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Jacksonville Industrial Land Use Analysis

I.    Introduction

MSCW’s Assignment

MSCW’s, Inc. assignment was toassist the City of Jacksonville inreviewing anddeveloping its long-
term strategies for assuring the present and future viability of its industrial and water
dependent/water related economic base. To that end, the processemployed wasas follows:

 To perform a background analysis of the industrial lands that have undergone change
from the industrial classification;

 Provide a regional context of the industrial sector, principally through stakeholder
interviews;

 Conduct a supply-demand analysis of the industrial sector to determine the City’s ability
to meet expected future demand;

 Present case studies of how other areas addressed the issue of the demand for
conversion of industrial lands; and

 Provide the City withpolicyrecommendations and development guidelines to protect
industrial uses and ensure compatibility with other non-industrial land uses.

Background

The City of Jacksonville’s short and long-termeconomic wellbeingis dependent upon its ability
to attract and retain industry.  Currently available data depicts Jacksonville’s (Duval County) per
capita incomeas being only at 96% of the US national average.This rate compares favorably to
Savannah (Chatham County) 95%, Charleston (Charleston County) 98%, and Norfolk(Norfolk
City) 82%.It does not compare favorably with other competing cities such as Atlanta (Fulton
County) 155%, Charlotte (Mecklenburg County) 120%, and Birmingham (Jefferson County)
108%.1 To address this issue, a partnership between the City of Jacksonville, the Jacksonville
Regional Chamber of Commerce, and WorkSource, established an initiative know as “ Blueprint
for Prosperity” that focuses on six essential areas: economic development, education, racial
opportunity and harmony, infrastructure, leadership and quality of life.

According to the Florida Agency for Workforce Innovation, 2004 Annual report, the average
annual wage in Duval County was $37,834.  In comparison, the average annual wage in Duval
County in Manufacturing was $44,419, and for Wholesale Trade it was $51,046.

1 U.S. Department of Commerce, Bureau of Economic Analysis, April 2005.
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It is estimated that in2004 that of the entire workforce in Duval County,  Manufacturing
accounted for 6.94%, Wholesale Trade 5.83%, and Transportation and Warehousing 5.89% of
all jobs.2  More indicative of these sectors importance to the City and the region is the example
from the Jacksonville Port where it is estimated that approximately 7,000 persons work in and
around facilities owned by Jaxport, which supports another 38,000 jobs indirectly related to
cargo and the cruise business.3

Duval County and the City of Jacksonville, which according to the US Census comprises about
95% of the County population,are expected to continuereceivingtremendous growth pressure.
This is well reflected in the February 2005Duval County population projections produced by
theBureau of Economic and Business (BEBR)at the University of Florida (SeeTable 1).

Table 1.  Duval County Population Projections (BEBR,February 2005)

Duval
County

2005 2010 2015 2020 2025 2030

Low 819,300845,600865,000879,200887,100888,500
Medium853,400917,900 977,9001,037,4001,094,3001,147,200
High 887,600992,6001,100,0001,214,1001,330,6001,449,600

Recognizing the strategic role that industry plays in the economic life of the City and the Region,
the City of Jacksonville has become concerned with assuring its long-term viability. To that
extent, MSCW has been engaged to analyze trends in land use and zoning changes as it has
applied to industry, assess critical opportunities and threats, and to evaluate the short and long-
term needs of the industrial sector.

2U.S. Department of Labor, Bureau of Labor Statistics QuarterlyCensus of Employment and Wages, 2005.
3Jaxport Quarterly, Vol. IV, No.2, Spring 2005.
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II.National Factors and Trends

It is important to understand how local conditions (context) are influenced by larger national factors
and trends. This section reviews those larger factors that appear to be having significant impact on
Jacksonville.

Industrial Location Factors

Today’s economy is and will continue to be influenced by the global market place. To that end, it
is expected that domestic manufacturing will continue the trend of relocating off-shore,
particularly to China and Southeast Asia. Consequently, there will be a complementary increase
in the volume of finished goods and component parts that get shipped to the US. This will drive
the continuing increase in the demand for warehouse/distribution/assembly/re-consolidation
centersand sitesthroughout the US, and particularly in and around port facilities.

Another factor influencing the demand for new and additional warehouse/ distribution and
related facilities is the consolidation that is occurring in the retail industry. This, in combination
with big box retailers,is resulting in the need for large regional distribution centers.

Many firmsareoutsourcing their warehousing and fulfillment functions to third party logistics
(3PL) firms, coupled with the necessity tospeed up delivery to the customer, together they are
having significant impacts on locational choices.  The authors Ron Ruberg and Saul Grohs in
their article “Trends In Siting Distribution Centers”4identify seven key trends that affect the
location decision process for evaluating distribution center sites.  A summary of theirpaper is
presented below.

1.Location decision-making is on a faster track than past processes.
The authors state that the cycle for site location for most companies has been shortened
to 6 months or less from the previous 1 to 2 years. In part this is attributable to
companies trying to meet Wall Street’s quarterly expectations by getting new facilities up
and operating as quickly as possible, and therefore adding to their bottom line.

2.Imports are increasing in importance, and at a rapid rate.
Imports from around the world, particularly from Southeast Asia and China will
continue to have an effect on the location of distribution centers in the US. This is
causing more and more companies to think about having distribution facilities in port
cities. When considering a port location, some unique locational criteria arise among
them the schedule of ocean freight carriers to that port, the port’s ability to efficiently
handle the cargo, andthe time required for the customs processing of the cargo.
Associated issues include the port’s commitment to infrastructure improvements and
growth.

3.Labor, in recent years, has declined as a key locational issue,butitwill becomean
essential factor again.A critical element in the decision process is evaluating whether the
local labor force is capable of supporting the operating needs of the company. Skill level,

4Business Xpansion Journal, 6/1/2005



8

quantity of labor, and wage rates all play an important role in the ability to operate ina
profitable manner. With the baby boomer generation beginning to reach retirement age
(every 8 seconds a boomer turns 60), a potential nationwide labor shortage is looming.
Areas that can demonstrate an acceptable labor pool will have a competitive advantage.

4.Larger, ready to go sites are needed for many projects.
A community can enhance its competitive advantage by having sites that are immediately
ready to start construction. This means a site should have the appropriate zoning, be free
of contaminants, hazards, out of the floodplain, and allow for construction without
having to significantly impact wetlands. Further enhancements would include adequate
utilities in place to support a distribution center of a size appropriate for that parcel.

5.Backhaul opportunities are becoming an extremely important location factor.
This is a question of more than just advantageous freight rates. The institution by the
federal government of lower allowable service hours for drivers has created a shortage of
drivers in the US.  Areas with good backhaul potential tend to attract
more trucking firms which increases a company’s chanceof getting consistent service.

6.Incentives are an increasingly important location issue.
As long as competition for projects remains strong, incentive programs will continue to
be a necessary factor in the location equation of distribution centers.

7.A growing number of communities are disinterested in distribution center operations
and this trend could continue to grow.Generally, warehousing and distribution centers
are not among the targeted industries of most communities. The associated wages in
these sectors are less that those of the high-tech sector. However, they do offer some
important jobs to those with less education, experience and skills that are seekingentry-
level positions that have an opportunity to progress to higher levels, particularly when
compared to low paying retail and service sector jobs.

Today thelocations of supply chain systems are being driven by the need for speedin product
delivery. Globalization is increasingly impacting the entire chain.As more and more goods or
components are manufactured overseas, particularly in China and Southeast Asia, port facilities and
the accompanying assembly and warehousing/distribution facilities are seeing increases in demand.
This need for access to suppliers and consumers is leading the site selection process. Airport access
and airfreight services become critical elements for those goods that have time-critical delivery
requirements. Shorter life-cycles, serves as another location factor, adding to the demand for high
through-put and close-in fulfillment centers.

Multi-modal transportation access is another major site factor, particularly forlarge distribution
centers. The ideal transportation gateway is one that offers rail, port, road, and air services.

