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This chapter establishes regulations for four industrial district types – IBX Industrial Business Mix, IG General Industrial, IE Exclusive Industrial, and IO Industrial/Office.

22.10.010
Specific Purposes

The specific purposes of industrial districts are to:

A. Promote and preserve the City’s industrial areas as significant employment generators providing the necessary infrastructure to accommodate a wide variety of transportation, manufacturing, and technology uses.

B. Accommodate existing traditional industries while anticipating new technologies and business service uses.

C. Preserve areas of the City for the appropriate location of businesses that may have the potential to generate off-site impacts while providing compatibility in use and form.

D. Establish appropriate standards for reviewing proposals for new development and redevelopment, where appropriate, in industrial areas.

E. Ensure the provision of services and facilities needed to accommodate planned employment densities.
The additional purposes of each industrial district are:

IBX Industrial Business Mix. To create, preserve, and enhance areas of the City that are appropriate for a wide variety of businesses and related commercial and industrial establishments. High-impact industrial uses may be permitted provide they meet specific performance standards and are buffered from residential areas. Joint living/working quarters may be conditionally permitted at the edges of this district, and large-scale commercial and retail uses should be located along major transportation corridors.

IG General Industrial. To create, preserve and enhance areas of the City that are appropriate for a wide variety of businesses and related commercial and industrial establishments that may have the potential to generate off-site impacts. These impacts, such as noise, light/glare, odor, traffic, shall be mitigated through the use of specific performance standards. Future development shall reflect heavy industrial and manufacturing uses, transportation facilities, warehousing and distribution, and similar and related supporting uses. These uses typically require sites with good transportation access (highway, rail, airport, seaport). Uses that may inhibit such uses, or the expansion thereof, shall be prohibited. 

IE Exclusive Industrial. To recognize and preserve areas of the City that are intended exclusively for the location of industrial and related commercial establishments that generate off-site impacts.  These impacts, such as noise, light/glare, odor, traffic, shall be mitigated through the use of specific performance standards, as appropriate.  However, the primary intent of this mitigation is not to ensure compatibility with less intensive uses.  Future development shall reflect heavy industrial and manufacturing uses and similar and related supporting uses.  These uses typically require sites with good transportation access (highway, rail, airport, seaport).  Uses that may inhibit such uses, or the expansion thereof, shall be prohibited.

IO Industrial/Office. To create and support areas of the City that are appropriate for a wide variety of businesses and related commercial and industrial establishments in a campus-style setting. Development and performance standards in this district are more restrictive and accommodate large-parcel development in an attractive, well-landscaped setting. Future development shall reflect large-scale office, research and development, light industrial, wholesaling and distribution, and similar and related supporting uses. 

22.10.020
Land Use Regulations

Schedule 22.10.020 below prescribes the land use regulations for industrial districts. The regulations for each district are established by letter designations as follows:

"P" designates permitted use classifications.  Some permitted uses may also be subject to additional regulations in Chapter 22 (see “Additional Regulations” column next to uses below).

"L" designates use classifications that are permitted, subject to specific limitations noted with number designations listed at the end of the use classification table.  Uses may also be subject to regulations prescribed in Chapter 22 (see “Additional Regulations” column next to uses below). 

"C" designates use classifications permitted after review and approval of a Conditional Use Permit by the Planning Commission.  These uses are also subject to certain regulations in Chapter 22 (see “Additional Regulations” column next to uses below).  Some uses may also be conditionally permitted subject to the regulations referred to in Chapter 22.

“--“ designates uses that are not permitted.

Use classifications are defined in Chapter 26.01: Use Classifications. In cases where a specific land use or activity is not defined, the Director shall assign the land use or activity to a classification that is substantially similar in character. Use classifications not listed in the Schedule below are prohibited.

Schedule 22.10.020: Use Regulations – Industrial Districts

Use Classifications
IBX
IG
IE 
IO
Additional Regulations

Community and Institutional Uses






Cemeteries
C
--
--
--


Child day care facilities           (Day care centers)
C
--
--
C
See Section 22.22.100

