
 

 

 
MANAGER’S REPORT FOR SEPTEMBER 9, 2011 

GENERAL INFORMATION AND RESPONSES TO MAYOR & COMMISSIONER REQUESTS 
 
Places to be this Week… 
 
Sunday, September 11, 2011 – 9/11 Moment of Remembrance will be held downtown at 11:45 AM in front of 5129 Main 
Street.  
 
Tuesday, September 13, 2011 – The Village Council meeting will be held in the Village Council Chambers at 7 p.m. 
 
Thursday, September 15, 2011 – The Village will host a ComEd Town Hall meeting at the Park District Recreational 
Center on Belmont Road at 7 p.m.  
 
 

Future Calendar Reminders… 
 
FY12 Budget Workshop – Saturday, October 1, 2011 at Fire Station 2. Time TBD. 
 

 
Comprehensive Plan Follow-Up -At the August 16 Comprehensive Plan meeting, the Village Council 
requested additional information on the following: 
 

 Industrial Zoning Classification Land Use Regulations 
 Road Classifications 
 The Naperville residential design guidelines manual 

 
Industrial Zoning Classification Land Use Regulations  
The question about role and protection of industrial parks arose during the most recent Council discussion of the 
draft comprehensive plan.  The Village's zoning ordinance currently restricts most non-industrial uses in the 
Manufacturing Districts (M-1, M-2, ORM).  These districts only permit a handful of uses that serve the 
industrial park's users (e.g., professional offices, banks, day cares, public facilities) and even fewer uses 
unrelated to the industrial activity or services (e.g., gymnasiums, telecommunication towers and adult 
entertainment uses).  Most service uses in these districts are special uses.  As such, the Village has more 
oversight in their location and operation so potential conflicts can be minimized. 
 
The JAPA article (Journal of the American Planning Association, Vol. 77, No. 1, Winter 2011) notes several 
reasons to maintain an area of industrial uses separate from unrelated non-industrial uses.  First, these areas 
remain a heavy source of employment, so should not be allowed to change without careful thought given to its 
role in the local economy.  Second, government is often a land owner in industrial parks for many of its less 
neighborly uses like snow plowing, street cleaning, sanitation services, and other uses that may conflict with 
non-industrial uses.  Third, industrial parks often house the activities that allow other commercial areas to be 
successful, such as dry cleaning and printing.  Fourth, these areas often provide car repair services or 
construction companies, or other uses that may conflict with residents or commercial uses where they may 
otherwise be allowed. Fifth, industrial areas are often business incubators due to the low cost of space.  Sixth, 
the jobs supplied are often a good source of income and benefits for less educated members of the area 
population.  Finally, these areas often are troubled by contamination or hazardous materials storage, which 
others should not be subjected to. 
 



For regulatory continuity, as well as for the nature of industrial economics and activities, the draft 
comprehensive plan recommends continued segregation of industrial from non-industrial uses.  Where the mix 
is allowed, the non-industrial uses may be handled more effectively through a special use process and could be 
limited to the properties adjacent to the arterials serving the industrial park. 
 
Roadway Classification Source 
The Transportation Plan in the draft Comprehensive Plan includes the Village’s street network as divided up by 
functional classification. The functional classifications are not our recommendations but rather are a depiction 
of how the Illinois Department of Transportation (IDOT) classified them in their 5-year Plan, last done in 2008 
for the Downers Grove area.  Streets are classified based on actual current function, not based on desired 
function. 
 
The Federal Highway Administration establishes criteria for functional classification of streets.  State DOTs, 
such as IDOT, are responsible for administering them in their jurisdictions. The three basic classifications are as 
follows: 
 
Arterial - Arterial highways are generally characterized by their ability to quickly move relatively large 
volumes of traffic, but often with restricted capacity to serve abutting properties. The arterial system typically 
provides for high travel speeds and the longest trip movements. The rural and urban arterial systems are 
connected to provide continuous through movements at approximately the same level of service. 
 
Collector - Collector routes are characterized by a relatively even distribution of access and mobility functions. 
Traffic volumes and speeds are typically lower than those of arterials, but greater than that found with Local 
Streets. 
 
Local - All public roads and streets not classified as arterials or collectors are classified as local roads and 
streets. Local roads and streets are characterized by the many points of direct access to adjacent properties and 
the relatively minor value in accommodating mobility. Speeds and volumes are usually low and trip distances 
short. 
 
Residential Design Guidelines 
A copy of the Naperville Workbook for Successful Redevelopment is attached.  It is an educational tool 
intended to provide ideas and resources for new homes and remodels located in established neighborhoods.  It 
suggests ways to respect the character of the area while not mandating design or mimicking neighboring 
designs.  A similar concept could be pursued here if the Council concurs at some future date. 
 
Council Meetings Now Available On Demand On YouTube - Complete audio and video recordings of 
Village Council Meetings are now available on the Downers Grove YouTube Channel.  Each meeting will now 
be uploaded by noon the following day.  The list of all Village related programming is available at 
http://www.youtube.com/VillageDownersGrove.  
 
Follow-up on Code Enforcement Issues from Council meeting – At the September 6 Village Council 
meeting, a resident requested that the Village follow up on certain vacant properties and corresponding code 
violations. Below is a summary of each property. 
 
513 Prairie – This specific house is not vacant. Staff believes that property in question is 533 Prairie. Village 
staff issued a violation notice prior to the resident addressing the Village Council. The enforcement action is 
pending in DuPage County Circuit Court.  
 
615 Chicago – No violations exist at this time. However, Village staff is visiting the site to speak with the 
owners regularly. Village staff visited the property this week as well as last week. 



  
4921 Elm – The demolition permit for this property has been issued. The property is expected to be demolished  
and restored to grass as soon as next week. Staff spoke with the property owner and the demolition contractor 
this morning and instructed the property owner, who lives next door, to cut the grass and weeds in the interim. 
 

Vacation of Rights-of-Way – At the September 6 Village Council meeting the Council requested additional 
information about the ROW vacation policy. The current policy was passed by the Village Council in 2003 and 
reflects the results of Council deliberation that occurred during a six-month moratorium on vacating rights-of-
way. Attached is the current policy, as well as the minutes from the meetings during which the moratorium and 
the new policy were considered. 
 
In-house Pavement Patching -Pavement patching was completed this week on 67th Place, Powell and Valley 
View.  Next week patching is planned to be done Palmer, Barrett, Saylor, Carpenter Ct and the area north of 
55th Street, south of the BNSF Railroad and east of Fairview.   
 
Overnight Work on BNSF – The BNSF will be welding switches off of the center track on Sunday, September 
11  from 7 pm to 3 am just east of Forest Avenue and Monday, September 12 between Fairview Ave and 
Washington St from 7 pm to 3 am.  During this time, train whistles will sound due to Federal roadway worker 
protection regulations.  
 
ONGOING PROJECTS    
 
Belmont Underpass 
The Belmont Road underpass is planned to be open to two lanes of traffic beginning October 15th.   The paving 
of Haddow is planned for next week.  Excavation continues on the south side of the underpass and, as you can 
see from this photo, they opened up the area under the underpass this week.  
 