At NAIOP’s (National Association of Industrial and Office Properties) Annual conference in 2004,
a roundtable discussion on logistics was held. Some of the key trends identified were:

1.The warehouse is no longer only a real estate decision. It is part of an integrated supply
chain and the siting of a warehouse on cheap, out of the way locations can wreak havoc
on the entire logistics process.
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2.Corporate strategy is to reduce the “cash-to-cash” cycle. In other words, there is a
financial cost to the company from the time it buys products until the time they sell it.
For example, Target has estimated that for every day it can reduce the movement of
goods, it can save about $100 million.

3.Technology enables companies to track what goods are selling and where. Therefore,
today’s warehouses operate on a flexible 24/7 basis. This is leading to an increase in
clashes between residential and warehouse uses.As a result, companies want to know
where these communities are in proximity to their proposed site prior to completing the
deal.

4.In a survey conducted in 2005 by the Center for Urban and Regional Policy,
Northeastern University, for the NAIOP Research Foundation, members of two major
professional industry organizations, NAIOP and CoreNet, were asked to rank the most
important factors considered by their corporate clients when selecting a new
manufacturing location.

5.As reported in NAIOP’s Development Magazine– Understanding Corporate Real
Estate, “Building in Flexibility in any New Manufacturing Plant” 2005,03, the NAIOP
results in theorder of importance were:

 On-site parking for employees
 Rental rates
 Availability of appropriate labor pool
 Access to airports/major highways
 Timeliness of approvals/appeals
 Competitive labor costs
 Traffic congestion
 Predictability and clarity of permitting
 Fast-track or concurrent permitting
 Land costs

In comparison, theorder of results from CoreNet members was:

 Rental rates
 On-site parking for employees
 Availability of appropriate labor pool
 Quality/capacity of infrastructure
 Undesirable abutting land use
 Timeliness of approvals/appeals
 Awareness of brownfields
 Crime rate in area
 Land costs
 Competitive labor costs

Other selected concerns of corporate tenants include:
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 Property tax rates
 Physical attractiveness of area
 Quality of schools
 Municipal reputation as a good place to live
 Proximity to restaurants and shops
 Cost of housing for employees
 Public transportation
 Proximity to research institutions/universities
 Availability of cultural/sports/recreational amenities

Another increasingly important factor in site location is the growing interplay between facility design
and parcel configuration.  For example, according to AMB Property Corporation, today’s
distribution processes necessitate that facilities be built to move rather than store goods. This has
changed building requirements from that of having “high ceilings and large, deep warehouses with
expensive racking systems for long-term storage” to “wide, shallow buildings with numerous doors
for loading and unloading– preferably cross-dock– for the immediate transfer of goods”.

In fact, Dr. Edward H. Frazelle, Ph.D., in the “2005 TLI/WERC Warehouse Benchmarking
Survey” found that the building length to width ratio of warehouses has a median ratio of 1.7 , and
an average ratio of 2.1 length to width. The Frazelle Survey proceeds to describethe “Perfect”
Warehouse as being:

“A building 600 feet long, 300 feet wide, 30 feet clear with 180,000 square feet in a rapidly
appreciating area inside a free trade zone within 24 hour delivery of all U.S. zip codes, in
close proximity to a highly skilled and motivated workforce, and within walking distance of a
major U.S. port.” (Frazelle, 2005)

Other factors affecting site location include:

 Operating conditions– those industries that have external effects on neighbors,
residents or businesses, (e. g., noise, vibration, odors, truck traffic, etc.), require
assurances that their operations will not be limited and/or forced to move due to
neighbor complaints.

 Parcel size– modern industrial sites not only have minimum size criteria , about 15
acres of developable land, but that their physical configuration is such that they can
accommodate the requisite building design and accompanying truck maneuvering
and storage space.

 Utilities– Large power or water users generally have utility requirements which
necessitate the appropriate facility size which are usually found in industrial districts.

 Access to Labor- the supply of an adequately trained, available, and motivated work
force is another important location factor.
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Industrial Classification of Facilities

Previously, industrial real estate was classified as one of three types: warehouse; manufacturing;or
Research and Development.  Today’s market place requires a more comprehensive system of
classification in order to more clearly define the types of uses. The Urban Land Institute in their
bookJust-in-Time Real Estate How Trends in Logistics Are DrivingIndustrial Development,
describes the new trend in classifying industrial property by six primary and 12 secondary categories.
They are:

 WarehouseDistribution
o Regional warehouse
o Bulk warehouse
o Heavy distribution
o Refrigerated distribution
o Rack-supported warehouse

 Manufacturing
o Light manufacturing
o Heavy manufacturing
o Airport hanger

 Flex
o R&D flex
o Office showroom

 Multi-Tenant
 FreightForwarding

o Truck terminal
o Air cargo

 Data switch center

All these facilities play an integral part in the supply chain system, some of which have unique
building and/or site requirements.A fewof the key features are discussed below:

Warehouse Distribution

 Regional Warehouse– Generally rectangular in shape, built for a single tenant,and usually
no larger than 100,000 squarefeet, with office space comprising 5 to 25 percent of the
facility.

 Bulk Warehouse– Usually over 100,000 square feet and ranging to over 1 millionsquare
feet. Extensive loading capacity with one dock space serving between 5,000 to 10,000 square
feet, with newer facilities having ceiling heights of 30 feet.

 HeavyDistribution– Primarily geared for distribution rather than warehousing, sizes
generally range between 100,000 to 500,000 square feet. Thepredominant feature is “cross
docks” (loading bays along more than one wall), and about one bay per every 5,000 square
feet or less.
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 Refrigerated Distribution– Are specialty buildings designed to store perishables for a short
period of time. Therefore, the design features are more distribution rather thanstorage
oriented.

 Rack-Supported Warehouse– These are combination buildings where the storage areas are
separated from the shipping areas. The warehousing portion is characterized by high ceilings
and racking systems, while the distribution portions aredenoted by automated, computer
operated cranes that pull the units from the shelves.

Manufacturing

 Light Manufacturing– Generally do not exceed 300,000 square feet and rely heavily on truck
transport. Each dock space serves about 10,000 to 15,000 square feet, and ceilings range
from 14 to 24 feet in height.

 Heavy Manufacturing– These facilities average about 300,000 square feet in size, with
ceilings that range from 16 to 60 square feet. They generally are more dependent on rail
transport, and accommodate businesses that produce parts and finished products.

 Airport Hanger– These are a specialized form of a manufacturing facility with the majority
of the space dedicated to plane storage, repair and maintenance. Loading docks are used for
the deliveryof plane parts and materials.

Flex

 R&DFlex– These are buildings that provide a combination of office space (usually around
25%) and laboratory/light manufacturing comprising the balance. Exterior appearance
features high-quality materials, and higher architectural design.

 OfficeShowroom– Are similar to R&D in that office space may comprise about 25% of the
space with show room and warehousing comprising the rest.

Multi-Tenant- These are buildings that are constructed to house a number of tenants and
functions including office and showrooms, production, storage and service operations. They are
generally designed as one-story buildings, 60 to 100 feet deep, and configured as L or U shaped.
Typical tenants occupy between 5,000 to 15,000 square feet.

FreightForwarding- Although an integral part of the supply chain, these activities rely less on
building space and more on areas for the transshipment of cargo. For example, typical freight
forwarding areas are rail yards where containers are off-loaded from trains onto trucks, orports
where containers are moved from ships to either trains or trucks. The supporting buildings are
primarily rectangular in size, with the length being greater than the depth so as to facilitate the
movement of freight from one side of the building to the other. The majority of the space is used
for sorting.

 Truck Terminal– These buildings are generally less than 50,000 square feet with an ideal
depth of 60 feet. Always cross-docked, the ratio of docks to square feet can be as high as
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one dock to 500 square feet of building space. Since movement, rather than storage is the
prime function, ceilings generally range from only 12 to 16 feet.

 Air Cargo– These facilities serve as the interface of transferring cargo from planes to trucks
or vice versa. A “typical” facility will be cross-docked, with the land side accommodating
heavy trucks, while the air side designed for smaller air-port type vehicles that can drive into
the building. The majority of the space is dedicated for sorting and packing.

