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A NEW POINT OF VIEW:

JOBS, REVENUE, AND HIGH TECH MANUFACTURING
IN 21ST CENTURY PALM BEACH COUNTY

High Tech Manufacturing and the Palm Beach County Economy

Palm Beach County is facing a serious economic challenge. In the face of
rising costs to conduct business and increased competition for jobs both
nationally and internationally it is becoming increasingly difficult to keep or
attract high-end economic growth to the County. The types of jobs projected
to be available in the greatest numbers in the County in the coming decade
are not family-sustaining jobs that offer career opportunities and
development. At the same time economists are predicting that American
economic growth will fall to its lowest levels in over a century." The thriving
economy and high standard of living, based upon tourism and construction,
that Palm Beach County has enjoyed, are threatened.

In response to this threat, the County, the municipalities, and local and
regional economic development organizations have identified target
industries that bring high paying jobs and long-term opportunities, as well as
economic diversity to the County. These industries are focused for the
greatest part upon the technology, communications, medicine, and

professional services, and the effort is meeting with success.

However, a strong economy requires diversity and the presence of different
firms and workers with a range of skill sets in order to minimize the impact of
economic downturns, changes in technology, and changes in consumer
needs. Manufacturing, especially when joined to technology, in either or both
process and materials, provides such a buffer as well as good paying jobs.
Though manufacturing, especially high technology manufacturing, which will
be defined below, has never been a strength in Palm Beach County, the
current manufacturing base and the types of firms coming to the County

present an excellent opportunity to strengthen and diversify the economy.
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A number of key factors need to be in place to make this strategy work.
These include workforce training, infrastructure, and a positive business
climate. However, all of these attributes will be for naught if these industries
and firms cannot find an appropriate location. Planners, and some careful
observers of the economy, have noted the numerous connections between
employment, market trends, and the subject of land use. This paper makes
the point that industrial |l and use
economic development opportunities for a range of businesses and jobs,
especially family-sustaining jobs in higher-skill positions in the goods
producing sector of the economy.

Efforts to attract skilled industrial positions should be one component of any
successful economic development effort undertaken by Palm Beach County.
There is no one solution that will allow the County to compete for such
desired industrial uses while accommodating and balancing other land uses

to promote a healthy economy.

This report will identify a number of factors that contribute to the
development of a sustainable industrial land use strategy that
coordinates with and supports other economic development strategies,
especially the development of high technology and life science oriented

manufacturing industries.

Three Trends Create an AEndanger

The first trend, the highly publicized change in the American economy and
the manufacturing sector in particular, is not news. The shift from an
economy based upon the production of goods to one based upon providing
services and information has been highly visible and the subject of study and
considerable hand-wringing for thirty years. The process began with the
gradual movement of manufacturing operations from their traditional locations
in the Northeast and Midwest to the South in the 1970s. However, it did not

take long for increasing cost pressures to induce manufacturing operations to

critical

AEfforts to a
industrial positions should be
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development effort undertake
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move abroad to locations in Mexico, Japan and Korea. The raw job loss

figures are alarming T over three million jobs in the period 2001 to 2003

according to the US Departmen t of Labor. Manufacturingbs sh
Gross Domestic Product (GDP) has fallen from 29 percent in 1950 to 15

percent in 2000, while manufacturing employment has fallen from 33.7

percent of the workforce in 1950 to 14.0 percent in 2000 and close to 12.0

percent in 2005.

In contrast, the second trend, the loss of manufacturing wages has been
indistinct, receiving much less attention in the press. Anecdotal evidence of
the differences in manufacturing wages and those in the service sector
emerge in news feature articles that describe workers who made $15.00 per
hour in a factory, now making minimum wages ($6.67/hour) as janitors or
food service workers. The difference between manufacturing wages and
service sector wages is very real and substantiated by statistical data. For
example, a comparison of Wage Characteristics for Palm Beach County for
2005 among private sector (non-government) shows that manufacturing
wages ($51,894) are 25 percent higher than private sector wages in general
and almost twice as high as positions in retail ($27,389) and accommodations
($26,312) and three times higher than food service positions ($16,311). The

graph below compares wages for select industry sectors in Palm Beach

County:
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These figures are important because the US Department of Labor estimates

that, though 22 million jobs will be created between 2004 and 2010, almost

SWIGER CONSULTING 5

(f—IPlannin(s)T

_______LIMITED]



three in five of these jobs will be in lower-paying occupations such as home
health care, food preparation, retail, or transportation and that employment
agencies providing temporary workers will be the largest single source of

employment growth.?

Thus, though the outlook is for more jobs, most of them will be lower paying

ones.

The third trend, the steady decline in the amount of land available for
industrial uses, has been almost invisible to the general public. It has
received very little notice or discussion beyond planning and economic
development circles. In some cases, primarily in urban areas, the topic has
been presented to the public in an anecdotal fashion, noting that businesses
such as auto repair shops, are being forced out to make way for retail,
residential, and commercial land uses. No figures are readily available to
document this erosion in the supply of industrial lands on a national basis.
However, the trend has been identified at the local, regional and in some
cases, the state-level, and area-specific studies have been commissioned to

address the emerging loss of land for economic development.

The increasing use of Comprehensive Plans and the use of sophisticated GIS
systems are permitting a more detailed examination of land use patterns.
Studies in Oregon and Rhode Island began with an examination of the land
available for industrial uses per existing zoning and in light of projected
population and workforce growth estimates. Both analyses concluded that
their respective states |l acked an

right places at the right p Reéporedd ihe

Governord s | ndustrial *Lands Task Force

The Rhode Island study compared the total amount of land zoned for
industrial uses (which include services, transportation, wholesale and
construction) in 1977, 1988 and 1999.* This analysis showed that though the
number of sites zoned for industrial increased from 283 to 336, the total
acreage declined from 35,403 in 1977 to 32,455 in 1999, an eight percent

fiThus, thoughhe outlook
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for more jobs, most ol
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oneso
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decrease. The amount of prime vacant land was only 1,485 acres in 1999,
which was a 1,006 acre shortfall when compared to the projected 2020

demand.

Other studies at the county and municipal level have been undertaken in the
United States. The City of Minneapolis conducted an extensive Industrial
Land Use Study,” while New York City had the Pratt Institute prepare a
thorough analysis of the importance of manufacturing to the local and
regional economy and recommend specific measures to preserve industrial
|l and and integrate manufacturing %Uses into the
The City of Los Angeles has initiated its own Industrial Land Use Policy
Project, which identified key industrial areas of the City, and assessed the
land uses in those areas. Though the study did address the loss of industrial
land, it noted that 27 percent of industrial zoned properties in the downtown
have non-industrial uses, and that despite a demand for an estimated 1.1
million square feet of industrial space in the area, new housing projects,
which advertised $600,000 units, were consistently outbidding industrial

users.’

All of this is to say that this last trend, despite being a significant and
widespread problem, is not widely publicized, nor understood by the public.
Al t hough this issue is directly related to the
such as taxes, affordable housing, and transportation, this link has not been
made in the mind of the public. However, it is a source of concern to many
planning and development professionals and the topic needs wider exposure

and understanding.

The upshot of these studies is that industrial land is becoming increasingly  Industrial land is becoming
scarce almost without public notice or attention. Competing uses are \?vonrld or; |anc11 Ss%ng °re
encroaching upon or altering industrial uses, leaving little room for the
expansion or growth of industrial operations. Industrial land is becoming an

Afendangered specieso in the world of | and use.
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AHIi gh Technol ogy Manufacturingbo

The era of heavy manufacturing with huge plants, thousands of workers, and
billowing smokestacks is all but dead in the United States. Technology,
competition and environmental regulation have made this type of operation
impractical, if not impossible. However, this image lingers in the minds of
many, and the wor dismafmiunfdauwstturrii anlgdd adro
image, especially when contemplating such a facility in their community or

neighborhood.

Despite the many allegations and reports of its decline, the profitability of
manufacturing in the United States is high. Changes in technology have
increased industrial productivity and efficiency so that overall the US
manufacturing firms have enjoyed significant growth in profits since the
recession of 2001.% Flexibility and innovation combined with a willingness to
employ new methods and computer technology has kept American firms not
only alive, but very competitive. Many of the jobs that have been lost
overseas were low-skill or labor-intensive in nature; the jobs that remain,

though fewer in number, typically are high-skill and high-wage positions.

At the same time the nature of manufacturing has changed. Just as
technology has made manufacturing operations smaller, so it has made them
ificleanero and | ess obtrusive. Fur
and more efficient, they are more diverse in their nature. Manufacturers work
with software designers to improve production operations and coordinate with
or incorporate warehouse and distribution functions in their production
processes. Customer needs (sales) also factor into the process. Modern

manufacturing operations are capable of producing a product for Customer A

and

not

| ndust

create

ri

a

one week and another for Customer B, the next T t he t al k of imass
customizationo has become a reality.

The focus of this paper is on Ahigh technol
analysis we will use the term to describe firms that:
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ié make product s using high technol ogy equi pme
materials and whose workers typically are well educated and command an
above average salary. The industries fitting this definition include the
manufacture of chemicals, plastics, drugs, engines, machinery, computers,
communications equipment, aircraft and space vehicles and scientific,
medical, and photographic equipment, as well as bio-science and
nanotechnol ogy appli’cations and research. 0

i Wel | e dnutlisecontext means a position requiring at least two years __ .
fiThis definition

f coll r technical college training with a significant percent f jobs specifically avoids the

of college or technical college training a significant percentage of jobs mage of the oldashioned

requiring afour-y ear col |l ege degree. A @i | i heavyindustriesand 3
excludes a range of firms

pays 130 percent of the Federal poverty level or an estimated $27,464 in thatoftenlocatein
industrial areas, including

2007. This definition specifically avoids the image of the old-fashioned heavy building trades firms,

. ) ) o ) repair operations, and

industries and excludes a range of firms that often locate in industrial areas, wholesale and distribution
facilities.0

including building trades firms, repair operations, and wholesale and

distribution facilities.

The actual facilities will vary greatly depending upon the type of products, the
production methods used, the raw materials required, and the nature of the
end product. These plants may operate three shifts/24 hours a day for as

many as 350 days per year.

The changes that reflect todaybds industry secto
Al ndustrial Lando. I n earl i er decades i ndustri
assemble, process and store products for sale and shipment. New

production techniques, varying space requiremen
zoningd have changed the once straightforward
development functions are now an integral part of many contemporary

manufacturing operations, as are headquarters functions, sales and

showroom operations, and computer operations that control production and

manage records.

