , using the general definition , may also include large scale production, or 
other such non -R&D activities .  However, a community may wish to limit bioscience 
activities to those strictly related to R&D.  In these zoning dis tricts the following 

language should be added.  
 

Permitted Uses  
¶ Bioinformatics or other computational, analytical, or R&D services 

related to biotechnology or bioscience  firms  

 
 

Cambridge uses performance standards to regulate aspects of the businesses and  
generally allows bioscience wherever general R&D activities are allowed.   
 

 
2) Where the Scale of Activity Matches Other Industries  

The bioscience industry includes a mix of uses that often are shared or  co- located .  
This usually includes  functions such as:  
 

¶ Research office  
¶ Administrative office  

¶ Warehouse and equipment area  
 
As these uses may all be involved in bioscience operations , a community may wish 

to further define bioscience based on the overall level of each of these uses on a 
given site.  This a pproach would require that the following definitions be added to 

the general definitions section of the land development ordinance and that the 
terms are added to the permitted uses section of the desired zones.   This approach 
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has been taken in San Francis co and the Cityôs legislative analyst argued that a 
defined zone system, supported by a clear definition of bioscience, was preferable 

because it 1) provides developers and the industry with certainty about what is 
permitted and where it is permitted, 2) t he City could better prepare and plan for 

this industry, and 3) health and safety issues could be better addressed.  
 
The key definitions , based upon the San  Francisco study panel recommendations,  

are:  
 

Light Bioscience  
Operations at this level include  uses that cluster for potential collaborative business 
ventures.  These include, but are not limited to biology and chemistry labs, 

engineering laboratories, animal facilities, engineering laborator ies , development 
laborator ies , support labs, computational re search and bioinformatics labs that 

require only small amounts of trucking or noise producing outdoor support areas.  
Facilities that contain ñwet labsò, defined as laboratories handling biological 
materials, can often fit in to this category, if such uses have low biohazard levels.  

 
Light Bioscience Office Uses  

Administrative support offices that assist light bioscience operations  with  tasks such 
as data analysis, computational research or bioinformatics  and are not integrated 

with laboratory facilities may  be permitted in all commercially zoned districts.   
 
Medium Bioscience  

In this group production activity will  require larger facilities that create greater 
volumes of material for testing .  They will also  create more issues in terms of 

compatibility with other land uses.  These facilities  include pilot plants, clinical 
manufacturing, and facilities that can handle up to 50 kilograms of material.  Such 
volume may require production  processes that involve noisy equipment, cooling 

towers, boilers, air compres sors, more intense handling and distribution of material, 
and may require more working shifts to meet development demands.   

 
Facilities in this category are measured by their environmental impacts and the 
volume and type of material they will need to prod uce.  These facilities are 

therefore less compatible in a mixed use  environment and depending on intensity 
may require a buffer from  non ï industrial uses.  

 
Core Bioscience  
This category of operations consists of  businesses that primarily engage in the 

ma nufacture, distribut ion or sale of  commercial products , including  diagnosti cs and 
therapeutics, or supplie s.  Such uses may include warehou ses, distribution facilities, 

as well as  manufacturing.  These production methods may require s upport facilities 
incl uding service yards with noisy equipment, cooling towers, chillers, boilers, 
and/or air compressors that are in constant operation to meet production demands.  

 
Truck access to and from transportation routes is often critical for core uses.  

Manufacturing f acilities require utility yards and paved support areas to maintain 
and service the support systems.  Inte nsity and volume of equipment is  



 

SWIG ER CONSULTING                                      42  

      

SPOTLIGHT ON BIOSCIENCE 
 

significantly higher as production levels are increased.  These areas are generally 
not compatible with residential l and and would require sound abatement and 

intensive buffering.   Such operations are typically found in heavy industrial zones.  
 

The use of this methodolog y depends upon the clear defini tion of these terms and 
their incorporation in the  ordinances.  Based u pon these definitions, the 
municipality can proceed to define design standards, performance criteria, and 

other aspects, including health and safety.  A discussion of these items is available 
in the 2005 San Francisco Bioscience Task Force Report , cited am ong the 

References  to this Toolkit.   This report raises and discusses many pertinent topics.  
However, the reportôs recommendations were not well received by the business 
community, and no action appears to have resulted from the study .       