DataSwitch Centers– These facilities generally serve the needs of companies that are engaged in
the provision of data center and back-up, and disaster recovery services.

In addition to the time and through-put factors affecting location and facilities design,there are
other trends impacting the site selection process. These trends  include the consolidating of smaller,
regional distribution centers by national marketers(e.g.Wal-Mart, Target, etc.) into “mega centers”
or “campuses”, and the fact that large public and private industrial real estate owners/developers are
building  facilities of  500,000 to over 1 million square feet.

An emerging trend, in reaction to 9-11, is the consideration of security in design and location.
According to Barry Wilkins, director of global transportation and supply chain security for Pinkerton
Consulting and Investigations, it is imperative that any company with flow-through merchandise
must have a secure perimeter. To this end, he advises that they erect a six foot steel fence, topped
with three strands of barbed wire. Vehicle entry must be controlled and thereshouldonly be a
monitored single entry and exit gate. Additionally, he recommends that there be clear sightlines with
low shrubbery, the building’s façade have minimal glass on the first level, and bollards or other
similar features to prevent vehicles from being able to be driven directly into the building. Other
measures would include the separation of employee parking lots from loading docks and truck
staging areas, as well as providing truck driver’s with their own lounge and restroom facilities. All
these security elements go to increase lot and building size. However, one of theprimary forces
behind these security featuresis the customers. In fact, a multinational group of 65 hi-tech
manufacturers formed the Technology Asset Protection Association (TAPA) which has set security
requirements for all cargo handling facilities owned  or operated by airlines, ocean liners, railroads,
trucking companies, 3PL’s, and freight forwarders. If the facility does not meet their requirements
and fails their risk audit, then that service provider is excluded from the members’ supply chain.

In summary, industrial location decisions are being driven by a set of criteria that values speed and
through-put. In other words, the need to move goods rather than store them is becoming
paramount, and underscores the need for easy accessibility to multi-modal transit. With  the ever
increasing globalization of trade, consolidation of  national retailers, and need for efficient assembly
and distribution of products to the customer, new facilities are requiring larger and more technically
sophisticated means for tracking, handling and shipping of goods. The necessity fornew security
measures are further augmenting these trends, making it  apparent that the demand for parcel sizes
of less than15 acres will continue to decrease in the foreseeable future. In fact with the emergence of
supplier parks, it could be argued thateven larger parcels will be increasing in demand.

Business Park Development Trends
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Business park development is also experiencing changes in character from what was the previous
model for their location anddevelopment. In fact, according to an Urban Land Institute Land Use
Policy Forum Report,Corporate Location and Smart Growth, April 2002, the following trends were
reported.

Commercial office space is no longer clustering solely in downtowns or secondary downtowns. They
are also moving to edge cities. These areas are defined as having about 5 million square feet of office
space and “begin with highway interchange, followed by office, retail, and residential development
that spreads outward in a low-density pattern.”

Another key factor that influences the site selection process is what is known as “knowledge
capital”. In other words a business’s decision to grow and invest in an area isdependent upontheir
ability to find and keep workers. Particularly in this global economy, U.S. cities must work even
harder to compete. As such, factors that contribute to an attractive quality of lifeare essential. These
factors include job opportunities for a two-worker household, housing value, and commuting
convenience. Additionally, on-site amenities from basketball and tennis courts, jogging trails,
restaurants, banks, and convenience stores are important amenities, particularly the further the office
is from an urban setting.

In an interview with Cornerstone, they related that in order for a business park to be  competitive, it
must be at least 50 developable acres in size.
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III.Local Factors and Trends

Trends in Industrial Investment

One of themajorstakeholders in Jacksonville as it pertains to economic development is
Cornerstone Regional Development Partnership. They are one of the primary players in the
marketing and development of leads and prospects, relationship building, site location, and
packaging of incentives.  Therefore, they are in the forefront of knowing what trends are occurring
in Jacksonville and the competitive market place. The following is a synopsis of an interview
conducted with Cornerstone representatives in June 2005.

Over the past 5 years the trend has been in the expansion of distribution, manufacturing, and
financial services sectors.Distribution centers, and manufacturing companies are tending to locate
to the Northwest, North side and West area of Jacksonville. Factors contributing to this trend are
close proximity to multi-modal transport (air, rail, and highways), and these areas have historically
been where these facilities have located.

Areas that are currently less attractive or capable of drawing industrial activity is the Southside
between Highway 9A and eastward. This is primarily due to the fact that most of the existing
industrial land in this area is already built-out, andof those that are remainingare further burdened
by the price premiumsfor this area.

The North side is burdened with land that has significant wetlands and other environmentally
protected areas. There is also strong localized objection to further industrial development, and
residential is perceived to generate greaterlocalsupport.

The Westside is deemed as being attractive to industry, however, concurrency issues are limiting the
area’scurrentcapabilities, and residential development is taking up the limited available capacity
within the urban areas.  The rural areas of the Westside offer the most significant opportunities for
industrial expansion

Targeted Industries

In 2002, a collaboration of JEA, Cornerstone Regional Economic Development Partnership, JEDC,
and others conducted a “First Coast Targeting Plan”. The process included comparing the First
Coast region’s industry mix to that of Florida and the United States. They evaluated potential growth
sectors by analyzing historical growth in businesses and employment by industry sector in Florida
and the Nation. The most active industries in terms of new and expanded facilities announcements
throughout the country were identified. Couplingthese analyses with  macroeconomic trends such
as the movement towards a knowledge-based society, aging of the population, and growing need for
security, they were able to match industries that were both growing locally and nationally with those
factorsinwhich the regionhasa competitive advantage. The resulting Target Industries sectors are:

 Information Technology
 Financial & Insurance Services
 Medical Products, Services & Research
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 Headquarters
 Aviation & Aerospace
 Distribution & Logistics
 SpecializedManufacturing (e.g., metal fabrication, machinery, electrical

equipment)
 Electronics & Semiconductors

(For a detailed account of the process and rationale for the targeted industries read the “First Coast
Targeting Plan” by Whittaker Associates, Inc. June 2002).

The areas that have been identified as being the primary industrial competitors to Jacksonville are:
Tampa, Orlando, Savannah, Charleston, Greenville, Atlanta, Birmingham, Nashville, Charlotte,
Raleigh, Norfolk, and Richmond.

One of the recent dominant trends seen in Jacksonville has been the construction of new “large
box” regional distribution centers of around 250,000 square feet.

Industrial Space and Land Supply

Absorption and Vacancy Trends

A means of examining the health of Jacksonville’s industrial sector isfacilitatedby analyzing what
has been occurring in the city as it relates to square feet of spaced added to the inventory, and the
trends in vacancy  rates.

As ofSeptember 2005, Jacksonville has approximately 82,956,014 square feet of industrial space
(industrial and flex). This is an increase of almost 4.6 million square feet from the start of 2001.
During this same time period, occupied square footage increased by about 3.9 million square feet so
that the vacancy rate has remained at approximately 6.0%

Flex space has increased from a total of 5,326,709 square feet in 2001 to 5,694,826 square feet in
September 2005.  Occupancy has changed from 84.5% to 82.1% as the square feet grewby about
368,000.

Warehouse inventory grew during this same time horizon by 2,831,767 square feet (36,918,951
square feet to 39,750,718 square feet). Vacancy went from 8.4% to 14.3% in the 3rd quarter of 2003,
and has declined to 9.1% in September 2005.

Distribution facilities have increased by almost 900,000 square feet rising from 2,664,255 square feet
to 3,502,577 square feet.  Similar to warehouse space, vacancy rates climbed from 8.3% to 28.7% in
the 3rd quarter of 2002, to a level of 9.8%.

Inventory of manufacturing space has remained almost static as only one largebuilding of 150,000
square feet was delivered to the inventory during the 4th quarter of 2001, bringing the total square
footage to 9,981,746.  Therefore, as of September 2005, it is estimated that there is vacancy of
30,575 square feet a rate of only 0.3%.
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Office space in Jacksonville hasshown weakness as the amount of space hasincreased from
26,030,288 square feet to 28,874,050 square feet.  Vacancy rates havesimultaneouslyincreased from
8.1% at the start of 2001 to a figure of about 14.9% in September 2005.