The complexity of the situation is demonstrated in the matrix below:
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TYPICAL Industrial Building Characteristics
Building Type
(Primary type) Manufacturing Warehouse Flex
Distribution
General Purpose General Purpose General Service Center
General Purpose Wareh Distributi Truck Terminal P Fles 7sh

(Sub-type /Special Purpose) arehouse istribution urpose Flex owroom

Size (sf) Any 50k+ 50k+ 20k+ 20k+ <150k

Clear Height (ft) 10+ 16+ 16+ 12-16 10-18 15-25

Loading Docks Yes Yes Yes Cross-dock Yes Yes

Door-to-Square-Foot Ratio Varies 1:5k-15k 1:3k-10k 1:500-5k 1:5k-15k+ 1:10k

Office Percentage <20% <15% <20% <10% 25-100% 30-40%

Divisibility (Smallest suite - sf) |Varies 15k+ 50k+ 10k+ Sk+ 2k+

Curb Appeal Low Low Low Low Hg’ h Hm

Automobile Parking Ratio Varies Low Low Varies Hg’ h Hﬂ

R&D, Storage,
Office, Lab, Showroom,
Truck Trans- Retail, Light Storage, Light
Primary Use Manufacturing Storage, Distribution :Distribution shipment Manufacturing :Manufacturing
Bulk Warehouse,
Cold/Refrigerator
Storage, Freezer
Heavy, Light Storage, High-Cube, :Overnight Delivery Garden Office,

Sub-Sets Manufacturing Self Storage, Bonded :Services, Air Cargo Incubator, Tech ; Shallow-Bay
Note: This matrix is intended to be an aid in classifying properties between the principal Industrial Building types,
subject to the following considerations:

. These are intended to be TYPICAL characteristics of different properties, but actual characteristics may vary.

. In classifying properties, the user should select the classification which most closely fits a given property.

. The most important characteristics of each type are highlighted. While these characteristics are not "acid
tests,” they should guide the user in most instances.

Source: National Association of Industrial and Office Properties, 2005 Terms and Definitions, US
Industrial Market

Flex space buildings in particular afford a wide range of uses not found in
traditional definitions 1 office showrooms, business centers and office
warehouses are uses not found in older industrial parks or areas. These
uses often demand street or highway visibility and access as well as above

average landscaping.

This study will define an industrial site as one that is used primarily for
production, assembly, research and development, and storage of goods or
products with an emphasis upon Flex space uses, including light
manufacturing and R&D uses, high office space percentages, high curb

appeal and high auto parking ratios.

These definitions are far from an academic discussion for two reasons:

fFlex space building
in particular afford a
wide range of uses nol
found in traditional
definitionsi office
showrooms, business
centers and office
warehouses are uses |
found in older industrie
parks or a
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First, the definition or description shapes public perception. As noted earlier,
the term Aindustrial o stildl conjures the i mage
|l ays the groundwork for negative responses to tl

or manufacturing projects or uses. The practice of manufacturing has N T h e prac
manufacturing has

changed, but the
needs t o be di spell ed, especial |l y generalpublic of

changed, but the general public perception has not. This misconception
industries and higher potential growth industries, as will be discussed below. P €T cept i o1

Second, the description is important to define what types of land should be
designated and/or preserved for industrial uses. A recent New York State
study identifiedthek ey criteria for a fihngt sethnol ogy man

1 appropriate size i 25 acres of developable land outside a flood plain.
This will support a 250,000 square foot building assuming a 25 percent land
coverage. Space should be available for expansion as well.

1 available T site should be properly zoned, infrastructure served,
environmentally sound, and on the market, t hat
1 transportation access 1 Interstate or major highway access necessary
(20 mile maximum distance, 5 miles preferred), dual access to site; rail
access sometimes desirable; airport access and air freight required; if use
water-based shipping, should be within 240 miles of a port

1 utilities - industrial level electric service with dual feed/dual substation
preferred; natural gas available; municipal water and sewer with industrial
waste treatment capacity preferred; T-1 telecommunications service at a
minimum

1 topography i preferably flat, regularly shaped site configuration, outside
FEMA floodplains and few, if any, wetlands; highway visibility a plus

1 support services and facilities 1 varies, but includes computer and
communications specialists, temporary staffing services, machine shops,
maintenance services

1 labor - adequate supply, appropriately trained

1 surroundings i attractive appearance, properly buffered, not close to ralil
yards, landfills, sewage lagoons or the like.

In addition to these criteria there are other factors that are very important in

the decision to locate any facility:
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CFIPIanning

_______LIMITED]



1) a site should be avai thaib,lewen ifaarsitk isi s hov el ready
properly located and zoned, the issues of pricing, permitting, and

infrastructure availability can make a site impractical for development in a

reasonable period of time (often defined as ready for occupancy within twelve

months of acquisition of the site).

2) a site must be developable i constraints such as wetlands, rail yards, at-
grade crossings, or access issues can reduce a ten-acre site to five very
quickly. Also, there are current and adjacent use considerations. In some
areas, residential uses have over time encroached upon industrial uses. In
other cases, neighborhoods have developed adjacent industrial sites, and,
the site, while zoned for industrial uses, are not available in a practical sense.

) ) ) ) S AHaving a;
Having an appropriate site means having a developable site in a good appropriate site means
location that is available, served by utilities, properly zoned, and prepared for Nhaving adevelopable

_ _ o site in a good location
use through appropriate planning and permitting. There appear to be few that is available, serve

sites in Palm Beach County that meet this set of criteria. by utilities, properly
zoned, and prepared f

use through appropriat
The consulting team visited three industrial land sites to assess the impact of Planning and

performance standards and traffic concurrency issues on new business permitting
recruitment efforts. Typically, traffic concurrency was not deemed an issue of
any significance for industrial development. In interviews, developers and
real estate brokers indicated that traffic was seldom an issue for
manufacturing or even warehouse projects because traffic flows were not
overwhelming; indeed, truck maneuver room for warehouse functions was
deemed a greater problem than traffic volume.™ A telephone interview with
members of the County Traffic Engineering Division corroborated this
observation, though noting that an industrial site in an area with already
difficult traffic flows could create concurrency issues.”” To the extent that
there were concerns related to workers arriving and departing at the same
time each day, it was noted that traffic engineers can usually develop traffic

volume alternatives.

The Pratt Whitney and Florida Research Park sites were evaluated as part of

this project. They both possess significant amounts of available and
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appropriate space for industrial development. However, the Beeline Highway
is deemed an important inter-modal route by the State and deterioration of
the Level of Service (LOS) rating is not permitted. At this time development
does not appear to pose any traffic concurrency problems. There is the
potential for an issue if intense development occurs at the Pratt site. The
Research Park is in a monitoring condition, which means that the Park
management must conduct yearly surveys of traffic volumes. Should the
LOS rating decline, the Park is responsible for making necessary

improvements to maintain the current LOS.

The potential for further development in the industrial area south of Blue
Heron Boulevard in Riviera Beach is limited. The area is built out and heavily
used at this point and traffic concurrency does not appear to be an issue in
this area. Though there are some empty lots in the area, much of the vacant
space appears to be used for outside storage of cranes, other heavy
equipment or supplies. Indeed, the firms in the area include a significant
number special trade contractors, though there are both a UPS and an

Overnight Trucking facility in the area.

Design standards were not deemed an issue either. Indeed, no interviewee
raised the topic without prompting. There was criticism of zoning codes as
being out of date, the pressure to redevelop areas that might not be suitable
for industrial uses, and above all criticism of the time, expense and

uncertainty of the permitting process.
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HIGH TECHNOLOGY MANUFACTURING JOBS, WAGES,
TAX GENERATION, AND LAND USE

Target Industry Clusters

A decade ago, Palm Beach County established a number of cluster industries
as targets for growth and then restated them in its 2006 Comprehensive Plan.
These target clusters include communications, computers/information
technology, business and financial services, aerospace/aviation and
engineering, and food processing and agriculture. Medical products were
added to the list of targets developed in the late 1990s, and the tourism,
recreation, and entertainment cluster was renamed as the creative industries

cluster. More recently attention has turned to biosciences and the Internet.

However, in 2005 the County held an Economic Summit to review the

Countyds economic growth and devel opment progre
for the future. At the conclusion of the Summit the participants made 48

substantial recommendations across six themes or topic areas. These

themes and recommendations served as the basis for the Strategic Economic

Development Plan, which complements the knowledge and programs of the

Countyds vari ous e c 0n satongsanddestivies.| Thrpugle nt or gani

a collaborative process the Board of County Commissioners sets strategies

countywide and allocates resources for economic development. In March of

2007 the Board of County Commi ssioners adopted
economi ¢ devel opment st r at-alapg docummemtkwhiohg i t ffa stand
will be used to i mplement the® intent of the Comg

The subcommittees of the Economic Summit addressed a number of issues
and in the process refined the target industry clusters that are of primary
interest. The Summi t identified t he Al ndustr
biotechnology, financial services, telecommunications, aerospace, marine
science, information technology and film and television, as principal targets.
The County subsequently added Agribusiness as a target cluster, and the

Business Development Board targeted many of these same industry clusters,
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including a broader ACreative Clustero t hat €

entertainment as well as the Arts.

The focus of this study is upon the identification and preservation of sites for
light or modern manufacturing development. While all of the target clusters
create jobs and require sites for development, the primary concern of this
study will be upon those industries or uses that result in the production of
some type of tangible product, and related research and development

activities.

It should be noted that the County Plan provides a general direction and set
of priorities for economic growth. It does not apply specifically to the
municipalities except to the extent that they wish to adopt this direction and
focus. However, the document does indicate the importance of high

technology industry clusters to the

Employment Trends

An examination of the employment pattern for the County, using County
Business Patterns (US Census Bureau), and the Florida Agency for

Workforce Innovation, Labor Market Statistics Center (LMSC) data shows
that the Countyds major empl gy Ateonding
to the LMSC, of the 535,400 private sector jobs in the County in March of
2007, only 67,700 (12.6%) were goods producing and only 3.8 percent were
manufacturing positions. This percentage figure is well below the national
average of approximately 12 percent of the workforce in the manufacturing

sector.

On the one hand this low percentage reflects a weakness, but at the same

Countyds fut

sectors ar e

‘N

di ver si fy

ti me it represents an opportunity to
economy.

The sectors with the largest employment figures in Palm Beach County were
Education and Health Services (77,100 employees), Leisure and Hospitality
SWIGER CONSULTING 15
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(77,700 employees), and Retail (75,400 employees), as well as 46,700
temporary service employees among the 77,500 employees in the
Administrative Services area. Graph 1 in Appendix A shows the employment

in the County by major industry sector.