 
 

3) An Altern ate Approach: Bioscience Overlays  
As noted , b ioscience industries encompass  all aspects of business: research and 
development, marketing, management, and production.  Depending on the 

individual firm, these functions may be housed within one building, in s eparate 
buildings on a campus, or within close proximity to each other in separate buildings 

that are not in a planned campus.  Despite this flexibility, some compon ents of a 
modern bio -science operation, such as production, may only be compatible with 

oth er existing industrial and non - industrial uses.  
 
One way to accommodate these bio -science operations while also providing 

flexibility to businesses to locate other support operations within the same area is 
to create overlay zones.  The overlay zone permit s or encourages certain defined 

uses, but th e base  zoning  for the area  remains in place.  The overlay zones would 
only place bioscience uses within specific defined areas within existing base zoning 
districts.   

 
This process also allows jurisdictions to c reate specific requirements for bioscience 

operations that would only apply to these uses and not to others allowed by right.  
This would limit any potential impacts of bioscience operations to neighboring 
industrial businesses.  Such overlay districts for  bioscience have been explored by 

jurisdictions throughout the Country including San Francisco, California; Memphis, 
Tennessee; and Palm Beach Gardens.  

 
Ideally, less restrictive  requirements would be placed on facilities within the heavy -
industrial distri cts.  More requirements would be placed on operatio ns that would be 

located near  residences, offices , and other non - industrial uses.  This would allow  
uses such as l aboratories or research centers  that would not create noxious 

byproducts or pose a signific ant threat to public health and safety.  These would be 
in the light industrial districts.  
 

As an example, using an  overlay,  a pharmaceutical company could  be permitted to  
locate a more hazardous production facility in a heavy industrial zone to minimize 

threats to public health and safety.  Within the same overlay area, the company 
could locate a routine diagnostic testing or research facility, which poses little threat 
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to public health and safety .  This facility could be  near other offices in a light or 
medium industrial district, but still a short distance from the    production center , as 

long as certain dimensional and use standards are met. These laboratory facilities 
would be similar to other medical laboratories and would be reviewed as conditional 

uses in the overlay district.   
 
The districts would be established with a clearly defined area, much like the IIPD.  

The following  language  is designed for the medium bioscience industries.  
 

Purpose  
The purpose of the Medium Bioscience Overlay District (MB ioD) is to support the 
development of new bioscience businesses by designating areas in which these uses 

will be encouraged to locate without affecting the underlying character of the 
district and regulate specific characteristics of these industries.  

 
App licability  
This ordinance applies to all land bounded by the centerlines of (Insert legal 

description here ).  
 

Permitted Uses  
In addition to the uses permitted by right in the zoning districts within the MBioD 

the following uses shall be permitted subject t o further requirements in this section:  
¶ Medium bioscience  
 

The Ordinance should go on to address lot area, setbacks, height restrictions and 
signage.   Specific thresholds or requirements can be stated for topics such as water 

use, hazardous substances and inventories, and problematic issues such as animal  
resting or radioactive materials.  It is also important that the municipality amend 
the Comprehensive Plan to reflect the new and specific objectives and policies.  

 
To further support bio -science developme nt and complement the overlay zones, 

local governments could also allow bioscience operations that are not directly tied 
to laboratory or production facilities (such as billing, marketing, and computer 
based modeling and analysis) within existing commercia l and office zoning districts 

and definitions.  This would also provide increased flexibility to bioscience 
operations to site support functions nearer production and laboratory facilities as 

well as hospitals, universities, and other related industries.  These uses would be 
regulated as normal office facilities.  
 

There ar e few examples of local governments  addressing Bioscience as a specific 
overlay topic and the reader is referred to the San Francisco study and the 

ordinance passed recently by Jupiter for  information and specific language.   The 
zoning ordinance for a Technology Overlay Zone in Knoxville, Kentucky is  cited  in 
as well.   
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DESIGN AND PERFORMAN CE STANDARDS  

Design and performance standards are typically applied to industrial uses  in  varyin g 
degrees.  Performance standards tend to be more prevalent in industrial districts 

due to the historic and potential negative environmental impacts associated with 
industrial uses.  In addition to performance standards, it is becoming more common 
to see d esign standards also applied to industrial uses .  This is especially true  for 

uses such as those identified in the Flex Industrial District  where industrial uses are 
highly visible  and in close proximity to commercial and/or residential uses .  The 

followin g standards provide examples of potential design and performance 
standards that can be applied to industrial districts.  These standards expand on the 
standards provided in the Flex Industrial District.  