 



  
Work Performed This Week: 

 Completed concrete work on the walls of the south pedestrian tunnel stair/ramp structure.  
 Removing sheet piling from the SW, SE stair structures and from retaining wall A.  
 Cast stone and brick work at the north east and north west stair structures.  
 Continued with the metal roof installation at the NE and NW stair structures.  
 Misc electrical work for the platforms and pump station.  
 Excavation for Belmont lowering, south of tracks.  
 Completed concrete work on the footing and started forming retaining wall E wall panels.  
 Completed the construction of the walls at the south west and south east stair wells  
 Started concrete staining at the north pedestrian tunnel/ramp structure.  
 Forming and pouring wall panels at retaining walls B/C  
 Completed the relocation of the water line at Haddow.  
 Started forming the east approach slab of the highway bridge.  
 

Work Anticipated Next Week: 
 Roadway – Finish grade and pave north of tracks. Excavation of Belmont Road and installation of storm 

sewer south of tracks. Installation of aggregate subgrade on Belmont Road. 
 Southeast Stairwell - Placement and compaction of fill for stairs and landings. Installation of wall drain, 

underdrain, and backfill. Removal of sheeting. Frame, reinforce, and place concrete for stairs and 
landings. 

 Southwest Stairwell - Frame, reinforce, and place concrete for stairs and landings. 
 North Stairwell Canopies – Application of concrete stain and anti-graffiti coatings. Installation of ceiling 

lighting. Drywall ceiling. 
 Pedestrian Tunnel – Frame, reinforce, and place concrete for ramp entrance/deck. Installation of 

underdrain and compacted fill for stairs and ramps. Frame, reinforce, and place concrete for ramps and 
stairs/landings. 

 Pedestrian Tunnel North Canopy - Application of concrete stain and anti-graffiti coatings. Installation of 
ceiling lighting. Drywall ceiling. 

 Highway Bridge – Construction of east approach pavement. 
 Pump Station – Installation of electrical and railings. 
 Backfill retaining wall A. Frame, reinforce, and place concrete for retaining wall B/C face panels. 
 Frame, reinforce, and place concrete for retaining wall E wall. 

 
Information about the project is provided on the Village’s and Metra’s web sites. 
 Percent Complete: 70% 
 
2011 Roadway Maintenance Program, Street Resurfacing (A) Phase 1  
Awarded Amount: $1,832,424.50 
Contract Completion Date: 8/5/11 
Contract Completion Date For Sod: 9/15/11 
Work Performed This Week:  
Some parkway restoration preparation continued in the Springside / Bolson area and Franklin area. 
Work Anticipated Next Week: 
Final parkway restoration preparation should take place with sod placement beginning.   
 Percent Complete 98%  
 
2011 Roadway Maintenance Program, Street Resurfacing (B) Phase 2  
Awarded Amount: $1,676,260.57 
Anticipated Start of Construction: August, 2011 



Contract Completion Date: 11/17/11 
Work Performed This Week: 
Curb removal and replacement operations started on Venard (N), Oak Hill Ct, Hickory Ct, 35th St. 
Work Anticipated Next Week: 
Concrete curb & gutter, removal and replacement operations to continue on noted streets north of 35th St and 
progress to Pomeroy Ct / Rd, Parrish Ct, Wood / Belleaire area. 
Surface removal operations may begin in the Hickory Trail, Oak Hill Rd, Acorn area west of Highland Ave the 
week of 9/12. 
 Percent Complete 5%  
 
Lot A (Warren Avenue) Retaining Wall Rehabilitation (P-012-11) 
Council Award Date: September 6, 2011 
Award Amount: $86,800.00 
Preconstruction meeting: Week of September 12  
Anticipated Start of Construction: Week of September 19 
Construction Duration: 60 days 
 Percent Complete: 0% 
 
Storm Sewer Rehabilitation Project - Prospect Avenue Lincoln to Chicago 
Storm sewer cleaning and televising was completed. The sewer lining material is being manufactured to fit the 
specific diameter and length of existing sewer on Prospect Avenue. Contractor requested an extension of the 
project to allow for custom manufacturing of the liner. The revised installation date is scheduled to begin 
Monday, September 19, 2011. The installation of the liner should take approximately two days to complete. 
 Percent Complete:  20% 
 
Lacey Creek (Sub D), 39th St., West of Saratoga, SW-075 
Review of the draft Drainage Improvement Study report was completed and the consultant is finalizing the 
design of the roadway improvements along 39th Street.  The construction of these improvements will take place 
as part of the 2011 Roadway Maintenance Program. 
 
Street Light Replacement, Concord Square II 
Awarded Amount:  $31,930.52 
Contract has been awarded and light fixtures have been ordered.   Lead time on fixtures is 6 - 8 weeks.  
Construction is scheduled to start in September once the fixtures are shipped. 
Contract duration is 120 days. 
 
Fire Station #5 Parking Lot Replacement 
This project has been scheduled for rebid.  Construction to start in the fall. 
 
2nd and Cumnor 
Award Amount: $1,055,141.50 
Contract Completion Date: November 4, 2011 (excluding restoration) 
Work Completed This Week 
AT&T began line relocation, partial basin excavation, continued foundation removal and watermain 
construction. 
Work Anticipated Next Week 
AT&T line relocation and utility pole removal, complete watermain construction and begin sanitary sewer 
construction. 
 Percent Complete:  18% 
 



 
 
Prentiss Creek Sub E – Kensington Place 
Concept Design Award Amount: $14,808.00 
90% Concept Design Report review completed.  Awaiting revisions and completed report from consultant.  A 
neighborhood meeting will be scheduled in late September or early October.   
 
Storm Sewer Replacement on Washington Street, Grant to Ogden 
Award Amount: $304,765.00 
Anticipated Start of Construction: Week of September 12 
Estimated Construction Duration: 60 days 
Preconstruction meeting completed: August 30, 2011.   
Contractor to mobilize week of September 12. 
Work Anticipated Next Week 
Traffic control and detour route installation 
Sawcut pavement 
Grinding pavement  surface 
 Percent Complete: 0% 
 
Davis St Storm Sewer 
Current Contract Amount: $438,292.50 
Current Completion Date: November 1, 2011 
Pre-construction Meeting held on August 30, 2011.  Contractor expected to mobilize week of September 12, 
2011. 
 Percent Complete: 0% 
 
Lacey Creek (Sub G) Stormwater Improvements - 35th St between Saratoga and Venard 
Design underway.  Staff is currently reviewing draft report and 50% plan set.  Due to expected permitting 
delays, construction of project is likely in 2012. 
 
SJN Sub B, Storm Sewer on Pershing Ave 
Current Contract Amount:  $364,112.00 
Contract Completion Date:  September 30, 2011 
Work Performed This Week: 
Continued construction of storm sewer.  Adjusted watermain in conflict with proposed storm sewer at Warren 
and Pershing. 
Work Anticipated Next Week: 
Continue construction of storm sewer.  Roadway and parkway restoration. 



Percent Complete: 5% 
 
Green Streets/Sustainable Water Program and Downtown Business District Water Quality 
Enhancements 
Design contract amount $26,397.80 
Upon final review it was decided that it would be optimal to both reduce the scope of work for the Green Streets 
Pilot Project as well as move its construction to spring.  The bid documents are in the process of being finalized.  
A contractor will be acquired over the winter so that the project can be constructed as soon as the weather 
breaks, with vegetative restoration to follow immediately thereafter.  Final report drafts have been delivered and 
have been reviewed for both the Downtown Business District and Green Streets portions of the project.   
 