County Business Patterns showed that between 1998 and 2005 employment
in the County grew by over 69,000 jobs, a 16.8 percent growth over the
period. The Professional Service industry grew by 44 percent, adding over
11,000 jobs in seven years. The Accommodations and Food Services
industry grew by 33.9 percent, and added 13,845 jobs and Construction
added 10,449 jobs, growing by 38.5 percent. Manufacturing declined

significantly over the same period, by 41.0 percent, losing 10,995 jobs.

Table 1 in Appendix A presents the complete employment change data set by

major industry sector.

The table below uses County Business Patterns data between 1998 and

2005 to examines empl oyment in the o0high
manufacturing-related fields, which are the focus of this study.
1998 2005
NAICS Code Industry Title Employment | Employment |Difference
325400 |Pharmaceutical and Medicine Manufacturing 347 466 119
334100|Computers and Peripherals 202 256 54
334200|Communications Equipment 3331 175 -3156
334400 |Electronic Components 1886 431 -1455
334500 |Electronic Instruments 410 300 -110
336400|Aerospace Products and Parts 7500 1750 -5750
336600 |Shipand Boat Building 207 118 -89
512100 |Motion Picture and Videao Production 1009 1268 259
541330|Engineering Services 2009 2968 959
541710|Scientific Research and Development 200 510 310
TOTAL 17101 8242 -8859
Source: County Business Patterns, Palm Beach County, 1998 and 2005
What is interesting to note here is that outside the large job losses associated
with the down-sizing of the Pratt-Whitney facility, the closing of the IBM
operation, and the closing of the Motorola pager facility, manufacturing and
manufacturing-related employment has seen few losses and, as noted, the
number of firms has increased. The real estate market response to this job
SWIGER CONSULTING 16
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loss was that the large manufacturing facilities sat idle or underused, other
industrial facilities were converted to alternative uses (warehouses and
distribution facilities), construction of manufacturing facilities all but ceased,
and industrial/manufacturing sites were subject to conversion to other uses.
The decline in jobs and use of manufacturing facilities, combined with growth
pressures (demand) for other types of building and land uses, facilitated the
trend to the conversion and alternative uses of manufacturing buildings and

sites.

Employment Projections

The US Bureau of Labor Statistics projects that, nationwide, employment will
increase by 14 percent between 2004 and 2014, a figure in line with the
overall population projection. The greatest number of jobs will be in the areas
of retail sales, registered nurses, postsecondary teachers, customer service
representatives, janitors and cleaners, and waitresses and waiters."
Manufacturing jobs are expected to decline by 5.4 percent of 777,000 jobs
over the same period, and even areas such as computer and electronics
products are expected to see modest declines in employment. On the
positive side research and development positions are expected to increase
by twelve percent, positions in pharmaceutical and medicine manufacturing
are expected to increase by twenty-six percent and aerospace manufacturing

to grow by eight percent.

The picture for Palm Beach County is not much different than the national
projections. The occupations with the greatest number of openings are retalil
salespersons, waiters and waitresses, cashiers, registered nurses, janitors
and cleaners, and landscaping and grounds keeping workers. Though some
of these positions require at least some college, the number of such positions
is dwarfed by the number of positions requiring a high school diploma or
less.”® The top occupations by educational level projected for Palm Beach

County include surgeons, management analysts and teachers.

AThe decline in jobs and
use of manufacturing
facilities, combined with
growth pressures
(demand) for other types
of building and land uses,
facilitated the trend to the
conversion and
alternative uses of
manufacturing buildings
and sited

A .without

i ntervent
such as income
disparity, cost of
living and
affordability, and
quality of life will
continue as public
concerns.
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Thus, without intervention, these projections indicate an erosion of the
economic potential of Palm Beach County as an increasing percentage of the
workforce becomes engaged in low-skill, lower-paying occupations. Issues
such as income disparity, cost of living and affordability, and quality of life will

continue as public concerns.

Wages

Earlier this paper noted that manufacturing wages are higher than many of
those in other sectors of the economy. Graph 2 in Appendix A based upon
figures for 2005 from the Bureau of Labor Statistics as reported by the Florida
Quarterly Workforce Indicators, shows average monthly earnings compared
to the number of employees in the sector. The Manufacturing Sector data is
marked by the orange arrow."’

The graph demonstrates that in general as the number of employees in a
sector rises the earnings tend to fall and that the industries with the greatest
number of employees are typically those paying the lowest earnings. The
average wage is $3,579.00 per month; retail positions earned $2,372.00 per

month and workers in accommodations and food services earned $1,687.00.

The Health Care sector has the largest employment, and its earnings per
month are in the mid-range, brought up in large measure by the higher
earnings of physicians and technicians. The second largest employment
group, the Retail sector, has the third to lowest earnings. Table 2 in the
Appendix shows the average monthly earnings for employees in each of the

major industry sectors, ranked by earnings, lowest to highest.

Though the average manufacturing wage is not the highest at $4,059.75 per
month, it is above the average of $3,578.89 and is almost two and one-half
times the average accommodation and food service earnings and slightly less

than twice the retail earnings figure.
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The table below shows the annual wages for the high tech manufacturing

positions mentioned earlier in Palm Beach County for the year 2006.

2006
NAICS Average
Code Industry Title Wage
325400|Pharmaceutical and Medicine Manufacturing $44,979
334100|Computers and Peripherals $79,973
334200 | Communications Equipment $101,469
334400 Electronic Components $77,816
334500/ Electronic Instruments $46,130
336400|Aerospace Products and Parts $81,497
336600 Ship and Boat Building $54,070
512100|Motion Picture and Video Production $27,571
541330 |Engineering Services $63,392
541710|Scientific Research and Development $75,207

Source: Agency for Workforce Innovation 2006 Annual Data

These figures are higher, often significantly higher, than the $41,972

recorded for all types of positions that year, and is higher in most cases than

the $55,050 average for all manufacturing.

If these positions are held by Palm Beach County residents, these earnings

are being cycled into the neighborhood, municipal, and County economy,

creating additional jobs and additional tax revenues.

Tax Generation and Cost of Community Services

Anot her

measur e of t he

manufacturingd | and wuses

impacts of other uses. Industrial/manufacturing properties pay property taxes
to a number of entities including the County, municipalities and other taxing
districts. Because of the variations in the taxing districts, land valuations and
exemptions or exceptions, it is difficult to indicate the value or importance of

manufacturing properties to the County and municipal economies. However,

val ue

s the

or .
and commercial

f i sproperties cost a

residential or

anecdotal evidence indicates that one large industrial site with a large, new pr oper t i

structure is paying approximately $10,000 per acre per year in property taxes.

For a 100 acre site this would generate one million dollars per year in tax
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revenue. Thus, manufacturing operations not only bolster the economy with

jobs and wages, but are significant taxpayers as well.

However, manufacturing and commercial properties cost a municipality less
for services such as police, EMS, and fire protection, water and sewer than
residenti al or institutionally zoned propertie
serviceso measure has been documented in a numb
which are noted in the 2005 Palm Beach County IPARC study. A recent
study in Leon County, Florida, found that for each dollar of revenue
generated by industrial and commercial-use land in that county, expenditures
were only thirty-six cents. On the other hand, residentially zoned land had
expenditures of $1.38 for each dollar of revenue, indicating that residential
development does cost appreciably more to service than industrial or

commercial uses.

An overview of the numerous studies on the cost of services revealed that the
American Farmland Trust is one of the leading sources of information and
data on this subject. This organization, with the assistance of the US
Department of Agriculture, serves as one of the primary resources and
clearinghouses for data on this topic. Their Fact Sheet, dated November
2002, lists almost 100 recent studies. A review of these studies reveals that
the median cost of services for commercial/industrial land uses is $0.27,
while that of residential land uses is $1.16. In only one instance in this set of

studies does the commercial cost exceed a 1:1 ratio.

A hypothetical example best illustrates the concept. Suppose a ten-acre f. . . The i |

manufacturing site with a new facility pays $5,000 per acre per year in 9enerated $30,000 in
_ _ _ revenues for the taxing
property taxes to the various taxing bodies i a total tax payment of $50,000. entities, while the

However, an evaluation of the costs of services for that property could show residential developmer
) _ cost the taxing entities
that total costs were only $20,000. At the same time assume that a single $12 500i a cost
family residence is paying $5,000 per year in property taxes in the same Subsidized in some
_ o _ _ _ _ _measure by the
taxing districts. A residential development that includes ten single-family i ndust ri al
homes on one acre lots would thus pay $50,000 in property taxes. However,

the cost of services (schools, police, fire) even at a conservative 125 percent
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of revenue would mean that the districts spent $62,500 to provide services to
this group of homes. The industrial site generated $30,000 in revenues for
the taxing entities, while the residential development cost the taxing entities

$12,500 7 a cost subsidized in some measure by the industrial property.

A 2004 study of cost of community services not only made comparisons with

an earlier study but went on to calculate the per acre net fiscal impact of land

uses. First, the study observed that residential use properties increased from

a 1:1.02 ratio of revenue to expense in 1996 to 1:1.14 in 2004. That is, the

costs increased by 12 percent over eight years for residential uses. At the _ |

AHIi gh tecl
manufact ul
decreased over the same period. Manufacturing went from one dollar in uses typically

generate more

revenue than the cos
spent. Furthermore, according to the study calculations, each acre of f providing public

residential property cost the municipality $1,196.52 in 2004 (a ten-fold Services for them. Ir
addition to generatin

jobs and creating
manufacturing property generated $12.37."° wealth in the
community, they sen

~ _ . as a lowcost taxable
AHgh technology manufacturingo Iandpropertythathelps ca

same time the costs for manufacturing and commercial uses properties

revenue to twenty-two cents spent to one dollar in revenue to fourteen cents

increase from the inflation adjusted 1996 figure), while each acre of

than the cost of providing public services for them. In addition to generating support the costs of
other types of land

jobs and creating wealth in the community, they serve as a low-cost taxable se . o

property that helps support the costs of other types of land use.
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PALM BEACH COUNTYO HI GH TECHNOLOGY
MANUFACTURI NGo LAND

Industrial Land i How Much Is Enough?

The actual supplyof ohigh technol ogy manuf a
number of factors, some of which we have mentioned earlier. A site must be
large enough for the intended use, and must be properly located with respect
to transportation access, workforce, and infrastructure. The property must
also be zoned properly for the intended use, and permitting for environmental
and use considerations should be in place or readily obtained. Land
acquisition and construction costs impact the business development and
location decision as well, and insurance costs and property taxes are also
factors in Palm Beach County. The current use of the site and compatibility
with adjacent areas and uses are yet another consideration. Finally, the site
itself should be developable i1 that is, considerations such as wetlands,

access issues, or rights of way should not severely limit the extent or nature

of devel opment. Thus, a Agoodd oOhigh

cturingo

t hat | sreaflydandayvadlablé inthe right place atthe r i ght pri ceo.