Submarket Trends

To better understand what is happening on a more localized basis, some of the more recent trends
in each of the City’sprimary submarkets will be explored.

The analyses in this study have generally employed the same four geographical submarkets as
utilized by Colliers International for Jacksonville: CBD; Northside; Westside; and Southside.
Therefore, a summary ofsome major findings fromtheir 2nd Quarter 2005 Industrial Market Report
for Jacksonville will be presented.

CBD

The CBD industrial area is principally situated along the St. Johns River, and primarily consists of
warehouse/logistics facilities, and marine terminal operations. With little available developable land,
new construction is not prevalent.However, a new project, the construction of a 550,000 square
foot dry warehouse facility (one of the largest on the East Coast) by ICS Logistics will help to
reinforce the downtown/Talleyrand area as a viable industrial district.

Northside

Until recently, the two large business parks, Imeson International Industrial Park and the
Jacksonville International Tradeport have seen the most new activity. Located north of Faye Road,
the 362 acre Northpoint mixed-use business park is a significant addition to this submarket. The
first phase is projected to have about 224,000outof a total of 3 million square feet of permitted
space.  Another major project is the announced $200 millioncontainerfacility that Mitsui O.S. K.
Lines Ltd.will be constructing on 158 acres at Dames Point. It is estimated that this will generate
1,800 port jobs, and another 3,800 related jobs, and may effectively double the ports container
volume. It is therefore anticipated that the Northside will continue to experience long-term
industrial growth as the combination of the Port, the Jacksonville International Airport, and good
transportation infrastructure, including I-95, make this an attractive area forthe expansion of
warehouse/distribution activities.

Southside

Development in this submarket continues to be strong. Currently it has the greatest amount of
existing and planned flex space ( 18.87 million sf of warehouse and 3.06 million sf of flex space).
Recent activity includes the construction of 52,808 square feet in two buildings of office-warehouse,
and planned development of another 56,925 square feet of industrial space by Group IV Avenues,
Inc.. Flagler Development Company’s 151,200 square foot office-warehouse in their Flagler Center
is scheduled for completion by the end of 2005, with Baker Distributing Companying occupying
most of the complex for its corporate headquarters. The demand for this area is reflected in the
lease rates which are some of the highest in the City. It is reported that flex space is leasing out at
$8.85 per square foot on a triple net basis, while warehouse/distribution is commanding rates in the
$4.50– $4.75 per square foot range (triple net).
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Westside

This is Jacksonville’s largest industrial submarket with over 31 million square feet of industrial space.
The majority of the inventory is manufacturing and distribution facilities.  The PatilloCompanies
recently built an 81,109 square foot, single-tenant distribution center in its Westside Industrial Park.
They are also completing a 126,740sf warehouse. The Westlake Industrial Park is the site of the new
Standard Precast, Inc. 50 acre, 122,048sf manufacturing plant.

Pressures for Land Use Change

The demand for land is related to the services it provides.  As a high growth area, the City of
Jacksonville is experiencing increasing demand for raw land to be used for residential, commercial,
and industrial uses.

Residential Building Permits

Within a high growth area, housing typically represents the most consumptive use of the land
resource.  As the demand for housing in the city increases, the price of housing increases, causing
developers to buy more land to build more houses.   The increase in demand for land increases the
price of land.  Indeed, residential building permit issuance in the City of Jacksonville has been
increasing since the year 2000 with over 9,000 residential units permitted in 2004.  Building permit
activity is summarized in the Table2and Figure1below.

Table 2.

City of Jacksonville
Annual Building Permit Data

SF Units
MF
Units

Total
Units

1999 3878 2278 6156
2000 3497 2090 5587
2001 4832 1765 6597
2002 5397 2612 8009
2003 5766 2386 8152
2004 6067 3048 9115
2005 (as of July) 4568 3047 7615

Figure 1.
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Analysis of Industrial Land Use Changes

The City of Jacksonville, like many other municipalities in Florida, is experiencing tremendous
population and growth rates.  According to the U.S. Census Bureau, the population of Jacksonville
grew by nearly 50% from 528,865 to 778,879 from 1970 to 2000.  Population estimates by the City
of Jacksonville’s Planning and Development Department project that the population will rise to just
over one million residents by the year 2010.

Jacksonville’s proximity to the water was established as a valuable asset early in its history. The need
for port facilities to capitalize on the City’s location was also recognized early on and was an
important component of the City’s development.  Construction of facilities that would serve water
related industry and businesses began as far back as 1880, and in1912 Jacksonvillebuilt its
municipal docks.  With the completion of a railroad in 1860 Jacksonville cemented its position as a
distribution center.  The railroad later became a part of the Seaboard Air Line System.

The 1931 Comprehensive City Plan of Jacksonville noted that after experiencing an average decade
percentage population increase of approximately 92% since 1850, the rate of growth began to
decrease.  The Comprehensive Plan reads “It is difficult to say that Jacksonville has reached its
period of diminishing rate, but unless some concerted, whole-hearted effort is made to develop
industry, the port activities and agriculture the time of diminishing rate is not remote.”  Even in
1931, Jacksonville’s economic dependence on industry and port related activity was fully recognized.
Early on, in fact, the layout and growth pattern of the city was divided according to railroad
properties and main highways.
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Today, development pressures have forced the City to analyze and understand if there are sufficient
lands designated for industrial uses set aside in the City to accommodate for future industrial
growth.  Industrial land uses are a significant part of the City’s overall economic base.  With each
Comprehensive Plan amendment cycle, there are requests to modify the Future Land Use map by
converting industrially-designated lands to other land uses.  The City must balance the overall
number of acres converted, as well as the types of industrial lands converted with associated
contiguous acreage, with anticipated long-term future growth to support its current and long term
economic goals.

Amendments to the Future Land Use Element are received on a semi-annual basis to the City of
Jacksonville’s Planning Department.  In the 2004D– 2005A, D amendment cycles, a total of
seventeen amendments requesting an industrial land use change were received by City of
Jacksonville’s Planning Department.  Six out of the seventeen amendments are requesting
conversion from light industrial (LI) to other land uses including Low Density Residential (LDR),
Medium Density Residential (MDR), Business Park (BP), Residential/Professional/Institutional
(RPI), and Community General Commercial (CGC).  These subject sites range in size from nearly 27
acres to just over 376 acres.  Three amendments are requesting a change from Water
Dependent/Water Related (WD/WR) to CGC.   These sites range in size from 17 acres to 62 acres.
Sevenamendments, ranging in size from approximately 4.5 acres to 68 acres, are requesting a land
use change from BP to land uses including High Density Residential (HDR), MDR, CGC and RPI.
Only one amendment is requesting to convertto LI from Agricultural.  A Florida Rock concrete
batch and asphalt plant is proposed for this 197-acre site.  The acreage of the subject sites are an
important criteria in weighing approval or denial of the proposed land use change.  According to
industrial developers, for a property to be a viable light industrial site, it must be greater than 15
acres; for a viable business park site, the property must be greater than 50 acres.  Since size is a
limiting factor in the viability of these types of industrial properties, an attempt must be made to
preserve properties meeting that criterion.  Other criteria utilized by the City include proximity of
subject area to major transportation networks and adjacent land uses.