Clubs or lodges
C
--
--
--


Colleges, public or private
C
--
--
C


Cultural institutions
C
--
--
C


Educational research and development
P 
C
--
L1


Government offices and  facilities






Large-scale
C 
C
--
L1


Small scale
--
--
--
--


Parks and recreation
C 
C
--
C


Public maintenance facilities
C
P
P
C


Public safety facilities
P
P
P
P


Religious  assembly
C
--
--
C
See Section 22.22.210

Schools, Public or Private
C
--
--
C
See Section 22.22.225

Commercial Uses






Adult business establishments
C
--
--
--
See Section 22.22.020

Alcoholic beverage sales
C
--
--
--
See Section 22.22.030

Ambulance services
P 
P 
--
--
See Section 22.22.040

Animal sales and services
 
 

  


  Animal hospitals
C
C
C
--


  Animal sales/grooming
--
--
--
--


  Horse stables
--
--
--
--


  Kennels
C
C
C
--


Automobile/vehicle/equipment sales and services






Automobile/vehicle/equipment sales, leasing and rental
L2
--
--
C
See Section 22.22.050

Automobile rental and leasing
   L2
--
--
L4


Automobile washing
P 
 P 
--
--
See Section 22.22.080

Automobile gas station and other light vehicle service
 P
P
P
C 
See Section 22.22.150

Automobile repair and other major vehicle service
L3
P
P
--
See Section 22.22.060

Building materials sales and services
P
P
P
--
See Section 22.27.110

Business services
P
C
--
P


Catering Businesses
P
P
--
--


Eating and drinking establishments






Full service
C
C
--
C


Limited service
L5
C
--
L5


  Fast food
C
--
--
C


  Vehicular food service
L10
L10
L10
--


Carry out service
L5
C
--
L5


With drive-through facilities
C
C 
--
--
See Section 22.22.110

With live entertainment
--
--
--
--


With outdoor seating
C
--
--
L11
See Section 22.22.120

Food and beverage sales
L5
L5
--
--
See Section 22.22.090, 22.22.030

    Convenience Market
C
--
--



Home improvement sales and services
P 
C 
--
--
  See Section 22.27.110

Hotels and commercial lodging
--
--
--
C 
See Section 22.22.170


Joint Living and Working Quarters






Class I – Live/Work
C 
--
--
--
See Section 22.22.180

Class II – Work/Live
C 
--
--
--
See Section 22.22.180

Laboratory, commercial
P 
P
P
P


Maintenance and repair services
P
P
P  
C
See Section 22.27.110

Nurseries and garden supply stores
P 
C 
--
--
See Section 22.27.110

Offices
  





  Business/professional
L2 or L7
L7
L7
P


Parking facilities
C
C
--
C


Personal instructional services
C 
--
--
--


Personal services
C 
--
--
--


Recreation and entertainment






Large-scale
C
C
--
C 


Small-scale
C 
--
--
--


Retail sales
L12 or L8
L8
--
--
  See Section 22.22.110

Self storage
L6
P
--
--


Undertaking, funeral and interment services
C 
--
--
--


Industrial Uses






Contractor’s storage
P 
P
P
--
See Section 22.27.110

Hazardous waste management






    Small scale transfer         and storage
   C
   C 
L9
--
See Section 22.27.120

    Industrial transfer and storage
--
C
C
--
See Section 22.27.120

    Residual repositories
--
C 
C
--
See Section 22.27.120

Manufacturing industry






Custom
P
P
P
P
See Section 22.27.120

General
   C 
P
P
--
See Section 22.27.120

Heavy/intensive high impact
--
C
C
--
See Section 22.27.120

Limited/light
P
P
P
P
See Section 22.27.120

Recycling collection 



--


  Large
--
P
P
--
See Section 22.22.200

  Small
P
P
P
P
See Section 22.24.050

Recycling Processing






Intermediate Processing facility
L9
P
P
--
See Section 22.22.200

Research and development
P
P
P
P


Truck repair, refueling, and other heavy vehicle sales and services
C
L9
P
--


Warehousing and storage






Indoor storage
P
P
P
--


Outdoor storage
L9
L9
P
--
See Section 22.27.110

    Salvage/junk yards
--
L9
P
--
See Section 22.22.220

    Oil and gas storage
--
C
C
--
See Section 22.27.120

Wholesaling and distribution






With store facilities
L12
--
--
--


Non-store facilities
L9
P
P
P


Transportation Uses






Airports and heliports
--
C
C
C


Freight/truck terminal and warehouse
   --
P
P
--
See Section 22.07.140

Seaport
--
C
C
--


Passenger Terminal
C
C
C
C


Truck weigh stations
--
C
C
--


Communication and Utility Uses






Communications facilities
P
P
P
P
See Chapter 22.23

Wireless Communication facilities
P
P 
P 
P
See Chapter 22.23

Utility, major
C
C
C
C
See Section 22.27.120

Utility, minor
P
P
P
P


Agriculture and Extractive Uses






Crop and animal raising
C
P
P
--
See Section 22.27.120

Mining and quarrying
--
C
C
--
See Section 22.27.120

Plant nursery
   P
P
P
--


Accessory Uses




See Chapter 22.24

Temporary Uses




See Chapter 22.25

Nonconforming Uses




See Chapter 22.26

Specific Limitations

L1 Development over 50,000 sq. ft. require a Conditional Use Permit. 
L2 Permitted only on arterial streets 