Palm Beach County is a large county with much non-urbanized land. Over
452,000 acres are used for agriculture and 292,000 acres are in conservation
areas. There are 234,191 urbanized acres and of these only 11,459 acres
are zoned for industrial use. The land zoned for industrial uses is the
smallest of the categories and represents only five percentof t he

land. The land already committed for industrial uses is shown in the Land
Use Map in B in grey, while the land zoned for future industrial use is shown

in red.

Countyds

There is no Acorrecto amount or percentage

residential, or other use. Each community or area is different and has its own
goals, objectives, self-image, and plans. In a 1992 American Planning
Association PAS Memo, Christopher Harris examined land-use changes in

small and larger cities between 1955 and 1992. In the large cities, he found
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that industrial use grew from six percent in 1955 to ten percent in 1992, while
commercial grew from three percent to ten percent in the same time. In small
cities the industrial land use declined from eight percent in 1955 to seven

percent, though commercial use grew from three percent to ten percent.*

More recent studies indicate figuresinar ange around Harrisd percent
For exampl e, in Seattle 12 percent of the citybo
use and eight percent was zoned for Commercial use. At the same time

single-family residential use comprised 65 percent of land use. In built-out

Washington, DC, a recently released land use study showed that less than

five percent of the citydés |l and wa-~, -~~~ * 97

fié , while it is important

Angeles an on-going land use project has shown that only eight percent of ;0 have aNSl_Jpplsijof |anf|
or ni n us r

t he Cityds anrimastridl sses fegciuding thé Port area and the there is no magic
) percentage or goal.
airport). However,Palm Beach
Countyds fiwv
total land designated for

So, while it is important to have a ndstrausesislow. I

no magic percentage or goal. However, Pal m Beach County rco

total land designated for industrial uses is low.

Supply i Demand 1 Build out

A number of different studies have been conducted to estimate land supply
and demand for various types of uses. The different studies use different
definitions, time frames and assumptions leading to some confusion about
the impact of the different scenarios. However, recent studies based upon
detailed and reliable data and fairly uniform assumptions and principles
indicate that the County faces a shortage of industrial/manufacturing land in
the foreseeable future. According to a 2005 study commissioned by the
County, Palm Beach County has a supply of 6,584 acres of industrially zoned
land or 6.4 percent of the total available land. Of these acres, 4,473 were

deemed to be available in the eastern part of the County.”

The County analysis indicated that build out for industrial land in the eastern

part of the County would occur by 2026 and for the total County by 2035.
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Thus, the eastern part of the County has a ten-year supply of industrial land,
and the entire County, including the significant undeveloped lands in the
Glades, offers less than two decades of supply. These projections assume
that all sites are of equal merit and viability, and do not take into account site
size, location, or merit, thus overstating the number of truly viable and

developable sites.

Recent market conditions corroborate the long-term outlook. The CB Richard
Ellis Industrial Market Overview for the first quarter of 2007 notes that
Auni mproved devel opabl eithin dediraldetareasanhs
become almost non-e xi st ent throughout Pal m

accounts have noted the tightness of the market and the lack of available
land, observing that commercial brokers were eyeing residentially zoned sites
inordert o meet demand f or fili ndu s-ncréaasing
volumes of freight coming through the port, and that space for retailers and
restaurants was becoming scarce.”* The NAI Merin Hunter Codman 2007
Global Market Report noted that despite increases in taxes, insurance and
utilities, vacancy rates continued to decline in 2006 and rents increased as

firms sought to operate in or from Palm Beach County.

Another indicator of market conditions is the cost of space in industrial

buildings. Again the picture is one of rising costs in light of a limited supply.

I n | at e 2006 and early 2907 lod datri

commanding $100 per square foot, while the $115 per square foot paid in a
recent transaction was close to the cost of constructing a new building.” The
graph below from the 2006 year-end CB Richard Ellis Marketview report,
shows the almost steady rise in lease rates and the very low (by national

standards) vacancy rate.

| and
Beach

useo
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Despite the economic slowdown that has marked the first part of 2007,
vacancy rates and lease rates for manufacturing and for warehouse space
have remained fairly level. The manufacturing vacancy rate is only 3.2
percent, while warehouse space has a 4.1 percent vacancy rate according to
a recent Cushman and Wakefield report. Construction of industrial space has
t h

over the next three years, according to the same report.

continued apace Wwi over 2.5 milli

The Palm Beach County Business Development Board provided information
from their perspective of assisting firms seeking to expand in or relocate to
the County. The persons interviewed indicated that the market has changed
somewhat in the past year or so; that there has been no interest expressed
by traditional manufacturing operations, but that light industrial firms and life
science firms were continuing to express interest in the County.* In addition,
the interviewees noted that interest was primarily in locations in the northern
and southern parts of the County with only modest interest in the central
portion. Though the Board has been able to assist in most cases, the point
was consistently made that the most difficult space to find was a modern
facility in the range of 30,000 square feet with fourteen feet or better ceilings
to accommodate equipment and laboratory facilities. Among the active
projects are manufacturing, engineering, and life science firms; the types of
facilities being sought are characterized as light industrial, though some of

the life science firms appear to be seeking primarily office arrangements.

o

n

squar e
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Should all of these projects come to fruition, they would add approximately
400 jobs.

The greatest drawbacks from the point of view of the prospects are the high
cost of doing business (rent, taxes, and insurance), limited availability of

space, and limited incentives. Though the interest remains high, the

Business Development Board reports that firms are taking longer to make
decisions T trying to ascertain whether the real estate market will improve or

not.

ABy any ¢
then, the supply of
industrial land is
professionals corroborates these figures. Without exception, other persons finite and the County
is approaching build
outi that is total use
i of these lands
measure then, it appears that the supply of industrial land is finite and the without regard to the
relative merits or
value ofthe
individual sites or
tracts. o

Anecdotal information from economic development and real estate
interviewed for this study noted the lack of space, the high cost of any
available space, and the high cost of construction of new space. By any
County is approaching build out 1 that is total use i of these lands without

regard to the relative merits or value of the individual sites or tracts.

Not All Sites Are Created Equal

As alluded to earlier, there are a number of factors that limit the
attractiveness or usefulness of sites in the eyes of developers and
businesses. The size of the parcels will dictate the potential use of each as
well as the number of jobs that can potentially be created. The table below,
2004

zoned acres in the municipalities, almost one-half are smaller than one acre,

from the Planning Divisionés -dat a, shows t
and 40 percent are one to five acres. The small size of these parcels limits

their development potential.

Municipal Developable Industrial Land by Parcel Size

Size # of Parcels | % of Total Acres % of Total Avg. Size
<1l A. 271 48% 102 5% 37A.
17 5A. 230 40% 460 22% 2 A
51 10 A. 40 7% 252 12% 6.3A
>10 A. 28 5% 1,283 61% 45.8 A.
TOTAL 569 100% 2,097 100% 3.7 A
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The smallest parcels are of limited use for development purposes. After
considering the Floor Area Ratio (FAR), setback requirements, and parking
and access issues, there is little land for the construction of a structure of any
size on these parcels. The parcels in the 1 to 5 acre bracket offer some
opportunity for development. Assuming that the FAR for a manufacturing
operation is .23 and allocating 610 square feet per manufacturing employee,
a two acre site will accommodate a 20,000 square foot one-story structure
which could be used to employ approximately 33 persons.”* Some types of
modern manufacturing may use fewer square feet per employee (in the range
of 500 square feet per employee), which would indicate as many as 40
employees in this instance. Depending upon location and access, such a site
could work for a small to medium sized firm. There are over 1,500 acres
available in the 5-acre and greater groups, and these sites will provide
approximately 400 acres of building by conservative calculations, which
would yield about 4,000,000 square feet of space, or 8,000 potential jobs.

Despite these positive figures, it should be remembered that not all of these
sites will be attractive to firms or developers. Despite being described as
Afdevel opabl edo, there may well be f
not all 1,500 acres are viable. Also, the criteria for a high technology
manufacturing firm identify a high potential site as 25 acres or better; the
table above notes only 28 parcels of ten acres or better, and the number of
25 acre sites is likely much smaller.

The table below, again taken from Planning Division data for 2004,
demonstrates the concentration of the larger sites. Over one-half of the land
in the 10+ acre group is located in Pahokee or Palm Beach Gardens, though
larger acre tracts are available in West Palm Beach, Boca Raton, and Jupiter.
However, most of the municipalities with land in this size range have fewer
than fifteen total acres for development, i.e., one site.

actors
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Municipal Developable Industrial Land by Municipality

Municipality Acres =1 acre 1-5acres S5—10 acres 10+ acres

Belle Glade 50 56 505 35.38 1822 -
Boca Raton 302.80 1.13 47.08 108.01 148.63
Boynton Beach 46.02 304 1288 11.88 11.38
Delray Beach 7345 478 36.73 19.48 12.48
Jupiter 18282 18.85 28.27 14.44 133.58
Lake Worth 4281 408 882 - 2883
Lantana T.88 - 208 5.52 -
Mangaonia Park 2873 10.00 13.86 577 -
Pahokee 41823 402 282 &.40 40495
Palm Beach Gardens 432.01 0.as 21.22 15.21 28470
Riviera Beach 153.86 8.20 113.44 .00 2213
Royal Palm Beach B2.02 881 az1z2 14.24 35.756
South Bay 12.63 0.38 4.00 3.15 -
Wellington 4007 - 40.07 - -
West Palm Beach 18343 30.25 58.16 16.08 BO0.28
Taotal 2,097 102 460 252 1,283

Source: Palm Beach County Planning Division Parcellink2004, April 1, 2004

Thus, the 460 acres in the 1 7 5 acre column represents an opportunity for a
number of firms to expand or for small to medium sized operations to develop
on these moderate sized parcels in these municipalities. Size, configuration,
environmental constraints, and access may well reduce the amount of
developable land by a significant factor. Indeed, in the interviews with
developers and real estate professionals the point was repeatedly raised that
addressing drainage issues often consumed large amounts of any site area.
However, the 1,500+ acres that are greater than 5 acres appears to offer
opportunity for development, even after reductions for the concerns just
mentioned. Still, the number of sites suitable for high tech manufacturing on

the basis of the 25 acre standard is limited to seven municipalities.