 
When applying performance and design standards to dev elopment, it is important 

that the standards be understandable and that compliance with the applicable 
standards will result in approval.  Ambiguity in development standards often 
contributes to a community being less desirable to new businesses.  The foll owing 

standards can be tailored to each zoning district, or they can be a separate 
supplemental section of the zoning ordinance incorporated by reference into 

multiple districts.  Typically, those uses and zoning districts that are highly visible 
and/or ha ve the potential of having significant impacts on the community will have 

more stringent design and/or performance standards.   
 
Design Standards  

 
In the design of an industrial development, attention shall be paid to vehicular and 

pedestrian circulation,  aesthetics, including architecture, and landscaping and 
screening so as to maintain adequate buffering from adjacent uses.  The design 
shall be governed by the following criteria:  

 
1)  Architectural Style.   Architectural style of the buildings shall be desig ned to 

avoid the massive scale and uniform impersonal appearances of all sides of the 
building visible from public right -of -way through facade ornamentation, building 
offsets, variation in roof lines, entry treatments and upgraded building 

materials.  The following standards shall apply to those sides of the building 
facing (visible from) public streets.  

a)  Building facades greater than 200 feet in length, including separate buildings 
that are attached, shall have recesses or projection of at least four feet 
extending over at least 20% of the length of the facade. There shall be no 

uninterrupted length of facade which exceeds 200 feet.  
b)  Points of entry that have public entrances or face public streets shall have 

arcades, entry areas, awnings or other such featu res at the entrance.  
c)  Variations in roof lines or parapets shall be used to screen HVAC equipment 

along public streets and to provide interest and reduce the scale of large 

buildings.  
d)  Exterior building materials and colors contribute significantly to the v isual 

impact of a building.  
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i)  The exterior building skin facing (visible from ) a  public street shall be 
composed of one dominant facing material and not more than two 

additional materials. The dominant material shall comprise 60% or 
greater of the building elevation facing the public street.  

(1)  Dominant exterior materials may include:  
(a)  Wood.  
(b)  Brick.  

(c)  Stone.  
(d)  Concrete masonry unit (CMU). CMU allowed only as split face block 

or block molded with a textured surface.  
(e)  Glass. Warm and cool tones.  
(f)  Stucco and synthe tic stucco.  

 
(2)  Dominant exterior building materials may not include:  

(a)  Aluminum siding.  
(b)  Vinyl siding.  
(c)  Smooth - faced CMU.  

(d)  Tilt -up concrete panels.  
(e)  Glass -  highly reflective material.  

 
2)  Pedestrian Access and Facilities.   

a)  Provide pedestrian access to existin g or anticipated transit pickup points and 
adjacent commercial areas.   

 

b)  Provide convenient and logical walkway connections between the entrances 
of a principal building and its required parking spaces, preferably in 

conjunction with landscaped planting is lands that provide shade, visual relief 
from glare and physical separation from vehicular areas. A walkway shall be 
a minimum five feet wide where it abuts the width of parking spaces where 

the vehicle may overhang the walkway.  
i)  All walkways shall be locat ed a minimum of six feet from the building to 

allow for landscaping unless arcades or entryways are part of the facade.  
 

c)  A pedestrian space or plaza shall be provided for employees, which may also 

be available to visitors.   Such places should be marked w ith special 
pavements, shade trees, benches, picnic tables and other pedestrian 

amenities.   
i)  The size of the pedestrian space shall be equal to not less than 1% of the 

gross floor area of the development and may be provided in both an 

interior or outdoor s pace. However at least 75% of the required area shall 
be outdoor space.   

ii)  When determining the area of pedestrian space, the only area that shall 
be included shall be the contiguous space which is enclosed within a 
polygon and not containing permanent buil dings except as permitted 

above.  Access corridors, sidewalks, streets and similar ways shall be 
excluded from the calculation.  Recreational walking paths through the 

site may be counted toward this requirement.  
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3)  Lighting  
a)  Purpose.  Providing lighting for those portions of the site where vehicular and 

pedestrian circulation will occur.   
b)  Controlling glare from nonvehicular light sources that shine directly into 

driver's and pedestrian's eyes and thereby impair their safe traverse.  
c)  Protecting neighbors and the night sky from nuisance glare and stray light 

from poorly aimed, placed, applied or shielded light sources.  

d)  Promoting energy efficient lighting design and operation.  
e)  Protecting the intended character of the community.  