Streambank Stabilization - St. Joseph North Branch 
Design/Build contract amount $298,719.00 
Preliminary design continues in preparation of upcoming permit submittals.   
 
Streambank Stabilization - St. Joseph South Branch 
Design/Build contract amount $387,750.00 
Preliminary design has begun in preparation of upcoming permit submittals. 
 
COMPLETED PROJECTS 
 
Washington Park Stormwater Improvements 
Contract Amount: $3,055,860.23 
Project is Substantially Complete 
There are ongoing responsibilities for turf maintenance. 
The Park District has installed the ornamental fence adjacent to the parking lot.  Other fence-related items on 
the punch list that have not yet been addressed may be deducted from the contract and the contract closed.  The 
Village and the Park District are discussing final acceptance of this facility. 
 
McCollum Park Stormwater Improvements 
Current Contract Amount: $1,250,204.53 
Project is substantially complete except for turf related items which are being discussed by the contractor, the 
Village and the Park District.  The Village and the Park District are discussing final acceptance of this facility.  
 
2011 Paver Crosswalk Upgrades (S-007-11) 
Awarded Amount: $129,727.50 
Contract Completion Date: August 5, 2011 
Work started on July 11th. 
Work Performed This Week: 
The project was completed on August 19th.  Thermoplastic striping was added to the crosswalks this week under 
the Village’s striping contract.   
Work Planned for Next Week: 
Inspection of all completed crosswalks with the contractor. 
Completing punch list items and contract close-out. 
 
2011 Replacement Sidewalk Program (S-006-11 & S-006-12) 
Awarded Amount: $186,725.00 
Contract Completion Date: August 18, 2011 
Completing punch list items and contract close-out. 
 
Maple/BNSF Railroad Grade Reduction 



Awarded Amount:  $365,469.28 
Contract Completion Date:  August 12, 2011 
Completing punch list items and contract close-out. 
 
Washington Street/Sherman Street Stormwater Improvements 
Current Contract Amount: $547,159.12 
Contract Completion Date:  December 19, 2010 
Completing punch list items and contract close-out. 
 
2011 New Sidewalk Installation Program  
Contract Amount: $ 248,407.35 
Contract Completion Date:  August 22, 2011  
Completing punch list items and contract close-out. 
 
 
ATTACHMENTS 
Naperville Workbook for Successful Redevelopment 
JAPA Article 
Right-of-Way Vacation Documents 
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Problem: Many metropolitan jurisdictions

face contests over industrial land because

growth in the industrial sector is slow while

the office and retail sectors and population

grow more rapidly. This article presents a

methodology for planning and setting

priorities for industrial land use under these

circumstances.

Purpose: This article describes an ap-

proach to evaluating market demand for

industrial land, applied here to Prince

George’s County, MD, in order to deter-

mine which industrial areas could be

rezoned to alternate uses without causing

major employment and tax losses to the

county. 

Methods: I led a team that included an

urban planning colleague and graduate

students in identifying three types of

industrial land: economically healthy

industrial districts; industrially zoned areas

where there was evidence of conflict be-

tween industry and alternative residential,

commercial, and office land uses; and areas

zoned for industry where demand for

industrial space and land was weak or

nonexistent. The project used data from

private data provider CoStar, the U.S.

Department of Labor’s Quarterly Census of

Employment and Wages, county zoning

maps and tax records, Microsoft Map, and

Google Map to assign each industrial

district to one of five categories of demand,

ranging from weakest (no history of indus-

trial demand) to strongest (economically

healthy industrial activity). 

Results and conclusions: Two 

estimates, one based on the projected

absorption rate of industrial land over the

next 10 years, and one on the industrial

Planning for Industry in
a Post-Industrial World

Assessing Industrial Land in a Suburban Economy

Marie Howland

M
etropolitan jurisdictions experiencing declining or slow industrial

employment growth and expanding service-sector and population

growth must determine where industrial land should be preserved

and protected, and where it should be released for alternative uses. This article

presents a methodology for confronting this issue. Jurisdictions with substan-

tial industrially zoned land but declining industrial employment and little

residential or commercial growth pressure may have no immediate need for

rezoning, but can use this method to target redevelopment plans to aban-

doned areas and infrastructure investments to locations where industry is

healthy and strong. I describe how we applied this methodology to Prince

acreage exhibiting evidence of weak de-

mand, both suggest a similarly large surplus

of industrial land in the county. Further,

rezoning and redeveloping industrial

districts in the three weakest demand

categories would cause the county to lose

little industrial employment. Thus, all

analyses reach consistent conclusions that

the county should release some industrially

zoned land for other uses while protecting

some that is essential to the local economy.

Takeaway for practice: This article

presents a methodology for assessing

industrial areas to determine where industri-

ally zoned land could be rezoned at little

loss to the local economy; where land use

conflicts should be addressed with urban

design or industrial land protections; and

where industrial areas are economically

healthy and important components of the

regional economy. Comprehensive plans

can improve the health of local economies

by identifying districts where industrial

activities are strong and essential to the

regional economy and encouraging invest-

ment in those areas while accommodating

and protecting them. 

Keywords: industrial land use, manufac-

turing employment, industrial employment,

zoning, land use
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George’s County, MD, where growing residential, com-

mercial, and office needs are putting pressure on industrial

areas to transition to new uses. Planners in the county are

faced with deciding which land should be retained for

industry; which industrial areas should be released and

rezoned for residential, commercial, or office uses; and

where land use conflicts should be mediated with better

design and planning. 

Prince George’s County contains inner-ring suburbs of

Washington, DC; however, the same methodology could

be applied to any metropolitan jurisdiction planning for

industrial lands. Our team used data from private data

provider CoStar1 and establishment-level data from the

U.S. Bureau of Labor Statistics’ Quarterly Census of

Employment and Wages (QCEW) program,2 in addition

to county zoning and tax maps to conduct the analysis.

This article explores some of the planning and policy

implications of the results. 

Literature Review

The broad impacts of deindustrialization on U.S.

metropolitan areas have received much scholarly attention.

Suburbs, especially those close to the traditional urban

core, have been the location of heavy industry since the

1940s and 1950s (Lewis, 2004, 2008; Walker & Lewis,

2004), but jurisdictions across the country are now dealing

with reduced demand for industrial land or slow growth in

such demand.

Industrialization in the suburbs surged as a result of

the growth of highways, development of the automobile

and trucking, cost savings that came with assembly line

production, innovations in sources of energy, labor force

decentralization, and industrial labor unionization and

conflict. Central cities were prime locations for manufac-

turing when the transport and storage of goods relied on

rail terminals and docking facilities located there. Rail

became less important with the development of interre-

gional highway networks, making locations on beltways

and highways more desirable than congested central city

sites (Heilbrun & McGuire, 1987; O’Sullivan, 2009;

Walker, 2004). 