To summarize the discussion:
1 A significant percentage of the industrially-zoned municipal
parcels are too small for significant industrial development.
1 The 25 acre criterion for a high technology manufacturing firm site
limits the number of potential sites. This size figure can vary from project
to project, but is a benchmark that may serve to eliminate some potential

sites.

AnsStill,
of sites suitable fo
high tech

manufacturing on th
basis of he 25 acre
standard is limited t
seven

muni ci pal
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1 The inability of any of these sites to meet the other high tech
criteria (e.g., electricity or telecommunications standards or redundancy,
access, Vvisibility, or topography) can lead to their dismissal from
consideration.

1 Permitting issues limit the ability to have a project complete within

twelve months and are a significant deterrent to development.

Though
able to provide the right sized parcel, appropriately zoned, in the right

i sparfdypalfupadion ibfdand availability, the County has to be

location, for the right price, in a timely fashion, and prepared for use through
appropriate planning and permitting. From this perspective land for high

technology manufacturing is a rare commodity if not an endangered species.

It should also be noted that these figures do not include any provision for
t he tesentdd

earlier suggests that while these firms want amenities and support services

Aimi xed useo. A review of
nearby, a mixed use scenario is not the best means to have those services

and amenities. A combination of industrial and commercial is not
recommended, but it is a possibility and could increase the number of

industrial acres available.

Competition and Use Conversion

Further diminishing the supply of industrial land is intense competition for
developable land and the conversion of industrial land to other uses.

The marketplace creates competition among land uses. The uses that
generate the highest return on investment are typically the ones that prevail.
These uses includes land for residential development, office use, and retail or
other commercial uses, as well as a growing concern about an demand for
open space/recreational uses. Industrial land development often suffers

relatveto ot her uses

not as high, company requirements (location, infrastructure) are sometimes

i n - the aemand dos indastrial famd risy

fié¢ the County has to be
able to provide the right
sized parcel,
appropriately zoned, in
the right location, ér the

right price, in a timely
fashion, and prepared for
use through appropriate
planning and permitting.
From this perspective
land for high technology
manufacturing is a rare
commodity if not an

endangered speciés.
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more difficult to meet, and the benefits are not as immediate or obvious to the

public.

As available land becomes scarce, prices rise, and the uses that yield the
highest immediate return in the shortest period of time are the only ones that

become economically viable.

As land prices and rents become higher, firms seek less expensive locations
from which to operate with the result that businesses, and jobs, slowly begin
to leave, taxable properties decline in value, placing an increasing burden on
the businesses and property owners remaining in the area. Traffic
congestion increases as workers then have to commute significant distances

to their jobs.

Anecdotal evidence suggests that land zoned for industrial uses has been re-
zoned to residential uses. Reliable, comprehensive statistics are not
available to document this, but real estate developers, real estate brokers
and planners interviewed for this study all remarked that this trend began
several years ago as the residential market heated up. The town of Jupiter
has provided data stating that approximately 140 acres were converted from
industrial land use to residential use in 2000. However with institution of the
Industrial Land Policy there has not been further conversion. The fourth
guarter 2005 issue of the CB Richard Ellis Industrial Marketview commented
on this tendency to convert industrial land to other uses. The same complaint

was expressed by each real estate interviewee and several business owners.

At the same time other information gathered in the course of this research
puts forward the notion that the debate on affordable housing may be used as
a point of entry for residential developers to advance the conversion of
industrially- and commercially-zoned land to residential use. Recent

proposals suggested by both developers and housing advocates for the

creation of Transit Oriented Devel

AAs avandl
becomes scarce,
prices rise, and the
uses that yield the
highestimmediate
return in the shortest
period of time are the
only ones that becon
economi cal

féevidenc
suggests that land
zoned for industrial
uses has been+e
zoned to residential
uses. o0

opment ar e a s

Growt ho aspects of this type of devel opment and

the County ifnf oprrdoavbildei nhgo ufisai n g O . The proposal s
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that the land under consideration is industrially-zoned and that the workers
who live in these new developments will be boarding a train to work

somewhere else.

In addition to the competition from residential development, fhigh technology

manufacturingo uses face competitio

restaurants, shopping and office uses. The extent of re-zoning for these
uses, as with residential conversions, has not been quantified. However, this
issue also needs to be considered in determining the future supply of
industrially zoned land. These uses could be permitted in an industrial district
if they were necessary to support the workforce of industrial and
manufacturing businesses, as described earlier in the Oregon Metro
example. Indeed, the economics of conversion from industrial to commercial
or office uses is all but undeniable. The table below, based upon data from
the 2007 NAI Merin Hunter Codman publication, shows the average lease

rates for various uses:

Average Lease per Square Foot per Year i 2006

Use Lease Rate
Suburban Office i New Construction $33.00
Suburban Office i Class A $34.00
Suburban Office i Class B $22.00
Bulk Warehouse $9.00
Manufacturing $9.00
High Tech/R&D $12.00
Neighborhood Retail Service Center $39.00
Community Power Center $50.00

It is clear that office and retail uses lease at rates two and three times that of

even High Tech/R&D space.

The pressure to convert industrial land in Palm Beach County to other uses
has been consistent since 2002. In that period there have been 36 recorded

instances of land use designation changes according to IPARC figures. The

Al n addit
competition from
residential
devel opaghe:
technology
manufact ul
face competition fron
commercial uses,
including retail,
restaurants, shoppin
and offi ci

rme
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number of instances as ranged from ten in 2006 to six in 2003 and five in
each of the other years. A total of 1148 acres has been re-designated over
this period, though 429 of these acres involved changes of industrial
classification and 55 acres were converted to public use or community
service designations. Three hundred and eighty-two acres were converted to
residential designations and two hundred and eighty-two acres were

designated for commercial uses®.

Location also plays a part on the demand side of the equation. There is a
significant amount of industrially-zoned land in some of the municipalities, as
noted above. However, a considerable portion of the overall current supply of
ohigh technol ogy manuf ac westernpogiansdfthend i s | ocat ed
County in Belle Glade and Pahokee in particular. These locations are some
distance from the major transportation arteries, other businesses, and the
workforce. In addition, the land is no cheaper in the west than in the eastern

part of the County, and there are often more environmental issues to deal Féindustr
with in the western areas. Thus, industrially-zoned land in the western part of zoned land in the

the County is considered less desirable from an investment/development Western part of the
County is considerec

less desirable from a

western part of the County is relatively low. investment
development
standpoint in the

As a side note, this situation could change. Studies are currently under way nearterm and curren

for the location of the Port of Palm Beach Inland Port Cargo Complex in the market demand for
sites in the western

part ofthe County is
intermodal cargo and industrial complex will certainly create jobs and bring relatively lowo

standpoint in the near-term and current market demand for sites in the

western portion of the County. This projected 3,500-acre inland port

development to the area, but it could very likely absorb a significant portion of
the industrial land supply in that part of the County, shortening the 2035
horizon. However, the project is only in the feasibility study stage and its

impact is difficult to assess at this point.

Other Competitors for Industrial Land

The ambiguous or open <@defmieni tliaonnd 0o fi t 8Bieh d u shterlipa

di mini sh the supply of l and for Ahigh techo wus
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former manufacturing buildings have been converted to other uses, such as
warehouses and distribution facilities. At the same time, the development of
ch

blurs the definition of manufacturing versus office versus distribution.

ifilspraceod, whi can have a range

The
emphasis in most of the interviews for this report was also on the
development of warehouse and distribution functions, and the news articles

also stress the i mportance

CB Richard Ellis report attributes part of the industrial land shortage on

acquisitions by developers of condo warehouses. Ev e n
within the definition of industrial land are serving to reduce the amount of land
availablefort he Ahi gh techo t hat

uses ar e

For example, the employment projection for the Wholesale Trade shows an
This will

translate to a demand for 238 acres of land, based upon a figure of 698

increase of 482 persons per year over the 2006-2014 period.
square feet per employee and a FAR of 0.26. Transportation and
warehousing employment is expected to increase by 117 persons per year,
which will result in a demand for only 31 acres of land, based upon American
Planning Association figures. Finally, Construction employment is expected

to increase by 910 persons per year, resulting in a need for 253 acres of land.

The total demand for industrially-zoned land in Palm Beach County, based
upon projected employment growth, is 602 acres. This is approximately 40
percent of the currently available land zoned for industrial uses. The demand

ogy
economy,

technol
t he but

competing with other employment growth uses as well as significant

for ohigh

sectors of

residential development i for a limited amount of land.

The point is that the market does not see a demand for manufacturing space
as such and is pursuing the uses that are in demand and which will yield an

i mmedi ate return on investment,

Thus, industrial land is being used for industrial purposes 1 warehouses and

of

od 0 cchemean d.n

ohi gh

y et

uses

deefini

il egsest i mat eo

t he focus

manufacturingo x 5" "i"nd lasd
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distribution facilities which do not generate the numbers or quality of jobs that

will sustain the County economy in the long run.

Indeed, manufacturing, by any definition, was seldom mentioned, and there
has been no recent interest in sites or buildings from traditional
manufacturing operations Though there are many similarities in site
characteristics between manufacturing and warehouse operations, the
manufacturing uses tend to generate more employment and better wage

employment, as discussed above. In order to foster manufacturing uses,

especially Ahi gh the Cdunty wdl havé &octargetr andh g 0

pursue those industries and firms, while emphasizing these production uses
to the real estate and development community, and acting to conserve or

preserve |l and for these fihigh tech manufactur.i
However, sinceavai |l able | and is defined as being
right price, 0 the County is facing a growing
the land price, which is only the starting point for development costs. The

literature, news articles, and interviews for this study all stress that not only

are the land process themselves very high, but that rapidly increasing

insurance costs, construction costs, and taxes are making development,

especially o6high technology manuf acturingo
Developers facing all of these rising costs shift the type of development they

pursue to those that offer the opportunity to make a profit and that is

generally not ohigh technology manufacturingo

among real estate professionals and developers appears to be that 6 hi g h

technol ogy manufacturingo devel opment

because of these rising costs. Furthermore, the business owners interviewed
for this study stated that they could not afford to expand locally in the face of
these increased costs, and would have to move their operation, or at least

any new operation, elsewhere.

A sidebar is that several of the real estate professionals and developers
i nterviewed stated t -+h eonstrudtidn etradés s fimes |

wholesalers, and repair shops i were also being forced out of Palm Beach

guyso
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County in the face of rising costs for space and insurance. Our experience in
Philadelphia points out the need to provide appropriate space for these
businesses. While these are not County target industries, they are an
important part of the area economy and efforts should be made to retain
them. Though some developers with whom we spoke do not favor the idea,
we recommend exploring the redevelopment of the Military Trail and
Congress Avenue corridors with a view toward developing the type of space
and facilities that these businesses need. These areas are already
appropriately zoned for the most part, are marked for redevelopment, and
with some additional screening from the nearby residential neighborhoods,
would be compatible with the existing uses in the areas.