Table3.  Land Use Transition Matrix

to 2005 FLU

1991 FLU Losses
Net
+/-

from HDR MDR LDR RC NC CGC RPI
MDR/

RPI
LDR/
MDR CBD

WD-
WR BP HI LI

from
1991-
2005

1991-
2005

HDR 0.0
MDR 0.0 1,012.9
LDR 429.2108.8614.51,152.4318.0
RC 0.0 482.3
NC 10.2 10.2 -7.2

CGC 15.0134.118.9256.4424.41,107.6
RPI 67.0 64.6 131.6423.1
CBD 0.0 0.0

WD-WR 4.3 93.2 120.4 201.118.9331.2769.0-754.0
BP 463.0331.837.72.3 1,189.8233.518.8 2,276.9-
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1,445.5

HI 8.2 91.0 1.0 15.8 116.030.5

LI 537.4954.4444.60.7 220.8305.5 285.2 2,748.5
-

1,471.7

Gains from
1991-2005 1,012.91,470.4482.33.0 1,531.9554.718.8 285.20.0 15.0831.4146.51,276.87,628.9-304.0

For purposes of chronicling land use changes, conversions of industrial related land uses over the
fourteen year period from 1991-2005 were tracked.  The basic resultsof this study are summarized
in a ‘from-to’ matrix of land use change from 1991 to 2005.  A square matrix is produced with the
land use categories and acreages listed for 1991 on the vertical scale and the same categories for
2005 on the horizontal.  Row values show the losses from 1991 in each use to the 2005 uses at the
column heads.  Conversely, column values show the gains in 2005 from each of the 1991 uses in the
row stubs.  Net losses are summarized in the last column, where the total losses column is
subtracted from the total gains row.

In analyzing the preservation of industrial lands, heavy industrial (HI) acreage must be addressed.
Currently policies exist to incorporate light industrial land uses into other land use categories, such
as business park and commercial sites.  Strategically this is done to ensure the longevity of light
industrial lands, which as previously noted, is significant to the City’s economic base.  Through
Objective 2.4, policy 2.4.5, heavy industrial land uses which are water and transportation dependent
are given priority in development approvals in areas designated Water Dependent/Water Related
(WD/WR) on the Future Land Use map.  In addition, HI land uses in proximity to WD/WR uses
should also be given priority.  Inorder to fully realize the land use as HI, the contiguous acreage of
the property must be large enough to support that type of industry.

Between 1999 and 2005, industrial lands changed from the following:

Table 4.

Industrial Related Property by Land
Use 1999 Acreage2005 Acreage

Business Park 8,380 7,393
Heavy Industry 10,370 10,353
Light Industry 20,901 19,612
Water Dependent/Water Related6,028 5,732
Mixed Use Not calculated5,063*

*Mixed Use lands containing industrial land use designations only (Cecil Field and Westport
developments)

In addition to the Comprehensive Plan policies which serve as guides to land use changes,
supporting studies/documentation which address long term development and economic goals for
the City must also serve as guiding policy.  The North Jacksonville Shared Vision and Master Plan
(Ordinance 2003-1048-E) addresses the negative growth trend in the North Jacksonville area due in
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part to the area’s industrial quality and lack of amenities for residents.  The North Jacksonville area
in part lies within the City’s Suburban Service Area.  One strategy identified in the plan for
increasing growth, and therefore the economic base of the area, is to incorporate master planned
communities and to create a mixed use “North Jacksonville Town Center” which would serve as the
focus for the area.  The first Planned Unit Development, a 350-acre site with residential, retail, office
and entertainment uses, within the town center has been approved and construction began in2005.

Studies and plans such as the North Jacksonville Shared Vision and Master Plan should be assessed
along with the Comprehensive Plan policies relating to industrial lands and forces the need to
address amendments on a case by case basis.  For example, Amendment 2004D-010-6-11-316 is
requesting a land use change from LI to MDR.  The 117-acre subject property is located in the
North Jacksonville region discussed in the Shared Vision and Master Plan, just southwest of the I-95
and Pecan Park Road interchange. The 117-acre subject property is within close proximity to I-95, a
major transportation network and an ideal site for a LI business.  However, the site is located
approximately 2.5 miles from the proposed North Jacksonville Town Center.  With the
development of the town center, the character and design is expected to be significantly changed
making it more amenable to residential development and supporting land uses.  The
recommendation to approve this land use as MDR with an associated zoning ofPlanned Unit
Development is consistent with the City’s vision for North Jacksonville as well as the promotion of
infill development within the Suburban Service Area.
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IV.Industrial Land Use Demand

Economic Growth in Jacksonville MSA

The Jacksonvilleeconomy is expected to continue on a stable expansionary path.  Figure 2 depicts
Economy.com projections of Gross Metro product for the Jacksonville MSA.  These projections
extend to the year 2009.  These estimates are presented in chain-weighted dollars and represent the
sum of all income produced in the MSA, including corporate profits.

Figure 2.  Gross Metro Product Projections for Jacksonville MSA
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When looking at the Jacksonville market, it becomes apparent that the “Industrial Market” is
significantly larger than “Office Market”.  In fact, according to a report prepared by Robert Charles
Lesser & Company, LLC in April 2002, the Jacksonville office market contained about 23.4 million
square feet of Class A and Class B office space. In comparison, there was approximately 80.0 million
square feet of industrial space, of which about 60% was warehouse space, 27% distribution, and
10% flex/light industrial.

As of the second quarter of 2005, Class A and Class B office space has grown to approximately28.9
million square feet in Jacksonville. Industrial space has increased to an estimated 86.3 million square
feet, with Flex/light industrial only accounting for 5.8 million (6.7%) square feet.

Industrial Space Demand Analysis
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The modeling of industrial space demandisnot an exact science.  The lack of a clearly defined
relationship between available data (e.g., employment) and the need for industrial space represents
the core hurdle.  For instance, while it is reasonable to postulate that job growth in manufacturing
and warehousing sectors will increase the demand for industrial space, the scale of this expected
increase is difficult to ascertain with much certainty.  The reason for this is that industrial space
needs are more closely aligned with product and distribution methods than with persons (i.e., jobs).
Recognizing this, it is important to heavily weigh assessment(s) of economic growth trends despite
these assessments being more qualitative and macro in nature.Irrespective of these limitations, the
purpose of thissection is to develop projections of anticipated industrial need (demand) for the City
of Jacksonville that will allow for the calculations that convey the relative level of and time frame of
the supply-demand of industrial lands.

This analysis ispresentedbelow.First,a brief outline of macroeconomic expectations for industrial
markets at the country, state, and local level are provided. Next, employment based projections of
industrial space demand are developed for the City of Jacksonville.Then per-capita based
projections of industrial space demand are developed for the City of Jacksonville.  Concluding
comments and analysis arethenpresented.

Projections of Industrial Land Demand

The City of Jacksonville maintains aLand Use Acreage Allocation Analysis, commonly referred to as
Table L20, as part of their comprehensive planning process.  Table L20 provides projections of
future need for each Future Land Use (FLU)category, including industrial uses.  A recent editionof
the Table is included below.
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Table L20
Land Use Acreage Allocation Analysis For

2010 Comprehensive Plan's Future Land Use Element

Type of
Land Use
Category

FLUMs'
Allocated
Acreage

Developed
Acreage*

Developable
Acreage**

Un-
developable
Acreage***

2005
Acreage
Need

2005
% of
Need

2010
Acreage
Need

2010
% of
Need

2015
Acreage
Need

2015%
of

Need
AGR-I 20,975.002,329.9011,421.967,227.752,403.51572% 2,671.03515% 2,802.15491%
AGR-II 52,016.463,989.9422,141.2130,497.894,116.00523% 4,574.14470% 4,798.68448%
AGR-III 50,277.968,081.2626,808.4621,853.568,336.58341% 9,264.48307% 9,719.27292%
AGR-IV 17,125.307,473.705,168.714,605.127,709.83162% 8,567.97146% 8,988.56139%
BP 7,307.172,110.582,787.712,603.502,177.26216% 2,419.60 194% 2,538.38185%
CBD 1,675.95785.07 186.21 745.79 809.87115% 900.02103% 944.2099%
CGC 20,353.698,703.173,839.587,382.568,978.14144% 9,977.45130% 10,467.24124%
CSV 24,454.792,494.18 0.00 15,621.752,572.98343% 2,859.36309% 2,999.73294%
HDR 60.00 31.29 2.90 21.48 32.28119% 35.87107% 37.63102%
HI 10,314.083,399.254,231.062,723.103,506.64216% 3,896.95195% 4,088.25186%
LDR 139,937.9873,660.4724,073.4741,629.5575,987.69129% 84,445.53116% 88,590.89111%
LI 19,450.266,723.21 7,325.396,576.246,935.63186% 7,707.60167% 8,085.96159%
MDR 23,399.6712,407.504,387.386,507.2712,799.50132% 14,224.16119% 14,922.41113%
MU 21,164.515,779.113,947.748,487.145,961.69213% 6,625.26191% 6,950.49182%
NC 772.14 278.24 201.05 239.18 287.03186% 318.98167% 334.64159%
PBF 40,179.7923,472.840.00 16,640.5524,214.4497% 26,909.6487% 28,230.6183%
RC 1,210.00604.65 319.77 285.53 623.75148% 693.18133% 727.20127%
ROS 8,677.412,044.71 0.00 3,035.172,109.31267% 2,344.09 241% 2,459.16229%
RPI 9,893.223,197.653,477.523,087.373,298.68206% 3,665.84186% 3,845.79177%
RR 17,797.456,656.447,471.494,792.066,866.74189% 7,631.05170% 8,005.65162%
WD-WR 5,609.182,650.152,007.551,314.192,733.88157% 3,038.18141% 3,187.32135%