Recently, scholars have begun to examine industrial job

loss and industrial decline in suburbs (Hanlon, Short, &

Vicino, 2010; Hanlon, Vicino, & Short, 2006). The deindus-

trialization of the suburbs is the result of further decentraliza-

tion of manufacturing to rural areas and offshore locations,

national deindustrialization trends, and more capital-intensive

warehousing, wholesaling, and manufacturing. Explanations

for the continued decentralization of manufacturing include:

lower wages in rural and offshore locations, improvements in

telecommunications that permit central headquarters to com-

municate with distant production sites, falling transportation

costs that make it feasible to move goods from distant sites to

market, and the absence of environmental and worker health

and safety regulations overseas (Bluestone & Harrison, 1982;

Glasmeier & Howland, 1995).

In rapidly growing and solidly middle class suburbs,

deindustrialization is also occurring because rising land

values push industry out to areas that have lower land

costs, less traffic congestion, and minimal conflict with

neighboring land uses. For example, in Montgomery

County, MD, which also contains Washington, DC,

inner-ring suburbs, only .04% of land is left in industrial

uses because high land values have pushed industry to areas

with lower land costs (C. Konsoulis, personal communica-

tion to the planning board, July 18, 2007; Maryland-

National Capital Park and Planning Commission,

Montgomery County Planning Department, 2010). Not

all residents, service businesses, office users, and smart

growth advocates view the displacement of industry as

negative. Smart growth advocates who argue for mixed

uses, high density development, and walkable communities

often see the displacement of industry as an important step

toward creating a livable community (Bronstein, 2009).

A literature review by a member of the team

(Dempwolf, 2010) showed approximately 20 industrial

land studies sponsored by local jurisdictions across the

United States. These studies all recognized the vital role of

industrial land in the urban system. In rapidly growing

cities like San Francisco and San Diego, CA, Seattle, WA,

and Washington, DC, the rapid loss of prime industrial

land to residential and mixed use development challenged

planners and city officials. Cities found that if prime

industrial land was not protected, marginal demand for

residential and mixed use development could crowd out the

last remaining industrial uses, leading to unemployment for

workers whose education and skills limited them to indus-

trial sector jobs, public fiscal shortages, and strains on

services and consumers reliant on inputs from the industrial

sector. Studies of slower growth areas like Baltimore, MD,

and Rhode Island focused on redeveloping industrial areas

that had been abandoned as industry failed or moved on.

Choosing Between Two Definitions 
of Industrial Land Users

Industrial activities are commonly defined in two ways

using categories from the North American Industry Classi-

fication System (NAICS). One such definition includes the
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following two-digit NAICS code categories: construction

(NAICS 23), manufacturing (NAICS 31–33), wholesale

trade (NAICS 42), and transportation and warehousing

(NAICS 48–49). A second, more expansive definition of

industrial activities called production, distribution, and

repair (PDR), includes utilities (NAICS 221), the same 4

two-digit categories of construction ([NAICS 23], manu-

facturing [NAICS 31–33], wholesale trade [NAICS 42],

and transportation and warehousing [NAICS 48–49]),

plus a number of additional three-digit categories of

activities that tend to locate on industrially zoned land 

(see Table 1 for a complete list of the PDR definition used

in this study). The study I describe in this article used the

PDR definition for two reasons. First, the non-PDR

definition excludes a number of activities that are perva-

sive, important, and appropriate in suburban industrial

districts, including those involving utilities, building

materials, publishing, telecommunications, internet

providers, waste management, auto repair services, and

laundry services. Moreover, several influential industrial

land use studies (Phillips Preiss Shapiro Associates, Inc.,

Mt. Auburn Associates, Inc., & Retail Compass LLC,

2006; San Francisco City Planning Department, 2002;

City of Seattle Department of Planning and Development,

2007) found that the PDR definition more accurately

described the activities associated with industrial land, and

was clearer and more understandable to citizens.

Using either definition, growth in industrial employ-

ment in Prince George’s County has stagnated. Figure 1

shows little growth in PDR industrial employment in

Prince George’s County since 2000, unlike employment in

sectors that use commercial and office space. Population

grew by an average of 6% per year in the county between

1980 and 2006, increasing demand for land for residential

development (U.S. Census Bureau, 2007b). Not only is

the population growing, but the size of the average land

parcel per household is rising. I calculate that, in 1973, the

county had .076 acres of developed residential land per

capita, while in 2002 it had .104 acres of developed resi-

dential land per capita.

The Main Planning Issue

Prince George’s County is a suburban county east of

Washington, DC. The county evaluated the supply of

industrial land in 1975 (Maryland-National Capital Park

and Planning Commission, Prince George’s County

Planning Department, 1975) and then again in 1984

(Maryland-National Capital Park and Planning Commis-

sion, Prince George’s County Planning Department,

1984). As a direct and rapid result of the 1975 study, the

Prince George’s County Planning Board passed a resolu-

tion in 1975 calling for a reserve that was three times the

county’s projected 10-year absorption of industrial land.

By this standard, the county had insufficient industrially

zoned land in 1975. Thus, the county undertook a large-

scale rezoning process and added almost 6,000 acres to its

reserve of industrial land. The subsequent 1984 study

found industrial growth had slowed and concluded that

the county had too much industrial land. Thus, the county

reduced the industrial reserve as private demand for alter-

native uses rose. With the passage of more than 20 years,

recent pressures to rezone industrial parcels for other uses,

and a perception that the county might have too much

industrial land in reserve, the county planning department

Table 1. Numbers and shares of industrial employment in production, distribution and repair (PDR) categories in Prince George’s County, MD, 2007.

NAICS code NAICS category Employees %

221 Utilities 837 1

23 Construction 33,494 40

31–33 Manufacturing 10,049 12

42 Wholesale trade 10,048 12

444 Building material and garden equipment and supplies dealers 4,187 5

48–49 Transportation and warehousing 11,723 14

511 Publishing industries (except Internet) 838 1

517 Telecommunications 2,512 3

518 Internet service providers, web search portals, and data processing services 837 1

562 Waste management and remediation services 1,675 2

811 Repair and maintenance 3,349 4

812 Personal and laundry services 4,187 5

Total PDR industrial employment in county 83,735 100

Source: U.S. Bureau of Labor Statistics, 2009a.
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commissioned a third study by the University of Maryland

team3 to assess the county's supply of and demand for

industrial land (Howland et al., 2010). Figure 2 from that

report graphically summarizes this for the period

1975–2006.

The county zoning maps indicated there were

12,350.4 acres of industrially zoned land in 2007 (exclud-

ing all federal and state government land, such as Andrews

Air Force Base and the publically owned Chalk Point

power plant), of which 6,471.8 acres were developed in

industrial uses, 4,505.5 acres were vacant and 1,373.1 acres

were developed in nonindustrial uses.4 Tax records indicate

an additional 539 acres were in industrial uses but on land

not zoned industrial.

As noted previously, a county guideline calls for main-

taining an industrial land reserve equal to three times what

would be required to accommodate 10 years of projected

industrial growth.5 However, the policy is not specific

about how growth should be projected. Thus, the study

team used two different assumptions. The first assumption

was that future industrial land absorption over the next 

10 years would continue at the same annual rate as the

previous 10 years (127.8 acres per year). The second

assumption was that future industrial land absorption over

the next 10 years would continue at the same annual rate

as the previous 50 years (112 acres per year). Table 2 shows

that the first assumption would require 3,834 acres to be

held in reserve. This implied a surplus of 2,044.6 acres of

industrially zoned land if land that was zoned industrial

but developed in nonindustrial uses was counted as part of

the reserve. In the same manner, the second assumption 

implied a surplus of 2,518.6 acres of industrially zoned

land. Since both assumptions implied current surpluses of

industrially zoned land, it seemed appropriate to identify

which industrially zoned land would produce the least

disadvantage to the county if rezoned, and where industrial

zoning should be maintained.