Why Preserve Industrial Land?

The Big Disconnect

There is a significant disconnect between the realities of the current real
estate market and development trends and the long-term needs of the
County with r espec fThetsupplyfof imdastniad land is sight
because other uses are competing for a finite supply of land, and those other
uses quite often represent a better immediate investment opportunity.
Planners and business leaders, looking ahead a decade or more, observe the
declining amount of i ndustrial Il an
and support high technology firms and high skill, high wage jobs. The
market, however, sees the immediate demand for space to meet residential
and consumer needs, or even ot her Aindustr.i
and distribution facilities, and responds accordingly. Real estate developers
will respond to what the market demands and will yield a return, and real
estate brokers will lease space to the businesses that can pay the market

rate. In this light, industrially-zoned land is indeed, an endangered species.

The pur pose, t hen, of this a n dang yos i

manufacturing jobs i indeed, this paper argues that manufacturing does not
need saving. Rather, this paper argues that Palm Beach County, like so

many other jurisdictions around the nation, needs to create the opportunity for

ATher e [
significant
disconnect
between the
realities of the
current real

estate  market
and

development
trends and the
long-term needs
of the County
with respect to
Al ndustr.i
l and. o

1|

Q i < Nnnt
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modern manufacturing to survive and flourish. These light industrial or high
tech manufacturing jobs are in capital intensive, export industries that bring
wealth into an area economy by selling high value-added products and
paying higher than average wages.?® This means having an adequate supply
of appropriate and available land for manufacturing and manufacturing-

related operations.

As described earlier, the marketplace creates competition among land uses.
The uses that generate the highest return on investment are typically the
ones that prevail. As available land becomes scarce, prices rise, and the
uses that yield the highest immediate return in the shortest period of time are

the only ones that become economically viable.

As land prices and rents become higher, firms seek less expensive locations
from which to operate with the result that businesses, and jobs, slowly begin
to leave, taxable properties decline in value, placing an increasing burden on
the businesses and property owners remaining in the area. Traffic
congestion increases as workers then have to commute significant distances

to their jobs.

Failure to have appropriate industrial sites can mean the loss of jobs and

taxable properties, and eventually, economic stagnation.

Despite recent changes in the real estate market, including the recent
requests to change some residentially zoned property to industrial or
commercial uses”, the intended uses of these conversions are more likely to
be warehouses and distribution facilities than for manufacturing or research
and development. These requests open the way for the County and the

municipalities to preserve some sites for high tech uses.

fiFailure to

appropriate

have
industrial

sites can mean the lps

of jobs and
properties,
eventually,

stagnationd
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Three Good Reasons

Thus, preserving and using industrial land means that:
| good-paying jobs are kept in the community,
1 the community has a solid and diverse tax base, with businesses
generating tax revenues,

1 transportation issues are ameliorated as workers commute locally.

We strongly recommend that each municipality examine its supply of
industrially-zoned land and evaluate the efficacy of these properties,
especially with respect to the criteria for high tech manufacturing. Have
industrial areas become infiltrated with non-industrial uses? Are adjacent
areas compatible with anticipated or desired industrial uses if they come?
Are there industrially-zoned parcels that are too small for practical use? Is

adequate infrastructure in place or readily available to these sites?

LAND USE POLICIES AND REGULATIONS

Assessment of Municipal Land Use Policies in Palm Beach County

Palm Beach County consists of a number of municipalities, with varying land
use characteristics and inventory. While local governments have begun to
address the changing face of industry in regards to land use policy, our
research indicates there is no consistency within the County. It is the
availability of industrial land combined with planning policies and permitting
procedures that accommodate modern
The

procedures, while at the same time discouraging conversion, will encourage

industry and encourages light

industrial development. implementation of these policies and

the sustainability of industrial land in Palm Beach County.

Existing Zoning and Definitions
A review was performed of the current land use and zoning regulations that
were available for 28 of the 38 incorporated municipalities and the findings

showed that industrial development policies and definitions vary significantly

AWe stror
recommend that eac
municipality examine
its supply of
industrially-zoned
land and evaluate thi
efficacy of these
properties, especially
with respect to the
criteria for high tech
manufact ul

féthe avai
industrial land combined with
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throughout the County. Nine municipalities currently do not have their own
zoning ordinances in place and use the Palm Beach County Zoning
Ordinance. Of the municipalities that had their own zoning ordinance and
land use maps, 14 of them did not have any industrial category or district
identified. Current industrial land use categories used by the local
governments in Palm Beach County are separated into the following
categories and districts:

Industrial

Light industrial

General industrial

Limited industrial

Commerce

Manufacturing

Industrial Operation

Industrial park light industry

High Technology Industrial

Limited High Technology Industrial
Campus Light Industrial/Commercial (CLIC)
Planned Industrial Park (PIP)
Research Park

Warehouse

Industrial General-Special

Palm Beach Countyos Comprehensive Pl an, whi ch

unincorporated land, provides the following definitions for commercial and

industrial uses.

COMMERCIAL USES - Activities within land areas which are predominantly
connected with the sale, rental and distribution of products, or performance of
services.

INDUSTRIAL USES - The activities within land areas predominantly
connected with manufacturing, assembly, processing, or storage of products.

These rather broadly defined categories mean th
sectors could fall into either category as modern production techniques make
it difficult to determine where manufacturing ends and commerce begins.
While a few of the existing | ocal government 6s
modern industry, they are generally outdated and do not take into account the

needs of these industries. Research and Development, Bioscience, and
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other technology based industries that do not create the byproducts often
associated with traditional industrial uses (noise, air pollution, solid wastes),
are often more compatible with commercially zoned land than industrial
zoning. The lack of a consistent and clear categorical definition for these

industries serves as a barrier for locating in Palm Beach County.

Conversion

Pressure to convert industrial lands, specifically to residential use as a result
of the increasing population and the demands of the residential real estate
market, has been compounded by a lack of clear criteria for rezoning.
Continued population increases and a lack of affordable housing will increase
tension and pressure for residential development and requests for
conversion. Although measures to protect industry through zoning
restrictions have been instituted in specific municipalities there is no

consistent criterion that is followed.

Permitting Policy

The increasing competition for technology based modern industry has
increased the need for the streamlining of development procedures and
permitting. Antiquated permitting policies and lack of staff availability to
expeditiously process desirable development plans can serve as a detractor
for industrial entities looking to locate in Palm Beach County. There is no
countywide permitting process nor is there any resource for municipalities
that lack staffing or funding to perform expedited processing. Overall there is
a need for better guidance for municipalities who wish to institute expedited

processing.

Traffic Concurrency
As stated earlier, based upon interviews with local real estate professionals,
County traffic engineers, and existing industrial site visits, traffic concurrency

was not deemed a current issue of any significance for industrial

Northern Palm Beach
County Bioscience
Overlay
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development. Though there could be concerns with the intense development
of the Pratt Whitney and Florida Research Park sites, the current situation
and projected development did not raise issues. Interviews with developers
and real estate brokers indicated that traffic was seldom an issue for
manufacturing, or even warehouse, projects, because traffic flows were not
overwhelming; indeed, truck maneuver room for warehouse functions was

deemed a greater problem than traffic volume.

However it has been noted, in the Palm Beach County Urban Redevelopment
Area Report® that wi t hin the Countyés older corridors t
issues can hinder to redevelopment. This would be the case if one of the
older areas, such as the one south of Blue Heron in Riviera Beach were to be
redeveloped. In the unlikely event that new, and more intense, uses of the
area were developed, traffic concerns would emerge as a topic for

consideration.

Currently the State of FIl oridabébs Growth Manage
needed transportation improvements of programs be in place at the time of
development, or that there is a financial commitment to complete those
improvements within a specified timeframe. The current methodology for
dealing with these issues, through Constrained Roadway at Lower Level of
Service (CRALLS), does not take into consideration future development
patterns. Specifically along corridors such as Military Trail and Congress
Avenue CRALLS designations could serve as a roadblock to long-term

redevelopment.

Coordination

Whi |l e Palm Beach Countyds munici pa,!
gualities, needs and long term goals; itisinthe besti nt er est of

local governments to coordinate with each other on industrial land policy.

Scripps Building in Palm
Beach County

Generally cooperation between local governments within the county has been
on an as needed basis and has been limited to smaller regions such as the

Bioscience Overlay in Northern Palm Beach County.
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Summary
Pal

approach to its industrial land in order to reach their long term goals of

m Beach Countybés | ocal
attracting high technology industry, including Bioscience and Biotechnology.
Current land use practices at the municipal level will not be able to maintain a
desired balance of land use in an increasingly competitive market. Providing
a comprehensive definition for industrial development and identifying parcels
suitable for light industrial uses are key steps to meeting future demands for
industrial lands. Consistent criteria for rezoning industrial land will allow for
municipalities to make correct and informed decisions regarding industrial

land use.

National Industrial Growth and Land Management Efforts

The preservation, marketing and regulation of industrial land use has become
a concern in traditional industrial regions as well as areas of the country, such
as Palm Beach, not traditionally home to a large scale manufacturing sector.
Traditional manufacturing regions have seen industry leave and its land,
usually accessible to city centers along with rail and water, become more
attractive to residential property. Therefore, many of these areas have been
left facing the same situation as areas similar to Palm Beach, in that they are
left with outdated industrial policy and increasing competition for modern
industry whose land requirements do not coincide with the remaining
industrial parcels.  While the land use make up in these areas differs in
terms of industrially zoned lands, both Palm Beach County and traditional
industrial regions are attempting to adjust their policies to meet the needs of

modern industry.

Portland, Oregon Metropolitan Area i A Regional Approach

One of the regions in the United States always referred to when discussing
growth management is the state of Oregon and the Portland Metropolitan
region (Metro). Metro, the only directly elected regional planning authority in

the United States. Among other things, the Metro jurisdiction is responsible

governments

need to

AWhil e 1
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for land use planning in the region. Metro has an Urban Growth Management
Functional Plan (revised in July 2006) and a 2040 Growth Concept. In Title 4
of the plan, definitions are included for Industrial Areas, as well as Regionally
Significant Industrial Areas, for which the goal is to protect certain sites for
employment by limiting the types and scale of non-industrial uses in these

areas. Their plan also seeks to provide the benefits associated with

clustering similar industries together.

county governments should have land use regulations that allow services to
locate near industry that support the needs of employees. In Regionally
Significant Industrial Areas, non-industrial uses are limited to 1) retail uses
less than 20,000 square feet and amounting to only 5 percent of the
contiguous Regionally Significant Industrial Area, 2) commercial office uses
that are not accessory to the industrial uses with the exception of large
corporate headquarters, and 3) uses necessary to serve the needs of
businesses and employees of the Regionally Significant Industrial Area. In
Industrial Areas, non-industrial uses are limited to less than 20,000 square
feet and amount to 10 percent of the Industrial Area. The plan also allows for
designated Employment Areas where retail uses are limited to less than
60,000 square feet. This can be increased if it is demonstrated that
transportation facilities are adequate to serve the retail use and to serve other

planned uses in the Employment Area.