Totals:492,652.01176,873.31129,799.16185,876.71182,461.43 202,770.37 212,724.19

Source:  Planning and Development Department, City of Jacksonville- August 23, 2005
Notes:

*All parcels with a structure (building value >$5,000)
**All properties have no building value, no wetlands, and are >1 acre
***All wetlands, water, and right-of-way
CSV, PBF, and ROS are assumed to not be developable
Land area required assuming current densities:  % of Need = (Allocated Acreage- Undevelopable Acreage)/Need

Acreage statistics are current through August 23, 2005 for Semi-Annual Adoptions 1991A to 2004E Series,  Semi-Annual Transmittals 2005A & 2005B, Dri-Related Adoptions 1999F-001 to 2004F-002 and
Small-Scale Adoptions 1993S01 to 2005S28.

Table L20 projections (to year 2015) are deemed reasonable and reliable when tested against an
independent analysis-one that utilized a per-capita approach to project future demand.  For
purposes of assessing future demands, however, Table L20 lacks a sufficient forecast horizon and
does not take into consideration market factors.  For these reasons, Table L20 projections were
extended utilizing a simple regression model where timerepresents the independent variable.This
enablestheextension of the demand growth trend beyond 2015 to a forecast horizon of adequate
length-projections to the year 2100.  It is necessary to extend the forecast horizon (95 years) in
recognition of the comparatively longer development time frame associated with industrial land uses.

Next, a market factor is applied totheseprojections ofindustrialsupply anddemand.  A market
factor is applied to demand (red columns) in order to ensure adequate choice and the efficient
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functioning of land markets.  This market adjusted demand is represented by a yellow line.  Similarly,
it is appropriate to make real adjustment to supply (blue column).  While demand was adjusted
upward in recognition of marketallocation, supplyis appropriatelyadjusted downward in
recognition of physical constraints (blue line).  This estimate of real supply attempts to recognize
that physical constraints andthe inexact match between what a potential industrial userdesires and
what is available serves to limit the real supply of industrial land.

The results of this analysis, for each industrial land use designation, are depicted in
Figures3-6.

Figure3.

Business Park (BP) - Demand Projections
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Figure 4.
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Heavy Industrial (HI) - Demand Projections
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Figure 5.

Light Industrial (LI) - Demand Projections
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Figure 6.
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Water Dependent/Water Related (WD/WR)
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Figures3-6 provide valuable insights into future needs for industrial land.  Within each figure, a
market build-out (MBO) and physical build-out (PBO) time period are shown.  Physical build-out
will occur when the respective demand and supply columns match height.  Market build-out occurs
at the intersection of the real demand and supply lines.  While physical build-out will not likely begin
occurring until 30 years (forHeavy Industrial)from the date of this report,market build-out will
occur much sooner.  In fact, when considering market factors, WD-WR industrial land uses will
begin to face market build-out in as little asfive years.For Light Industrial, projected MBO is
around 2025, and PBO about 2060.  If Cecil Commerce Center north’s land designated as
“Manufacturing” is added to the LI inventory, then its estimated 1,269.6 developable acres would
shift the MBO to about 2030, 5 additional years, and the PBO to around 2070.
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V. Recommended Policies

Summary of Overriding Issues:

As the City of Jacksonville continues to grow, its leaders desire to enhancequality of life and assure
economic viability as it evolves into a first tier City.Unlike many other cities in Florida, the City of
Jacksonville has not overly relied on tourism related growth and has unique attributes that have
resulted in a more diverse and sustainable economic base. The City’s port facility and privately
owned industrial sites on deep water access will benefit from the lack of capacity at west coast ports
and will become a key component of the City’s economy.  These sites and facilities are tied to
excellent rail facilities and interstate highways that provide market access to Florida’s rapidly
expanding growth, to the Southeast Region and even to the Northeast Region.

The City of Jacksonville, along with the State of Florida, has done a good job of creating jobs, but,
in order to enhance the quality of life, the City is now focusing on creating higher paying jobs in
targeted industries as follows:

 Information Technology
 Financial & Insurance Services
 Medical Products, Services and Research
 Corporate Headquarters
 Aviation and Aerospace
 Distribution & Logistics, including assembly and reconsolidation
 Specialized Manufacturing
 Electronics & Semi-conductors

Market forces favoring short term residential demand rather than long term industrial demand has
lead to a trend of conversions of industrial land use.  Industrial lands have been converted to other
land uses, but the most aggressive and potentially harmful change is to residential land use because
there is no long term job creation.

The City is questioning the potential long term negative impacts of losing industrial lands on the
City’s ability to create future higher paying jobs.  The City has four (4) different Future Land Use
designations to accommodate job growth as follows:

 Business Park
 Light Industrial
 Heavy Industrial, and
 Water Dependant/Water Related

Some targeted industry jobs will occur in future land use designated areas such as Water
Dependant/Water Related and Heavy Industrial that have limited and diminishing supply, and are
not easy to increase the supply.
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Some of the targeted industry jobs can occur on lands that have and adequate supply and can be
easily provided by designating a future land use of Business Park.

In the case of Light Industrial Land Use, the City’s supply is for approximately 20 years, but
additional designations of Light Industrial are also difficult within existing urbanized areas.

Within this background of competing market dynamics and public policy, the City is grappling with
thequestionofwhether there really is enough industrial land to meet needs for the four categories in
the near term, during a normal 20 year planning period, andeveninalonger term.

Historically, Jacksonville created a more than adequate supply of industrial land use.  This occurred
because industrial land use grew slowly as the City grew when jobs were needed in close proximity
to labor force and industrial land location responded to very strong transportation requirements for
water, rail and highways. Industrial land use was also applied to left over land that was not deemed
suitable for anything else. In some instances industrial land use was misapplied to older
neighborhoods in the belief that these areas would redevelop from existing housing stock to vibrant
business areas without companion public redevelopment initiatives.

This combination of factors has created an allocation of industrial land that is commonly perceived
as adequate for the future twenty (20) year planning period needs in aggregate numbers.  This
perception of aggregate sufficiency, however, did not adequately reflect the subtraction of acreages
that are not actually usable land for certain industrial businesses including:

 Environmental lands.
 Inaccessible lands.
 Lands identifiedas developed for industry, but which are essentially under

developed to the point of being practically vacant.
 Brownfield lands requiring expensive and time consuming clean up
 Lands sized inappropriately.

 Light industrial sites less than 15 usable acres arerarely suitable for most
business applications.

 Lack of 50 acre business park sites to market to developers.
 Heavy industrial sitesless than 10 usable acres are rarely suitable for most

business applications.
 Lack of mega sites (>800 acres) for large employers.

History informs us that markets change over time. Residential demand is strong today, but other
land use demands may be stronger in the future and land available for the creation of jobs will
always be needed.  What is different in Jacksonvilleis that the City is expected to build out in the
coming 20 to 30 years and the demand for residential lands will remain strong. Thus, pressures for
conversion of industrial lands are not expected to abate but intensify.  This implies that loss of
industrial lands may be a permanent loss as the City builds out and is forced to utilize redevelopment
and infill astheprimary vehicles to accommodate growth.