Importance of the Industrial Sector

Despite the growth and strength of the service sector,

industrial activities continue to be critical to the economic

health of metropolitan areas. There are a number of

reasons. First, the industrial sector continues to be an

important source of jobs. If it is defined as PDR activities

as above in Table 1, it accounted for 83,735 jobs and 32%

of Prince George’s County employment in 2007 (U.S.

Bureau of Labor Statistics, 2009a).6 Second, many indus-

trial activities are critical to the operation of government.

Industrially zoned areas house government services such as

waste hauling and transfer, street cleaning, snowplowing,

road construction and repair, recycling, and government

printing. Third, no matter what the local economic base,

industrially zoned areas house back-office activities critical

to other sectors. Activities such as supply warehousing,

laundries, printing operations, and high technology manu-

facturing locate in industrially zoned areas even in

economies dependent on information, high technology,

tourism, finance, and insurance. Several federal agencies

have substantial facilities located in industrially zoned areas

that support front-office operations. For example, several

42 Journal of the American Planning Association, Winter 2011, Vol. 77, No. 1

Figure 1. Industrial and service employment in Prince George’s County, MD, 1990–2007.

Source: U.S. Bureau of Labor Statistics, 2009a.
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aerospace and communications manufacturers are located

in industrially zoned areas within five miles of the main

campus of the National Aeronautical and Space Adminis-

tration’s Goddard Space Flight Center in Greenbelt, MD.

Fourth, industrially zoned areas are home to many of the

activities that support the local population, such as auto

repair shops, household repair services, and warehousing of

consumer products. Fifth, industrially zoned areas provide

low-cost space that is critical for startups and incubators

for innovation in high technology sectors, making industri-

ally zoned areas important to a healthy and vital economy

in the long run. 

Sixth, industrial employment provides relatively good

jobs for workers with lower levels of formal education than

does the service sector, paying higher wages. For example,

the PDR industrial categories as defined in Table 1 paid an

average annual wage of $45,770 in 2005 in Prince

George’s County, whereas the service-providing sector paid

an average of $38,360 in the county in the same year (U.S.

Bureau of Labor Statistics, 2007). Moreover, as Table 3

shows, a higher proportion of industrial workers in the

two-digit NAICS categories included in the definition of

PDR lacked high school diplomas than did service work-

ers, and a lower proportion of these workers than service

workers had completed college degrees. 

Finally, after years of industrial activity, some parcels

carry a legacy of contamination. Under current economic

conditions and existing remediation techniques, these

parcels are often unsuitable for residential and commercial

developments and the cost of remediation would put land

prices beyond what the current market can bear. For such

properties, industrial activity is often the highest and best

use. For all of these reasons, industry still has a role to play

in the modern metropolitan area.

Data

The study team used county zoning maps to deter-

mine where land was zoned industrial, and proprietary

real estate data from CoStar (2008, 2009, 2010) to

determine private investment in industrial and flex

Figure 2. Demand for and supply of industrial land for Prince George’s County, MD, 1956–2006.
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space, warehouses, and retail and office buildings. All

calculations were for rental buildings only, and did not

include owner-occupied buildings.7 CoStar data, which

go back 10 years, track: building type (office, retail,

industrial, flex, or warehouse); rental rates; building

square footage; square footage of rental space; vacancy

rates; time on the rental market; whether a building is

owner occupied or rented; its year of construction;

pending new construction; and construction characteris-

tics such as number of loading docks, existence of sprin-

klers, and ceiling heights. The CoStar data are main-

tained at the individual building level; thus, the study

team used county zoning maps to define industrial

districts and then generated statistics for the industrial

buildings in those districts. Figure 3 shows an example,

with a boundary around an industrially zoned area and

the flex (F) and industrial (I) buildings CoStar records in

the area. 

The team used Google Map and Microsoft Map to

check aerial views of each site and compared these to the

CoStar data, uncovering occasional inconsistencies. Team

members also compared industrial land on the county

zoning map with industrially taxed businesses on the

county tax map to catch industrial activities on nonindus-

trial land and industrial land used for nonindustrial

activities.

44 Journal of the American Planning Association, Winter 2011, Vol. 77, No. 1

Table 2. Acres of industrial land in Prince George’s County, MD, 2007.

Reserve assumed to be three times Reserve assumed to be three times 
that required to absorb 10 years that required to absorb 10 years of 
of growth at the average annual growth at the average annual growth

growth rate of the previous 10 years rate of the previous 50 years
(3 × 10 × 127.8 acres) (3 × 10 × 112 acres)

Total zoned industriala 12,350.4 12,350.4

Zoned industrial and developed 6,471.8 6,471.8

in (PDR) industrial uses

Zoned industrial but developed 1,373.1 1,373.1

in nonindustrial (non-PDR) usesb

Zoned industrial and vacant 4,505.5 4,505.5

Reserve needed 3,834.0 3,360.0

Surplusc 2,044.6 2,518.6

Notes:

a. The research team identified an additional 539 acres of nonconforming properties that are taxed as industrial uses by the State of Maryland although

they are located on land not zoned industrial. They are not included in the total land zoned industrial shown here.

b. Many of these nonindustrial activities support the industrial sector, such as small restaurants serving factory workers. This acreage is spread

throughout the county and not just located in a few industrial districts.

c. The surplus industrial land shown here is equal to the total of land zoned industrial, minus land in industrial use, minus the reserve that is needed for

future industrial use. Land zoned industrial that is developed in other uses is included with vacant industrially zoned land because it could

presumably be redeveloped in industrial uses in the long term.

Table 3. Educational attainment of PDR workers in four major sectorsa and of service workers in the Washington, DC, metropolitan area, 2005.

Highest level of education attained

NAICS code NAICS category High school degree or less Some college College degree or more

23 Construction 61.3% 21.3% 17.4%

31–33 Manufacturing 32.7% 24.2% 43.1%

42 Wholesale trade 37.8% 28.6% 33.5%

48-49 Transportation and warehousing 44.4% 31.7% 23.9%

51–56, 61–62, 71–72, 81, 99 Services 26.6% 23.2% 50.2%

Note: a. These data are not available at detail greater than the two-digit NAICS level, and are thus not available for the other 8 three-digit PDR

industries omitted here. Table 1 shows that the 4 two-digit industrial sectors shown here included 78% of PDR employment in Prince

George’s County in 2007.

Source: U.S. Census Bureau, 2007a.
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The team used restricted, establishment-level QCEW

data for the last quarter of 2007 to measure industrial

(PDR) employment in each industrial district. QCEW

data provide the following information for establishments:

employment totals for each month, the establishment

street address, its latitude and longitude coordinates, and

its NAICS code. Thus, these data allow counting employ-

ment and number of establishments at the parcel level for

any specified geographic area, unless the total number of

employees in a NAICS code category for that geographic

area is small enough to identify specific firms, in which

case the results cannot be reported. However, this issue did

not arise in the current analysis, thus, no results had to be

withheld. The team did find that some QCEW establish-

ment-level addresses were missing or incorrect (such as the

reported address of a Maryland establishment being out-

side the state), and some latitude and longitude coordi-

nates seemed incorrect (such as an establishment located in

the middle of a highway). When a QCEW establishment

record could not be located on a specific site we deleted it

from the analysis. The employment records that could not

be mapped amounted to 10% of total county industrial

employment8 (U.S. Bureau of Labor Statistics, 2009a,

2009b). 