 
Applicability.   
a)  Outdoor lighti ng shall be required for safety and personal security for uses 

that operate during hours of darkness where vehicular and pedestrian 
circulation will occur.  

b)  The decision -making body may require lighting to be incorporated for other 
uses or locations or may  restrict lighting in any of the above uses as deemed 
necessary.  

 
Criteria  

a)  Illumination levels. Illumination, where required by this Section, shall be 
intensities and uniformity ratios in accordance with the current recommended 

practices of the "Illuminat ing Engineering Society of North America (IESNA) 
Lighting Handbook . 

 

b)  Fixture design.  
i.  Fixtures shall be of a type and design appropriate to the lighting 

application and aesthetically acceptable to the decision -making body.  
ii.  For lighting of predominantly ho rizontal tasks such as, but not limited 

to, roadways, pathways, parking, merchandising and storage, 

automotive - fuel dispensing, automotive sales, loading docks, active 
and passive recreation, building entrances and sidewalks, fixtures shall 

meet IESNA full - cutoff criteria.  
iii.  For the lighting of nonhorizontal surfaces such as, but not limited to, 

facades, landscaping, signs, fountains, displays, flags and statuary, the 

use of floodlighting, spotlighting, wall -mounted fixtures, decorative 
globes and other fixt ures not meeting IESNA cutoff criteria, shall be 

permitted only with the approval of the decision -making body, based 
upon acceptable glare control.   

iv.  (d)  When necessary to redirect offending light distribution, fixtures 

shall be equipped with or be capable  of being back fitted  with light -
directing devices such as shields, visors or hoods.  

 
c)  Control of nuisance and disabling glare.   

 

i.  All outdoor lighting, whether or not required by this chapter, on 
private, residential, commercial, industrial, municipal, re creational or 

institutional property, shall be aimed, located, designed, fitted and 
maintained so as not to present a hazard to drivers or pedestrians by 
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impairing their ability to safely traverse (disabling glare), and so as not 
to create a nuisance by pr ojecting or reflecting objectionable light onto 

a neighboring use or property (light trespass and nuisance glare).  
ii.  Floodlights or spotlights, when permitted, shall be so installed and 

aimed so that they do not project their output into the window of an 
adjacent use, skyward or onto a roadway.  

iii.  Unless otherwise permitted by the decision -making body, lighting shall 

be controlled by automatic switching devices such as timers, motion 
detectors and/or photocells, to extinguish offending sources between 

11:00 p. m., or one hour following close of business, whichever comes 
first, and dawn to mitigate glare and sky - lighting consequences. 
Where all -night safety or security lighting is deemed necessary, the 

lighting intensity levels shall generally not exceed 25% of t he levels 
normally permitted by this chapter but in no case shall they be less 

than the minimum levels for safety or security as invoked by IESNA.  
iv.  Vegetation screens shall not be employed to serve as the primary 

means for controlling glare. Rather, glare control shall be achieved 

primarily through the use of such means as full - cutoff fixtures, shields 
and baffles, and appropriate application of mounting height, wattage, 

aiming angle, fixture placement, etc.  
v.  The amount of illumination projected onto a resi dential use from 

another property shall not exceed 0.1 vertical foot -candle  measured 
line -of -sight from any point on the adjacent residential property.  

vi.  The amount of illumination projected onto any nonresidential property 

line from another property shall not exceed 1.0 vertical foot -candle  
measured line -of -sight from any point on the property.  

vii.  Lighting fixtures used to light the area under outdoor canopies, 
including building entrances, shall have flat lenses and have no light 
emitted from the side of the  fixture.  

viii.  When flags are to be illuminated all night, only the US and state flags 
shall be permitted to be illuminated from dusk until dawn, and each 

flagpole shall be illuminated by a single source with a beam spread no 
greater than necessary to illumina te the flag(s). Flag - lighting sources 
shall not exceed 20,000 lumens per flagpole.  

 
d.  Security lighting. The decision -making body may require that grade - level 

windows be internally or externally illuminated during hours of darkness to 
facilitate police dete rmination if a break - in has occurred.  

e.  Installation.  

i.  Fixtures meeting IESNA full - cutoff criteria shall not be mounted in 
excess of 20 feet above the finished grade of the surface being 

illuminated. Fixtures not meeting IESNA full - cutoff criteria, when the ir 
use is permitted by the decision -making body, shall not be mounted in 
excess of 15 feet above grade.  

ii.  Fixtures used for general area lighting shall be aimed so as to project 
their output straight down, unless otherwise approved.  

iii.  Electrical feeds to lig hting standards shall be run underground, not 
overhead.  