How this applies to Palm Beach County

The Oregon case is similar to Palm Beach County in that a period of strong
growth fueled by a real estate boom, compounded by changing industrial land
uses brought the need for change. Although a number of uncoordinated
studies were performed, a comprehensive long term plan to ensure smart

growth patterns and equity of industrial land was not created until the

f ormation of an Aindustri al |l ands task

approach to the issue. The industrial lands task force took a regional
approach in identifying the problems and providing long term solutions that
take into consideration policy, attitudes of state and local officials, and

economic conditions. An important realization surrounding the premise of

Metro

forceo
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this study is that just ensuring that there is an adequate supply of industrial

land does not mean desired industry will come.

State of Oregon i Analytic Methods

In response to the studies on industrial land supply in Oregon, the State
Legislature requested that the issue of industrial land use sufficiency be
examined and that methodologies for ensuring an adequate supply be
developed for use by municipal officials. The Legislature was concerned that,
though State policy required reviews and assessments to determine the
adequacy of land supply for both short- and long-term needs, local planning
boards and planning staffs did not have enough or appropriate tools to
undertake the types of analyses required. The Legislature created and
funded a special advisory committee, supported by consultants, to prepare an
easy to implement set of guidelines and tools for local officials. The
committee also made recommendations on the broader issue of needed
programs and resources to ensure and adequate supply of such land,
especially in the face of rising demand for residential and public space in

many urban areas of the state.

How this applies to Palm Beach County

The result o f t he commi twtaes e 6tsh ee ffif Mertthsod s for Eval uat
Commercial and I ndustrial Land?®SThisficiencyo rep
report provides clear and straightforward analytic (both basic and advanced)

methodologies for municipalities to determine the adequacy of their supply of

industrial land. Perhaps just as important as the methodologies are the

recommendations concerning the development of a guidebook for local

government s, the preparation of Afmar ket readyo
review of the land supply, the idea of protection for the strategic industrial

sites, and the development of improved coordination and vision among

municipalities. Though the report focuses on the analytic methodologies, it

places the issue in perspective and identifies many broad ideas and

recommendations necessary to develop the specific policies and programs

needed in Palm Beach County.
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Baltimore i Flex Zoning

Several communities have explored the creation of flexible or flex zoning for
industrial use. Flex zoning would not restrict industrial uses are to only
industrial zones, but rather would stipulate that some of these uses could
locate in other zoning districts, provided certain thresholds related to
externalities such as noise, odor, and waste generation are met. The
flexibility would allow lighter industries such as biotechnology, distribution,
and assembly operations to locate in commercial areas while preserving
industrially zoned land solely for those production activities with more noxious

externalities.

The City of Baltimore recently recommended the development of such flexible
zoning districts in its Comprehensive Plan. As a built out city, Baltimore does
not have much additional land in which new industries could locate. Thus the
flexible use zones are designed to accommodate appropriate non-noxious
industrial uses near commercial and residential uses. The plan also
recommends a special Bioscience Development District be established to
promote and support the Citybdés growing biotechnc
would be centered on existing medical facilities so that buildings in the

immediate vicinity could be renovated to accommodate these uses.

How this applies to Palm Beach County

Baltimore hopes that the implementation of these new zoning districts will
allow new businesses to locate in the city and make use of existing buildings.
Palm Beach County contains a significant amount of older commercial land
along major corridors where the structures are nearing the end of their
functional lifespan and where future commercial development may not be
feasible or supported. Allowing light industrial uses, with little or no noxious
externalities, in these areas would provide landowners with additional options
for redevelopment and re-use of properties. This would include special
trades contractors, artisans, wholesale operators and other small scale light
industry that is not a nuisance to its neighboring uses. If such
industrial/commercial flex zoning is instituted the County should also ensure

that the new uses are adequately screened from adjacent residences.
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Minnesota- Rezoning Policy and Practice

The City of Minneapolis conducted an Industrial Land Use Study and
developed an Employment Policy Plan, (City of Minneapolis Industrial Land
Use Study (2006)), to provide policy direction for industrial land use and
employment. The report stated that the definition of industry is changing to
mean high-wage, life sciences/ Research and Development jobs. The city is
losing industrial land, but the industrial real estate market is recovering.
Since there appears to be a demand for industrial land, recommendations
were made to assist Minneapolis in capturing that demand. The report
recommended that the City adopt employment districts and prohibit rezoning
for residential uses within these districts. If the City is considering rezoning
amendments outside of these districts, certain criteria should be considered
before allowing a change in use.

How this applies to Palm Beach County

The Minneapolis industrial policy could serve a similar purpose to the
Bioscience Overlay, located in the northern part of Palm Beach County,
described earlier in the report. An employment district as recommended by
Minneapolis however does not specify bioscience research and may serve a

more flexible approach when working at a regional level.

Boston i Site Information

In a different vein Boston, MA implemented the Back Streets program to

retain and grow viable industrial and commercial businesses in the city. The

program serves as a clearinghouse for information for businesses in the City.

One of the foundations of the programisastated pol i cy goal of Ano net
of industri al spaceo in the city. Rel ated to
Authority is strengthening zoning review guidelines for development

proposals that convert industrial land and buildings to office, commercial,

residential, or institutional use. The agency is also maintaining a commercial

and industrial isite findero to assist business
which to locate. Another key component is the provision of Business

Managers to provide businesses the resources and support they need to
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grow in relation to zoning, permitting, city resources, technical assistance,
and general support services. A similar program is being considered in Los

Angeles as part of an effort to preserve industrial uses and retain jobs.

How this applies to Palm Beach County
The development of a clearinghouse of industrial site information would
enable local government to have a single point of contact for businesses

looking to relocate in the county. It would also allow loca | government 6s to

provide property update information to a singular destination, assuring
consistent information. A property clearinghouse would provide an overview
of available land countywide when determining the effects land use decision
have on available supplies.

The Business Development Board presently performs many of these
functions, including site, building and office descriptions, liaison with state
and county agencies, and assistance with permitting and zoning processes.
This excellent asset could be augmented with greater coordination with the

local governments that do have available industrial sites.

Seattle T A Comprehensive Strategy

Seattle, WA was facing increased conversion of industrially zoned land and
increased regional competition for technology based industries. In 2005 the
Seattle Planning Commission completed a roundtable report on industrial

l and use to explore the current condi

included®:
1 Assess what has changed in the past 10-20 years

1 Determine whether current policies are helping to achieve the

tion of

Citybs goals in regards to industrial I
9 Discuss the nature of the Citybds industri
context
1 Discuss how to balance conversion pressure
1 Identify future challenges.
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The current issues are similar to those that Palm Beach faces and are
identified as an increased competition for developable land and changes to
the nature of i ndustry. Steps that were

industrial lands included:

1 Determine a clear process for rezones and changes to industrial
lands

9 Better understand the current state of
Better understand the pressures on industrial lands

1 Make industrial lands sustainable

Learn from successes

Allow for flexibility and new opportunities

= = =

Assess the impacts of rezones on surrounding communities

The commission used these steps to form a comprehensive industrial land
strategy that wildl il) be used as a rati

recomn
t he C
onal b

rezones; 2) determine Seattl eds current competiti v

manufacturing and industrial marketplace and better enable the current
businesses to succeed, 3) take advantage of new and emerging industries
and businesses that will promote economic diversity and support family wage

jobs. 0

Seattle started with a comprehensive assessment of their overall situation

including policy, existing land use, future needs and perception from the Th
n e
standpoint of officials and the public. This allowed the city to fully understand

for

such a committee

its situation and form an overarching industrial lands strategy that if followed Palm Beach Coun

could serve as

will: Ml

_ _ o driving force an

help the city correct its current situation useful tool  thos

allow it to remain competitive in attracting modern industry communities thi

I h implem

help maintain a healthy balance of land uses over the next twenty choose 1o impleme

recommended

years policiesbo
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How this applies to Palm Beach County

The policies and recommendations that are implemented should be
monitored by Palm Beach County. The Seattle Commission has continued to
meet regularly in order to ensure the implementation of its stated goals. The
formation of such a committee in Palm Beach County could serve as a driving
force and useful tool those communities that choose to implement
recommended policies. The Seattle study provides a framework for a
proactive approach to industrial land that reveals a multi faceted strategy

must be followed in order to move a region forward.

Positive Approaches - Local Examples

Within Palm Beach County a few local governments have begun to take
action regarding their industrial lands. It is important that other local
governments within the county be aware of these policies and their
effectiveness. The policies described below involve the permitting process

and the development of a bioscience overlay district.

Northern Palm Beach County
There are a few municipalities within Palm Beach County that have begun to

institute Planned Industrial Development districts to promote a mix of
industrial land uses in targeted areas. The Town of Jupiter in a cooperative
effort with Palm Beach Gardens, Mangonia Park, Riviera Beach, Lake Park
and the County recently amended their Comprehensive Plan to create a
Bioscience Research Protection Overlay that protects land identified as
available for bioscience research and biotechnology uses. In creating the
Overlay in response to the Florida Scripps site, each community and the
County provided an inventory of land available for development. A similar
inventory of land that is not just zoned as industrial, but is readily
developable, is not available; however such an inventory would be beneficial

on a county wide basis. A countywide inventory would provide a clear picture
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of the current uses of industrial land, areas of need and serve as a tool to

assess impacts of development on the region.

Palm Beach Gardens
The City of Palm Beach Gardens recently enacted a Streamlined Approval

Process and Targeted Expedited Permitting Programs. The approval
process went from having a cumbersome process involving 78 conditional
uses to a three step streamlined review process where the procedures are
outlined for the applicants. The expedited permitting program, adopted
through an ordinance, prioritizes economic development projects while
maintaining the integrity of the comprehensive plan. Eligible developments
must meet the following criteria:
1 Fall into one of the following industry clusters:

«  Medical/ Pharmaceutical
«  Aerospace/Engineering
« Information Technology
= Business and Finance Services
«  Education
« Research and Development
Other industry determined by the Economic Advisory Board

1 Must demonstrate the capability to create 50 new positions in the City of
Palm Beach Gardens within the first two years of operations or expand its
operation within the City as a result of creating 50 new positions prior to
the issuance of a Certificate of Occupancy for new facilities or a
combination thereof.