Methodology

I directed the study team in creating and defining five

categories of demand for industrial land, explained below

and summarized in Table 4, assessing each of the 35 indus-
trial districts (sets of contiguous parcels of land zoned for

industrial use) in Prince George’s County. The team

categorized each district by comparing it to countywide

measures of economic health reported in Table 5. A mem-

ber of the team also visited each industrial district to assess

whether its category assignment was consistent with its

appearance. Members of the team also conducted more

than 50 interviews with industrial firms in the county,

focusing most intently on contested industrial areas. The

results from the interviews were used to confirm or chal-

lenge conclusions drawn from the CoStar data and to add

richness and insight to interpretations.9 The team also

identified commercial and office space adjacent to the

industrial districts using county zoning maps, Microsoft

Map, Google Map, and site visits, and analyzed whether

there was a threat of encroachment from competing uses. 

Category 1: Districts Exhibiting Weak or
Nonexistent Industrial Demand

Category 1 districts were areas where the land was

zoned industrial, but there was no evidence of demand for

industrial space. The absence of demand was indicated by

our finding no industrial buildings in the CoStar data, no

taxpaying industrial enterprises in the county’s tax records,

and no evidence of industrial activity in satellite images.10

In category 1 areas, large parcels were zoned industrial but

remained largely vacant. 

Category 2: Deindustrializing and
Abandoned Districts

Category 2 included industrial areas where there was a

history of industrial activity, but CoStar data indicated

overall demand for industrial, flex, and warehouse building

space was weak. CoStar data include flex buildings on land

zoned for industry, whose interior configurations and uses

may be altered to suit a variety of tenants, and which,

therefore, can accommodate manufacturing, warehousing,

or office uses. Category 2 districts had industrial buildings

whose ages were above average for the county, whose rental

rates were below average for the county, whose vacancy

rates were higher than average for the county, and whose

time on the market was longer than average for the county.

The same was true for both flex and warehouse space in

category 2 areas. Category 2 areas exhibited increasing

industrial, flex, and warehouse vacancy rates and falling

industrial, flex, and warehouse rental rates over the past 

10 years, and had had no evidence of major new retail or

commercial space constructed nearby within the past 

10 years. If adjacent retail spaces did exist, they had rental

rates below the county average and vacancy rates above the

county average for retail. The same was true if there was

adjacent commercial space.

Figure 3. Example of an industrially zoned area in Prince George’s

County, MD.

Note: The circles labeled “I” are industrial buildings. Circles labeled “F”

are flex buildings. The boundary line encompasses all industrial activity

in the area and reflects the county’s industrial zoning.

Source: Copyright CoStar Group, Inc. All rights reserved (June 15,

2008).
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Category 3: Deindustrializing and
Transitioning Districts

Similar to category 2, this category included industri-

ally zoned areas where there was a history of industrial

activity, but evidence of weak current industrial demand.

Industrial, flex, and warehouse building vacancy rates in

category 3 districts were above the county average, there

was no recent industrial construction, rents were below the

county average, and industrial, warehouse, and flex space

sites sat on the market longer than average for the county.

In addition, industrial, flex, and warehouse rental rates

were stagnant or falling. The difference between category 2

and category 3 areas was that retail, commercial and/or

residential activities adjacent to the latter were healthy, 

as indicated by new office construction, office or retail

vacancy rates below the county average, and/or rental 

rates for office and retail space at or above the county

average. 

Category 4: Districts Exhibiting Competitive
Land Use Succession

Category 4 areas were districts with evidence of

healthy industrial activity and encroaching competing

uses. They may have had new industrial, flex, or

warehouse construction, rental rates for these uses that

were above county averages, vacancy rates for industrial

and flex space that were below the county averages, 

or shorter than average times on the market. Although

category 4 areas exhibited healthy industrial activity,

adjacent retail, commercial, and/or residential activities

were healthy as well. Both category 3 and category 

4 industrial areas faced competing uses and pressure 

for transition to other uses. The difference was that

industrial, flex, or warehouse demand was strong 

in category 4 areas, whereas industrial, flex, 

or warehouse demand was weak in category 

3 areas.

46 Journal of the American Planning Association, Winter 2011, Vol. 77, No. 1

Table 4. Categories of industrial district land demand and measures of industrial health.

1 2 3 4 5

Industrial Little or no industrial 
demand development Weak Weak Strong Strong

Land vacancy rate High Low Low Low Low 

Number of industrial, None High High High High

flex, and warehouse 

buildings 

Rate of vacancy in Not calculated, as High or above High or above Low or below Low or below  

industrial, flex, and there are few or no average average average average

warehouse space such buildings 

Industrial, flex, and Low or below Low or below Low or below High or above High or above 

warehouse rents average average average average average

Amount of new None None None Some Some 

industrial, flex, 

and warehouse 

construction

Amount of time Not calculated, as Long or above Long or above Short or below Short or below  

industrial, flex, and there are few or no average average average average

warehouse buildings such buildings

spend on the market 

Demand for office, Maybe Weak Strong Strong None 

commercial, and/or 

residential space

Note: Comparisons are to measures for Prince George’s County (see Table 5).
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Category 5: Healthy Industrial Districts
Category 5 industrial areas were economically

healthy. These areas tended to have new industrial, 

flex, or warehouse construction; industrial, flex, and

warehouse vacancy rates below county averages; and

industrial, flex, and warehouse rental rates above 

county averages. Building age in category 5 areas was

generally below the county average and the time rentals

spent on the market was below the county average. 

Category 5 areas exhibited little evidence of encroach-

ment by other land uses, differentiating them from

category 4 areas. In several category 5 areas, there had

been little or no new construction over the past 10 years

because the district was already densely developed, with

little vacant land. These cases were still defined as

category 5 areas because of strong rents and low

vacancies. 

Ambiguous Cases and Cautions

Given the complexity of determining the economic

health of each industrial area, and the political implications

of making these determinations public, the research team

discussed each district’s category assignment individually,

with input from local county planners. This highlighted

several instances in which industrial districts did not fit

neatly into single categories, requiring some care to classify

accurately. 

In one example, CoStar data showed no buildings on

the industrially zoned land in a district, suggesting no

demand, and a classification in category 1. However,

Google Map and a site visit showed that area was an

active municipal airport. Further, areas surrounding the

district contained healthy service activities, including a

hospital, suggesting possible encroachment. In this

Table 5. 2008 Statistics for Prince George’s County, MD, used in measures of economic health.

Category Measure Value

Total owner- and non-owner-occupied Total existing owner and non-owner occupied industrial and flex buildings 1,343

industrial and flex buildings Total existing owner- and non-owner-occupied industrial and flex rentable 55,860,585

building areaa (sq. ft.)