What is certain is that as cities build out, some types of industrial land uses are not as easy to
recreate as others.  Because of such factors as: geographical and environmental constraints;
NIMBYism; and the auto dependant development pattern being created in the urban fringe areas,



31

major new port, airport and major rail facilities are either not or seldom being created.  Thus, it is
not likely that new heavy industry or water or airport dependant land use will be created in any
significant degree in the long term future.  Thus, the demand for these lands needs to be viewed as
extremely long term and not on a twenty year horizon. For water dependent/water related, heavy
industry, and certain areas of light industry, the protection of existing assets for the very long term
appears to be the appropriate strategy to insure long term growth in target industry jobs.

JaxPort andtheJacksonville Aviation Authority lands are considered the City’s major seed corn for
long term future job creation. Cecil Field is considered by many to be the City’s Crown Jewel for
future airport economic development and is a potential Mega site available to land a very large scale
industry. As such, port facilities and airport facilitiesthus creates appropriate locations for industrial
lands that are not predicated on a demand analysis but on using land use patterns to protect these
facilities from encroachment of incompatible uses.

There is a recognition that shortages exist in certain sub-market areas of the City for certain types of
industrial uses, such as business park development where it is predominantly built out and no new
sites will be available.   Conversely, the community of North Jacksonville believes that their area
contains far more industrial land (especially heavy industrial land) than is required for their own
future growth.   Obviously, the City can not afford to view all future industrial requirements on a
sub-city basis because some demands, especially for heavy industry, water dependant industry, and
airport related industry are less tied to local population growth and more related to infrastructure
location and regional and national economic factors.

Because the City is approaching build out, its Greenfield lands are a limited and increasingly valuable
resource that will not only be used to accommodate new growth, but properly planned can improve
the quality of life and provide quality jobs for the City as it matures. Any significant growthof light
industry will probably occur in green field areas beyond existing urban areas.  Significant amounts of
light industry/business park areas can be created beyondthe urban fringe though appropriate land
use strategies, if undertaken now, before the NIMBY phenomenon occurs.  Thus, the western and
northwestern area of the City should be viewed for opportunities for creation of industrial types of
future land use.

Effectiveness of Existing City IndustrialLand Use Policies:

Generally speaking, Jacksonville’s current Comprehensive Plan– Future Land Use Policies on
location and protection of industrial land use could be effective, if followed.   Some of the policies
could be modified to be more effective and some new policies could be adopted to add a measure of
protection for certain industrial land uses that require a very long term view.

Policies that appear to not require modification are as follows:

2.4.4Protect the Port of Jacksonville from new encroachment by
incompatible land uses such as residential, through designation of
existing and future port and port-related areas as Water
Dependent/Water Related on the Future Land Use Map series, and
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implement Land Development Regulations supporting such
designations through the Planning and Development Department.

2.5.2Continue to participate in reviews of development plans for
Jacksonville International Airport and support opportunities for the
development of adjacent light industrial and commercial uses.

3.2.1The City shall promote, through the use of development incentives
and other regulatory measures, development of commercial and
light/service industrial uses in the form of nodes, centers or parks,
while discouraging strip commercial development patterns, in order
to limit the number of curb cuts and reduce conflicts in land uses,
particularly along collectors and arterials.

3.2.7The City shall implement the locational criteria of this element for
commercial and industrial uses consistent with the character of the
areas served, availability of public facilities, and market demands.

3.2.12The City shall designate areas inappropriate for less intense
development due to conditions such as excessive noiselevels and
incompatible surrounding land uses for intense commercial and light
industrial use. Require that these intense commercial uses are
appropriately buffered from adjacent residential or retail commercial
development. Uses in the airport noise/accident zones and other
restricted use areas however, shall be guided by the provisions in the
Land Development Regulations for such areas.

3.2.17The City shall, require the Land Development Regulations to include
incentives for new industry to locate inthe form of industrial parks,
centers, etc., in areas shown for industrial use on the Future Land
Use Map series. Allow light industry to locate as a supporting use in
mixed use PUD's outside areas designated for industrial use when the
locational criteria and other provisions of this element, and all
applicable development regulations are met.

3.2.18The City shall permit business parks in locations adjacent to, or near,
residential areas, subject to applicable Land Development
Regulations.

3.2.19The City shall prohibit expansion or new development of non-
industrially designated land uses in industrially designated areas unless
the use is determined to be an accessory and complementary use to
the industrial area, unless otherwise provided for herein. Amend the
Land Development Regulations to include standards and/or criteria
for location and intensity of these types of non-industrial uses.
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3.2.20Residential uses shall be classified as non-conforming uses within
industrially designated areas, except in the case of designated
residential enclaves as defined in this element.

3.2.21The City shall permit development of waterfront dependent and
transportation related industrial uses in areas designated Water
dependent/Water related on the Future Land Use Map series.

See Policy 2.4.5 below

3.2.22The City shall develop through the Planning and Development
Department and implement strict performance standards for any
industrial use located adjacent to any water body. Ensure that
industrial development in the Water dependent/Water related plan
category areas is in conformance with the Ports, Aviation and Related
Facilities and Conservation/Coastal Management Elements.

3.2.23The City shall establish an industrial land use data base through the
Planning Department and update it on a regular basis to monitor
industrial development in the City, and to project the amount of land
and public facilities needed to accommodate future industrial uses.

3.2.26The City shall encourage industrial uses to relocate from
predominantly non-industrial areas through the use of incentives,
such as, but not limited to, tax incentives and transfer of
development rights.

Policies that appear to require modification are as follows:

3.2.24 The City shall permit only commercial and industrial activities in the
Rural Area that provide agriculture and silviculture related goods and
services, or serve the needs of the rural population.

Issue:The City is building out and any future additions to the long
term supplyof industrial lands will most easily be accommodated in
the green-field areas currently considered rural.  This policy does not
reflect the rapid growth and expansion of urban development
expected and currently rural land is the most likely area availablefor
creating future industrial supply.  The policy should be deleted and
replaced.

See Policy # 3 below

2.4.5Give priority in development approvals to waterfront dependent and
transportation related heavy industrial uses in areas designated Water
Dependent/Water Related on the Future Land Use Map series.
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Issue:The City is basically very close to running out of Water
Dependent/Water Related lands,and needs to protect and enhance
this asset.  This policy is not strong enough and needs to be deleted
and replaced

See Policy # 4 and 4a below.

1.1.10Promote the use of Planned Unit Developments, cluster
developments and other innovative site planning and smart growth
techniques in all commercial, industrial and residential plan
categories, in order to allow for appropriate combinations of
complementary land uses, and innovation in site planning and design,
subject to the standards of this element and all applicable local,
regional, State and federal regulations.

Issue:The basic thrust of the policy is appropriate,but does not
reflect the complexity of creating appropriate mix of uses in the
various categories of future land use:  Water Dependent /Water
Related (WD/WR), Heavy Industrial (HI), light Industrial (LI) and
Business Park (BP).  Additionally, the BP use is being uses as a
disguise to actually permit multifamily residential use.  The policy
should be amended to provide some more specific guidance.

Policy Recommendations: Amend policy to add:
 The BP category may include a limited percentage to

accommodate amix of uses to serve the project including
a small percentage of the site for higher density
multifamily residential to provide employee housing for
the project.

Recommended New City Policies:

1.  Issue # 1:Airports are a major asset for future job creation and surrounding
lands require protection from encroachment of incompatible uses in order to best
serve the City.  The City is considering amending The City Zoning Code Chapter
656 to create runway safety areas and runway protection zones to require clearing of
incompatible objectsand development,and prohibit residential uses and businesses
and facilities providing for public assembly.  Additionally, the City is considering
establishing an airport compatibility use area within the 60 decibel noise contour
around all airports.

Policy # 1:  The City shall adopt the recommended zoning amendment to
Chapter 656 including creating the airport compatibility use area within the
60 decibel noise contour in order to achieve the following:
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 New incompatibleuses such as residential use and places of public
assembly shall not be permitted.

 The City shall work with existing land owners to replace incompatible
land uses with compatible uses.