L3 Not permitted within 150 ft. of an R district boundary. 
L4 No outdoor storage or washing of cars.

L5 Permitted on the ground floor in a mixed use building if occupying less than 3,000 sq. ft.; more space requires a CUP.
L6 Requires design review pursuant to the procedures and criteria of Chapter 21.06.




L7 Office space not to exceed 20 percent of floor area and shall be ancillary to the primary business
L8 Permitted only for the sale of products produced on-site where retail space does not exceed 10% of floor area.

L9 Not permitted within 300 ft. of an R district boundary.
L10 Permitted only in designated geographic areas, and subject to Section 22.22.



L 11 Encroachment permits required for uses extending within public right of way when associated with a full-service or limited service restaurant.


L12 Conditional Use Permit for all retail sales, allowed only if located fronting major arterials or freeway and cannot be suitably located in other commercial districts.





22.10.030
Development Regulations

Schedule 22.10.030 below prescribes the development regulations for Industrial Districts, including building scale, building form and location, pedestrian orientation, vehicle accommodation, and other standards. The other standards are included in Division IV of this Title. The letter designations in right-hand column refer to the additional regulations listed at the end of Schedule 22.10.030.

Schedule 22.10.030: Development Regulations – Industrial Districts

Standards
IBX
IG
IE
IO
Additional Regulations

Building Scale – Intensity of Use

Minimum Lot Dimensions (ft.)






Width
25
100
100
100


Depth
--
--
--
--


Frontage
25
100
100
100


Base FAR
2.0
1.0
1.0
2.0


Maximum FAR
4.0
2.0
2.0
4.0
(A)

Building Form and Location

Maximum Building Height (ft.)
45
--
--
55
(B)

Sky Plane Adjacent to R Districts RH-1 to RX-50 (above 15 ft.)
45o
45o
45o
45o
(C)

Sky Plane Adjacent to R Districts RU-60 and above (above 30 ft.)
45
45
45
45
(C)

Minimum Yards (ft.)






Front
10
10
10
20
(D)

Side
10 adjacent to an R district, 5 of which shall be buffer planting area.


Rear
10 adjacent to an R district, all of which shall be buffer planting area.


Corner Side
10
10
10
20
(E)

Minimum Site Landscaping
10%
--
--
20%


Pedestrian Orientation

Transparency
(Percent of primary frontage with views into buildings)
50
--
--
60
(F)

Building Entries
Yes
--
--
Yes
(G)

Vehicle Accommodation – Driveways and Parking

Driveway Restrictions
Yes
Yes
Yes
Yes
(H)

Location of Parking
Yes
Yes
Yes
Yes
(I)

Parking Lot Landscaping
Yes
Yes
Yes
Yes
(J)

Pedestrian Walkways
Yes
Yes
Yes
Yes
(K)

Truck Docks; Loading and Service Areas
Yes
Yes
Yes
Yes
(L)

Other Standards

Buffering Adjacent to R Districts
Yes
Yes
Yes
Yes
(M)

Employee Eating Area
Yes
Yes
Yes
Yes
(N)

Screening of Outdoor Storage
Yes
Yes
Yes
Yes
(O)

Accessory Structures and Uses
See Chapter 22.24

Conversion of Rooming Units
See Chapter TBD

General Site Performance Standards
See Chapter 22.27.120

Landscaping and Buffer Yards
See Chapter 22.28

Nonconforming Uses, Structures, and Signs
See Chapter 22.26

Off-Street Parking and Loading
See Chapter 22.29

Signs
See Chapter 22.30

Temporary Uses
See Chapter 22.25

F. Maximum FAR.  In all four industrial districts, additional density up to a maximum of 100 percent (4.0 in IBX and IO; 2.0 in IG and IE) may be permitted with approval of a Conditional Use Permit.   In addition to the standard conditional use permit criteria, the following additional criteria must be met:

1. Additional intensity does not subject residentially zoned areas within a two block radius to significant adverse impacts related to: truck traffic; nighttime operations; noise; vehicular traffic; hazardous materials exposure and risk; air emissions; blockage of sunlight to private open space areas; or other such environmental impacts.