Non-owner-occupied industrial and flex Vacancy rate of industrial and flex spaces in non-owner-occupied buildings 14.1%

buildings Average age of non-owner-occupied industrial and flex buildings (years) 29.7

Average time on the market for industrial and flex space in non-owner-occupied 27

buildings

Warehouses Average warehouse rentb ($ per sq. ft.) $6.04

Flex space Average flex space rentb ($ per sq. ft.) $10.67

Average flex space vacancy rate 17%

Average flex space time on the market (months) 24.2

Office–all types Average office space rentb–all types ($ per sq. ft.) $23.08

Average office space vacancy rate–all types 18%

Average office space time on the market–all types (months) 22.8

Class A office Average Class A office space rentb ($ per sq. ft.) $24.51

Average Class A office space vacancy rate 26%

Average Class A office space time on the market (months) 17.8

Retail Average retail space rentb ($ per sq. ft.) $18.84

Average retail space vacancy rate 5%

Average retail space time on the market (months) 12.6

Notes: 

a. Rentable building area excludes circulation and common areas.

b. Rent is measured as “triple-net asking rent,” and excludes operating expenses, property taxes and insurance, maintenance, repairs, and building

alterations.

Source: CoStar (data obtained on July 3 and August 30, 2008).
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instance, subsequent to the research team’s assessment,

the land owner requested and was granted a rezoning

request for mixed use, and the area was removed from

the industrial inventory.

Another ambiguous case was a largely vacant industrial

district with several transportation businesses on the pe-

riphery paying rents above the county average, and with

building vacancy rates and time on the market below

county averages. The high proportion of empty land

suggested that the area be classified as category 1, but the

occupancy statistics of the few buildings suggested classifi-

cation in category 5. Local planners advocated a category 1

classification, which would have made it easier to justify

rezoning this area; however, the research team classified

this area as category 5.

A third example of ambiguity occurred when one very

large, obsolete building raised the vacancy rate for an entire

district, making demand in the area look weaker than it

was. The research team was careful to distinguish between

poorly performing buildings and poorly performing indus-

trial areas, omitting outlier buildings and reevaluating the

district before drawing conclusions. 

In a fourth instance, a building was completely vacant

because it was just coming online and did not yet have a

tenant. Rather than a sign of economic weakness, this new

construction was an indication of health.

Finally, one area with a large number of industrial

buildings had low vacancy rates and rentals that were

absorbed quickly when they came on the market. This area

appeared to be healthy and faced with high demand, but it

also exhibited below-average rents. These conditions could

indicate either that the area was changing away from

industrial uses (suggesting classification in category 3), 

or that it was a strong industrial area whose low-cost space

accommodated start-ups and supported regional economic

growth. The research team decided to classify it in category

5 for the present. 

These examples indicate that data analysis alone was

insufficient to make these determinations. Classifying each

district required a site visit, thoughtful consideration of all

the evidence, and discussion and debate with input from

local planners, citizens, and businesses.

Results

Figure 4 indicates the locations of each of the five cate-

gories of industrial land in the county. The areas of strong

demand (category 5) were along interstate highway I-95 and

Route 1 near the University of Maryland, on the border of

Andrews Air Force base, along the Robert Crain Highway on

the east side of the county, and at some sites inside the

beltway along the border with the District of Columbia. The

areas of weak demand (categories 1, 2, and 3) tended to be

more isolated, located away from major highways.

The team’s detailed study of areas where industry

was economically healthy and facing possible encroach-

ment from healthy retail, commercial, or residential

demand (category 4), revealed a more complex set of

issues than first understood. The seven areas classified as

category 4 fall into four types summarized here and in

Table 6.

48 Journal of the American Planning Association, Winter 2011, Vol. 77, No. 1

Table 6. Types of category 4 cases and suggested policy responses.

Type of category 4 case Suggested policy

a. Healthy industrial activity conflicts Mediate the conflicts with improved urban design solutions, infrastructure investments, and

with nonindustrial land uses. enforcement of environmental laws. Establish clear protections for the industrial area to

discourage speculators. Phase out encroaching uses.

b. Healthy industrial, commercial, and Take no action at this time.

office uses coexist with little evidence 

of conflict.

c. Healthy industrial, office, and retail Undertake urban design and planning for high quality office and light manufacturing 

uses all occupy highly accessible development to build on and add to growing regional strength in technology.

locations near highways and federal 

facilities. 

d. Industrial uses have already been Let the market take its course

or are rapidly being pushed out of 

the area. 
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Figure 4. Industrial land in Prince George’s County, MD, in five categories of demand.
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In the first type, there was evidence of healthy indus-

trial activity, but also of encroachment from, or conflict

with, nonindustrial land uses. This was how category 4

areas were originally defined, and thus was expected for all

category 4 cases. In these areas, industrial land users had

concerns about the encroachment of service or office uses

driving up rents, for example, and residential or office land

users complained about truck traffic, noise, and dust from

neighboring industrial activities. 

A second type of category 4 sites had a mix of uses,

with healthy industrial and healthy commercial and office

development, but little evidence of conflict between

them. In this type, the CoStar data showed that indus-

trial, flex, and warehouse buildings were of the same age

as office and retail buildings, and our interviews with firm

managers indicated that neither set of land owners had

problems with the other. The office building owners

operated comfortably with the light manufacturing that

was nearby.

In a third type, markets for both industrial and office

and retail development seemed vibrant, and the areas were

in close proximity to federal facilities and major highways,

offering opportunities for the county to initiate high

quality development to take advantage of growing regional

strength in high technology. We recommended that the

county explore strategic planning efforts to plan for and

accommodate research labs, production facilities, and

mixed use developments at these locations. 

In a fourth type, industrial uses had already been or

were rapidly being pushed out of the area. This was the

case in one industrially zoned area where there was an

existing Metro transit station and little remaining

industrial activity. 

Employment and Acreage
The team used the QCEW data to estimate the num-

ber of PDR employees in each industrial district and then

added up the total of this employment in each of the

demand categories (1–5). The team also estimated indus-

trial acreage from county zoning maps and added up the

total of this acreage in districts in each of the demand

categories. The results are displayed in Table 7.

The purpose of counting employment was to deter-

mine whether the categorization scheme did in fact

identify the weakest industrial districts, and whether rezon-

ing these would mean losing many jobs. Table 7 indicates

that if the county were to rezone category 1, 2, and 3

industrial areas to nonindustrial uses it would lose 3,050

acres of industrially zoned land and 1,540 PDR workers

(less than 1% of total county employment in 2007). Thus,

category 1, 2, and 3 industrial areas contain 24.7% of the

county’s industrially zoned land, but only 3.6% of the

county’s PDR employment on industrially zoned land.

The 3,050 acres of industrial land in weak demand cate-

gories (categories 1, 2, and 3) is more than the surplus of

industrial land estimated in Table 2 using either method. 

Table 7. 2007 PDR employmenta and 2007 acreageb by industrial demand category, Prince George’s County, MD.