1 Positions created must be considered value-added. Defined as when the
average compensation package of positions created is at least 10%
higher than the current per capita income level in the City.

1sCompanies must pass Citybds due di
and credibility prior to acceptance into the program.

1 Companies must receive an endorsement from the Economic
Development Advisory Board.

1 Companies may also qualify for the program if the company is a
sanctioned project of the State of Florida or other officially sanctioned
economic development organization.

In addition to the making development within the City more attractive, the
application of strict qualifications encourages developers to reach higher
standards in order to meet these qualifications. Developers who meet these
standards are guaranteed a priority project status at every phase of

development and review and comments within (5) business days. This is

gence
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especially attractive for a Bioscience or Biotechnology company where every

extra day of operation might equate to higher profits.

As part of the Bioscience Protection Overlay for the Town of Jupiter there is a
call for expedited permitting as an incentive to develop parcels within the
overlay. Jupiter has used the Palm Beach Garden Permitting model to create
a process specifically aimed at attracting Bioscience Research and
Biotechnology. These successful programs within Palm Beach County could
be used a template for a further reaching program.
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RECOMMENDATIONS

Increasing competition and the changing face of industry has lead to a
number of communities, counties, and regions enacting legislation and long
term industrial land strategies to ensure the long term health of their land
inventory. Palm Beach County should take advantage of previous studies
and look to the successful policies enacted across the country when forming
its industrial land strategy. Through analysis of existing policies and review of
local and national practices in regards to industrial land, the following

summary of best practices and recommendations were determined:

Local governments need land use policies that:
include definitions for Bioscience and High Technology Industry

offer specific focus on the preferred uses and specific guidance
on industry needs and requirements for the preferred uses

encourage consistency towards a common goal of preserving
industrial lands for the desired uses

provide definition and pract i ¢ a | | anguage for Aflexo0 zoning
provide model language for Bio overlay district
periodically review and assess land use needs

act to protect key, high potential industrial sites for high tech uses Aeach mu

does not need to u:
the same definition:
a higher level o
Bioscience and Technology based industries the lack of consistency is guidance woulc

While some of the local governments definitions for industrial land provide for

evident. Although each local government does not need to use the same €NSure loca
gover nmen

9 Ulidefnitions are at
definitions are at least compatible and geared towards achieving an overall least compatible an
geared toward:
achieving an overal
goal of a healthy

Although strictly defined numerous categories for commercial and industrially b al ance o

definitions, a hi gher | evel of

goal of a healthy balance of land.

zoned land use can be growth restrictive, broad based definitions currently

used at the county level and by a number of local governments do not take

into consideration the qualities of modern industry.
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The formation of Aflexd zoning dist

light industrial uses that fall into the gray area between industrial and

iThe Afla g
use designation
specifically useful 1

commerci al . These Afl exo areas C a Npalm Beach Cound a

ar e usually considered desirabl e
designation is specifically useful to Palm Beach County for infill development
along older commercial corridors and in the older more developed
municipalities. The incorporation of a flexible zoning district in cooperation
with updated and better defined industrial/commercial categories could be
adaptable to the wide variety of communities in the county.

Conversion/Rezoning process that:
follows strict criteria

takes into account countywide effects on schools, transportation and
economy

The creation of a decision making process that ensures the integrity of Palm
Beach Countyds tooratect indwestriamland wilhreconfirm the
commi t ment of Palm Beach Countyds
industrial land and attract desired industries. Consistent and comprehensive
review criteria will force developers to prove that the rezoning will be in the
best interests of Palm Beach County and will take into account the impact of
the rezone on surrounding uses. This would create a greater degree of
consistency between the County and its municipalities and could help foster a
more cooperative approach to growth and infill development.

Permitting policy that:
encourages value added development through streamlined processes

offers assistance to local governments

Based upon interviews with County stakeholders and the real estate
community, a complicated permitting process serves as a barrier to
development within the County. Unclear definitions compounded with new
infrastructure and environmental requirements can leave some land, although

zoned industrial, unable to meet immediate needs of emerging industries.

for infill developmer s t
along olde
commercial corridor
and in olde the mor
developed

muni ci pal

| ocal gover
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Terms such as 0pr eadeoare aftenaused td debcnbe larid that
can be ready for construction to begin in around six months where only some
basic infrastructure will need to be provided before construction starts. The
creation of streamlined processing and assistance for municipalities
regarding the complex regulatory and permitting process would make it

easier to attract desirable industrial development.

Traffic Concurrency policy that:
1 rewards those projects which follow principles instituted by the local
governments
1 utilizes the Traffic Concurrency Exemptions Area (TCEA) as a tool for

redevelopment in older corridor

Traffic concurrency policy that coincides with the long term land use plan of

t he | ocal gwillv gtreamlne thé desevelopment process. In
accordance with the recommendations of the Urban Redevelopment Plan
Dratft |

along designated priority corridors.

oc al governments should utild@
Projects that are designated for
exemption should take into account urban design standards, connectivity and

development patterns.

Coordination that:
allows for local governments to encourage compatible and smart
policy in regards to industrial land

provides high level guidance for local governments

Coordination between local governments will prevent incompatible planning
While local

governments do not need to have the same policies, they do need to have

policy and allow them to better learn from each other.

the right policies if they are to successfully attract modern industry. The
expansion of an existing organization such as the Interlocal Plan Amendment
Review Committee (IPARC) or the formation of a new committee on Industrial

Lands could provide the guidance and oversight needed. Such a committee

Z e

AéfAprojec
fshovel o
often used to descri
land that can be rea
for constuction tc
begin in around s
months where on
some basi
infrastructure wil
need to be provide
before  constructic

~

starts. (0]

TCEAO6s to

Whife local governments ¢
notneed to have the same
policies, they do need to haw
the right policieg 0o
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could provide smart policy guidance, review assistance, and oversight for

rezoning issues.

Education of:
local government officials about the importance of industrial land and
the effects of the loss of land through conversion
local policy makers about which policies will benefit their municipality

These recommendations will not be properly implemented unless local
government decision makers believe in their importance. The proper
education of local government officials about the value of industrial land to
the economy and about the long- and short-term effects of poor policy will
make theses decision-makers proponents and supporters of these

recommendations.
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Summary

While Palm Beach County local governments hold some
advantages in their desirable location, a jumpstart with
programs such as Scripps, and just the
acknowledgement of the importance of industrial land, it
faces growing competition to attract desirable industry.
Regions across the country are faced with the issue of
modernizing land use policy to accommodate modern
industry and, as documented in this report, are
attempting to achieve similar goals. That is achieving a
healthy and long term balance of land uses that will
provide economic stability and create a desirable place
to live. The policy issues discussed in this paper will be
incorporated into a land use toolkit that provides policy
language and practical recommendations for local
governments that can be utilized as a tool to achieve its

long term goals.
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APPENDIX A
PALM BEACH GRAPHS AND TABLES

GRAPH 1 (PAGE 15 OF TEXT)
EMPLOYMENT BY INDUSTRY SECTOR
PALM BEACH COUNTY, MARCH 2007
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TABLE 1 (PAGE 16 OF TEXT)
Employment Change i Palm Beach County i 1998 to 2005
Number of Number of
Employees | Employees
Industry Code Industry Title 1998 2005 Difference|% Change
11|Forestry, Fishing 1,896 1,398 498| -26.27%
21|Mining 77 234 157| 203.90%
22 |Utilities 2,886 3,969 1,083| 37.53%
23|Construction 27,127 37,576 10,449 38.52%
31|Manufactiring 26,764 15,769 10,995| -41.08%
42 |Wholesale 17,904 19,902 1,998 11.16%
44 |Retail 65,074 73,486 8,412| 12.93%
48| Tranportation and Warehousing 5,537 8,935 3,398| 61.37%
51|Information 11,089 15,530 4,441 40.05%
52|Finance and Insurance 21,779 25,748 3,969 18.22%
53|Real Estate 9,805 14,731 4,926 50.24%
54|Prof., Scientific and Tech Svcs 25,345 36,406 11,061 43.64%
55|Management of Companies 10,141 16,799 6,658| 65.65%
56 |Administrative Svcs 46,999 43,417 3,582 -7.62%
61 |Education 5,156 9,864 4,708 91.31%
62 |Health Care 59,208 65,692 6,484| 10.95%
71|Arts, Entertainment and Recreation 12,367 16,627 4,260 34.45%
72|Accommodation and Food Svcs 40,841 54,686 13,845 33.90%
81|0Other Svcs 24,100 23,587 513 -2.13%
99 |Unclassified 750 115 635| -84.67%
TOTAL 414,845 484,471 69,626 16.78%
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GRAPH 2 (PAGE 17 OF TEXT)

AVERAGE MONTHLY EARNINGS
AND

AVERAGE EMPLOYMENT BY INDUSTRY SECTOR

PALM BEACH COUNTY, 2005
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TABLE 2 (PAGE 18 of TEXT)
AVERAGE MONTHLY EARNINGS AND AVERAGE MONTHLY
EMPLOYMENT, ALL INDUSTRY SECTORS
PALM BEACH COUNTY, 2005

Average Monthly | Average Employment
SECTOR Earnings
72 Accommodation and
Food Services $1,687.50 50.679
71 Arts & Entertain
$2,353.75 15,690
44-45 Retail Trade
$2,372.25 63,434
81 Other Services (except
Public Administration) $2.409.50 20.789
11 Agriculture
$2,410.75 6,815
56 Administrative and
Support and Waste
Management and
Remediation Services $2,683.25 49,841
61 Educational Services
$2,867.50 34,500
48-49 Transportation and
Warehousing $3,142.50 6,726
53 Real Estate
$3,147.00 14,016
21 Mining
$3,264.50 68
62 Health Care and Social
Assistance $3,397.25 68,766
23 Construction
$3,487.75 36,410
31-33 Manufacturing
$4,059.75 19,154
92 Public Admin
$4,153.50 24,997
42 Wholesale Trade
$4,340.50 20,865
54 Professional and Tech
Sves $4,607.50 36,733
51 Information
$4,645.50 11,318
55 Management of
Companies and
Enterprises $4,769.00 10,104
52 Finance and Insurance
$5,079.75 21,413
22 Utilities
$6,698.75 1,451
Average Earnings $3,578.89
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APPENDIX B

PALM BEACH COUNTY LAND USE MAP
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