2.  Issue # 2:The Industrial land use allocations in some of the City’s land use
categories in the Comprehensive Plan are not sufficient for the long term when
modified to adjust for underdeveloped, inaccessible, unusable and unmarketable
lands as described in the Industrial Land Use Analysis Report.

Policy # 2:  Based upon the findings of the Jacksonville Industrial Land Use
Analysis, the City shall update its comprehensive inventory and mapping of
industrial lands and make the appropriate modifications for lands that are
environmentally unsuitable, underdeveloped, improperly sized, have poor
accessibility and to reflect a market adjustment to provide choice and the
efficient functioning of land  markets.

3.  Issue # 3:  Based upon the findings of the Industrial Land Use Report there is a
need to create additional Light Industrial Land Use.  When looking at the longer
term there is a need to create additional Business Park Land Use. The most likely
area for creation of new industrial lands is green field lands in the western portion of
the City.  This should occur during the next major Comprehensive Plan
Amendment.

Policy # 3:   Additional Light Industrial Land Use shall be designated in the
area located between I-10 and US-90, from the parcel just east of the Winn
Dixie warehouse to the County line, and an area west ofSR301 and south of I-
10, to be permitted as Planned Unit Developments.

Policy # 3a:  New development that is allowed as Master Planned
Communities (MPCs) and permitted through the City’s PUD shall be required
to provide a target industry job creation area in the form of:

 A Business/Office Park component, or
 A designated Office component of  a village center, or
 Some combination of the both.

4.  Issue # 4:  WD/WR lands represent a finite acreage.  Port related operations are
vital to Jacksonville’s industrial economic strategy as the City positions itself as a key
player in the Asian and North American markets.   In addition to sites designated as
WD-WR, surrounding land with access via major roadways or rail should be
preserved for support of WD-WR land uses.

Policy # 4:  Areas designated Water Dependent/Water Related on the FLU
Map series that are located to the north of the Mathews Bridge should be
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preserved and designated a FLU Overlay Zone titled “Water
Dependent/Water Related Sanctuary” and only waterfront dependant and
transportation heavy industrial uses shall be allowed.

 Additionally, areas within 300 feet of the Overlay Zone shall be
designated “Water Dependent/Water Related Sanctuary Buffer” a
FLU Overlay Zone in which, no new incompatible land uses shall be
approved.

Policy Option # 4a:  The area designated Water Dependent/Water Related
and the adjacent and surrounding industrial lands that support these facilities
shall be designated a FLU Overlay Zone titled “Water Dependent/Water
Related and Industrial Sanctuary”.   Within the Overlay area no reduction in
industrial land uses shall be allowed.

5.Issue # 5:The City has a finite inventory of Heavy Industrial lands and is
unlikely to be able to create new Heavy Industrial land use areas.The City has a
limited and diminishing supply of light    Industrial land use.

Policy # 5:  Heavy and Light Industrial areas strategically located to provide
access to rail facilities and/or trucking routes; serve ports; and serve airport
multi-modal requirements, shall not be converted to residential uses unless the
applicant demonstrates to the satisfaction of the City that the site cannot be
reasonably used for any of the permitted industrial uses.

6.Issue: # 6:If the conversion of industrial land use occurs it should not be to
single use residential, but should require a mixed use inclusion of a job creation
component that will accommodate several of the City’s “Target Industries” such
as:

 Information Technology
 Financial & Insurance Services
 Medical Products, Services and Research
 Corporate Headquarters

Policy # 6: Where the conversion of vacant Industrial Land Use of over25
acres occurs it shall not be to a single use residential category and may only
occur when converted to a mixed-use land use that includes the designation of
an Business/Office Park component on a land area suitable in size and
location to provide an equivalent number of jobs that would have been
created under the previous industrial land use.

Issue: # 7:Existing buffering guidelines do not appear to be adequate and place the
burden on industrial uses.
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Policy # 7:  Strengthen existing buffering guidelines by creating a developer
buffer matrix that addresses buffering requirements for the City’s Future Land
Use designations and establish landscaping and other design mechanisms to
support and provide flexibility to the application of the buffers, which shall be
implemented through the City’s LDC.
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VI.Recommended Buffer Yard Requirements

The following proposed buffers are designed to provide sufficient buffering between compatible
and incompatible land uses. The buffer zone (Zones A– J) standards are to be applied at the time of
rezoning or development of the subject property. Existing developments are exempt from meeting
the proposed buffer standards except where such developments propose substantial improvement.
In the event that a property to be improved can not meet the dimensional buffer design standards, a
negotiated buffer design standard will be required.

Except as noted below, no structures, vehicular circulation areas or paved surface areas, loading,
outdoor storage of any kind, parking or site stormwater facilities/swales shall be located within the
defined buffer zone. Perpetual maintenance of any improvements within the constructed buffers
should be required. Perpetual maintenance of the native preserve buffers is to include the removal
of invasive plant materials only. Clearing of trees or understory material with the buffers should be
prohibited.

The proposed buffer design standards are exclusive of any existing utility easements. All structures
and trees proposed within a proposed buffer shall be located in such a way as to prevent any
conflicts with existing or proposed utility lines. All trees should be located in such a way to allow for
full natural canopy growth with minimal if any conflicts with overhead utility lines. All primary and
secondary utility service lines to individual parcels or structures are to be buried underground. For all
commercial and industrial zoned properties, any utility easement encroachments or expansions due
to phased parcel development will be required to be located and shown on the original master
development plan. Any encroachment or disturbance to an established landscape buffer, natural
preservation buffer area or drip-line of a specimen tree to be preserved to accommodate future
utility line connections shall be provided by directional bore sleeving only. No surface trenching will
be permitted.

Zone A:
 Minimum three hundred (300) feet wide, with a minimum 225’ natural preserve buffer

and a eight foot tall landscape berm section is provided (See Buffer Section A), or
 Minimum of two hundred (200) feet wide, with a 150 foot natural preserve buffer and a

fifty foot wide berm and wall section is provided (See Buffer Section B)

Zone B:
 Minimum of two hundred and twenty-five (225) feet wide, with a 150 foot natural

preserve buffer and a seventy-five  foot wide landscaped berm section is provided (See
Buffer Section C)

 Minimum of one hundred and fifty (150) feet wide, with a 100 foot natural preserve
buffer and a fifty foot wide berm and wall section is provided (See Buffer Section D)

Zone C:
 Minimum of one hundred and fifty (150) feet wide, with a 75 foot natural preserve

buffer and a seventy-five  foot wide landscaped berm section is provided (See Buffer
Section E)
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 Minimum of one hundred (100) feet wide, with a fifty foot natural preserve buffer and a
fifty foot wide berm and wall section is provided (See Buffer Section F)

Zone D:
 Minimum of one hundred and twenty-five (125) feet wide, with a 50 foot natural

preserve buffer and a seventy-five  foot wide landscaped berm section is provided (See
Buffer Section G)

 Minimum of seventy-five (75) feet wide, with a twenty five foot natural preserve buffer
and a fifty foot wide berm and wall section is provided (See Buffer Section H)

Zone E:
 Minimum of one seventy-five (75) feet wide landscaped berm section is provided (See

Buffer Section I)
 Minimum of fifty (50) feet wide, berm and wall section is provided (See Buffer Section J)

Zone F:
 Minimum of one seventy-five (75) feet wide natural preserve buffer shall be provided in

all cases where industrial land uses develop subsequent to surrounding land use buffers.
(See Buffer SectionK)
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Adjacent Land Use
WD/WRHI LI BP OfficeCommercialSFR MHP MFR

WD/WR 0 feet0
feet

B* F F F A B C

HI 0 feet0
feet

D C B B A B B

LI F E E C C C B D C
BP D D E E LDC LDC LDC LDC LDC
Office E E E LDC LDC LDC LDC LDC LDC
CommercialD D E LDC LDC LDC LDC LDC LDC
SFR A A B LDC LDC LDC LDC LDC LDC
MHP C C C LDC LDC LDC LDC LDC LDC
MFR B B C LDC LDC LDC LDC LDC LDC
LDC = Refer to existing land development code requirements
*Buffer May Be Waived if WD/WR is Accessory for other industrial land uses.
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Section A
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Section B
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Section C