2. Site is located on a major arterial, freeway, or other location that has adequate capacity to handle the intensity of the traffic volume.

3. Project is exceptionally well designed and contributes to the improvement and revitalization of the surrounding area.
G. Maximum Building Height. In the IBX and IO Districts, greater height to a maximum determined by FAR allowances may be permitted with approval a Conditional Use Permit (CUP). Projections above the maximum height limit are permitted, as prescribed in Section 22.27.070: Exceptions to Height Limits
H. Skyplane Encroachments. Encroachments into the skyplane are permitted subject to specified standards, as prescribed in Section 22.27.070: Exceptions to Height Limits.
I. Front Yards. Wherever fifty (50) percent or more of the frontage on one side of a street between two intersecting streets is in any residential zone and all or part of the remaining frontage is in an industrial zone, a front yard with a minimum depth equal to one-half of the minimum front yard depth required in the residential zone shall be provided on any industrially zoned lot having such frontage.  If fifty (50) percent or more of the total frontage is in more than one residential zone, the minimum front yard depth on the industrially zoned lot shall be equal to one-half of that required in the residential zone in which the least such depth is required.  All front yards shall be landscaped, with paving allowed for vehicular or pedestrian access but not to include parking.

J. Corner Side Yards. Wherever any reversed corner lot located in an industrial zone abuts to the rear a key lot which is in any residential zone, there shall be provided on the street side of such corner lot a side yard with a minimum width of one-half of the minimum front yard depth required on the key lot.  All yards shall be landscaped, with paving allowed or paved for vehicular or pedestrian access but not to include parking.

F.
Transparency. Views shall be provided by windows or doors in a zone of transparency of between 2 to 8 feet above grade on street facing facades, to the percentage specified, which shall be measured as a percentage of the total façade area (height times width.)
G.
 Building Entries. Buildings shall include canopies or roof overhangs for weather protection and be prominently located facing the street
H. Driveway Restrictions. Site access shall be from a side street or alley wherever they exist, but not from a residential street where alternate access is available.

I. Location of Parking. Parking shall be located at the rear of the site or at the side of the building, except for drop-off areas which may be at the entry.
J. Parking Lot Landscaping.  In the IO and IBX districts shade trees shall be provided at a ratio of 1 tree for every 6 spaces distributed throughout the lot. A minimum of 10 percent of a surface parking lot shall be landscaped accompanied by an irrigation system that is permanent, below-grade, and activated by automatic timing controls. See also Chapter 22.29: Off-street Parking and Loading.

K. Pedestrian Walkways. Clearly defined and lighted walkways, at least 4 feet wide, shall be provided between the main building entry and a public sidewalk, separated from on-site circulation and parking areas by landscaping, a change in paving material or a change in elevation. See also Chapter 22.29: Off-street Parking and Loading.
L. Truck Docks; Loading and Service Areas. Truck docks, loading and service areas are not permitted within 50 feet of an R district boundary. These facilities shall be located at the side of buildings or in the rear of the site and screened so as not to be visible from public streets, unless this is physically infeasible. Where a building abuts an R district, the preferred location of these facilities shall be the side away from the R district boundary.

M. Buffering Adjacent to R Districts. A planted buffer yard meeting the standards of Chapter 22.28: Landscaping and Buffer Yards, shall be required. Buffer yard planting may be located in a required setback area.

N. Employee Eating Areas. A minimum 150 square feet of outdoor eating facilities for office uses of more than 10,000 square feet shall be provided. 
O. Screening of Outdoor Storage.  See Section 22.27.110.

22.10.050
Review of Plans

All development is subject to development review under the City’s track review system, pursuant to Chapter 21.03: Development Approval Process. 

Any development or new construction over 25,000 sq. ft. requires design review, pursuant to Chapter 21.06: Design Review.   Applications up to 100,000 sq. ft. will be per Track 3; applications over 100,000 sq. ft. will require Planning Commission approval per Track 4.  

Any developments or new construction over 200,000 sq. ft. require Conditional Use Permit, pursuant to Chapter 21.00: Conditional Use Permit Procedure. 
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