PDR % of PDR 
employment employment Acres % of acres
on industrial on industrial zoned zoned 

Industrial land categorized by demand land land industrial industrial

Category 1 1 0.0 335 2.7

Category 2 26 0.1 76 0.6

Category 3 1,513 3.5 2,639 21.4

Category 4 5,761 13.2 1,382 11.2

Category 5 34,793 79.8 7,374 59.7

Otherc 1,514 3.5 518 4.2

Total industrial land 43,608 100.1 12,349 99.8

Sum of categories 1, 2, and 3 1,540 3.6 3,050 24.7

Notes:

Percentages may not add to 100% due to rounding.

a. Employment is from unpublished establishment-level data (U.S. Bureau of Labor Statistics, 2009b). Total PDR employment in county in the fourth

quarter of 2007, as measured by the establishment level data, was 74,841.

b. Acreages are from unpublished Maryland-National Capital Park and Planning Commission data. There were a total of 220,518 acres in the county.

c. The “other” industrial land listed here includes small, dispersed industrial parcels in the county that were not captured in the demand analysis

categories.
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A total of 5,761 PDR employees and 1,382 acres are

in category 4 areas. PDR employment in category 4 areas

totals 13.2% of all PDR employment on industrial land

and 11.2% of all industrially zoned acres in the county. A

total of 7,374 industrially zoned acres can be characterized

as in economically healthy industrial districts (category 5).

These areas include 59.7% of the county’s industrially

zoned land, 79.8% of the county’s PDR employment on

industrial land, nearly 47% of the county’s total PDR jobs,

and 16% of total county employment. 

Implications for Industrial Land
Planning

This type of analysis is designed to help set priori-

ties for industrial land planning. This methodology

indicates that few jobs would be lost if the county

released land in categories 1, 2, and 3 to alternative

uses when requests for rezoning arose. According to its

own guideline, the county has a surplus more than

2,000 acres of industrially zoned land. The methodol-

ogy outlined here helps to determine where this excess

industrially zoned land is located and which industrial

land should be protected.

Category 4 sites present more challenges. Where there

are threats of encroachment and the county decides to

retain industrial zoning, active protection will be necessary

to retain economically vital industry. In addition to a clear

statement that land will not be rezoned out of industry,

potential policies to deal with these areas include: enforc-

ing environmental regulations to reduce incompatibility

with commercial and residential neighbors, creating buffers

between industrial sites and residences, rerouting truck

traffic to keep it out of residential neighborhoods, and (in

cases where industry arrived before residences) potentially

rezoning residential areas to industry and letting the mar-

ket take its course. 

In the second type of category 4 areas, where industry

and office/retail coexist in harmony, there is no immediate

need for government intervention. 

The third type of category 4 areas mixes offices and

light manufacturing. These locations could provide sites

for high technology, biotechnology, and new development

that integrate office with light manufacturing. In these

locations, a proactive policy is appropriate. These districts

might be planned to include the production of new

technology prototypes, biomedical manufacturing, office

space, and possibly residences to facilitate the county’s

transition into nationally and internationally competitive

high technology and biotechnology production sites. These

locations already mix office and light industry, and offer

proximity to federal agencies and facilities and good

accessibility to other metropolitan areas with strong and

growing high technology sectors (ANGLE Technology

Group, 2009). 

Category 4 districts of the fourth type have transi-

tioned or are transitioning out of industry to become 

office centers. These cases require zoning and planning 

that better reflect the new uses. For example, most 

industry has already left the area around a Metro station

where land is being redeveloped into high-rise office 

buildings, even though industrial zoning is still in place.

This area’s zoning should shift from industrial to a

something that encourages a high quality office and

residential node. 

Category 5 industrial areas are vibrant districts

exhibiting strong market demand for industrial, flex, and

warehouse space. These areas employ many workers, provide

jobs for those with less formal education, contribute to the

county tax base, and play an important role in supporting

government, business, and residents. Category 5 districts

should remain areas where industrial uses are protected and

infrastructure investments have a high priority. 

Yet, clearly this methodology is only one factor in

deciding whether or not to preserve industrial areas or to

release them for alternative uses. The decision to rezone

out of, preserve, or invest in an industrial area is based only

partially on analysis. Politics, long-run community goals,

and community input from citizens and business owners

all play a part. The approach described here contributes 

an enhanced understanding of the costs of alternate

policies in lost jobs.

Reflecting on Lessons Learned

In retrospect, this project offered two larger lessons.

One is that past experience is not always useful in anticipat-

ing and planning the future. In 1975, the county had just

experienced a rapid 10-year rapid expansion of its industrial

sector, leading it to undertake a large-scale rezoning effort

to meet projected demand for industrial land, adding about

6,000 acres. But demand for industrial land soon flattened,

resulting in the surplus industrial reserve evident in both

the county’s 1984 study (Maryland-National Capital Park

and Planning Commission & Prince George’s County

Planning Department, 1984) and the study described here

(Howland et al., 2010). This history is a reminder that

predicting the future is difficult.

Second, a community’s self image and plans for a post-

industrial future can be at odds with its dependence on
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industry for economic vitality. The study described here

(Howland et al., 2010), reported that the county's indus-

trial sector was healthy and sizeable, a result that was

unexpected by many county officials and citizens who

perceive this suburban county’s economy to be based

primarily on services, an impression supported by press

and publicity about the deindustrialization of America.

The fact that industrial jobs comprise 32% of total county

employment of 259,250 in 2007, and that industrial

activity is robustly healthy on 79.8% of the industrially

zoned land in the county often did not seem to fit with

citizens’ and planners’ perceptions nor their visions of the

future. If this study makes a contribution, drawing public

attention to the fact that industry still has a critical role to

play in the modern economy, in this county in particular,

is an important one.

Conclusion

Three methods of assessing Prince George’s County’s

reserve of industrial land all arrived at similar conclusions.

Two estimates of the existing surplus of such land, one

based on the projected absorption rate of industrial land

over the next 10 years, and one on the industrial acreage

exhibiting evidence of weak demand, both suggested the

surplus was between 2,000 and 3,000 acres. Another

analysis indicated that only 3.6% of the county’s employ-

ment on industrial land would be lost if industrial land

exhibiting weak demand were released. Thus, all three

methods of analysis resulted in a consistent conclusion;

that the county had an excess of industrially zoned land.

Second, even where aggregate statistics showed stag-

nant growth in the industrial sector amid growing demand

for office, retail, and residential land, some industrial areas

continued to be economically vital and an important

source of jobs. This article outlines a framework for assess-

ing the intraregional demand for industrial land using

readily available data. Such results are only one input to

the zoning process, along with citizen input and the

county’s long-range planning goals, but they can provide

information on the immediate costs of rezoning or allow-

ing market encroachment on a jurisdiction’s industrial

districts. For example, communities might logically aim

first to allow transition away from industrial zoning in

districts in categories 1, 2, and 3, where there is little

evidence of current industrial demand and relatively

little employment, when demand from the growing

population and service sectors require it. Category 5

industrial areas are vibrant districts exhibiting strong

market demand for industrial, flex, and warehouse space.

These areas employ a large number of workers, provide

jobs for those with less formal education, and make an

important contribution to county economy. The study

described here found substantial category 5 acreage in

this inner-ring suburban county.

This methodology also highlights the areas where

industry is economically healthy, but threatened by en-

croachment. In these category 4 areas, planners and county

economic developers should choose strategies appropriate

to the case and to local goals, which may include enforcing

environmental laws, regulating and protecting industrial

zones, using urban design and infrastructure investments

to reduce conflicts between incompatible uses, or rezoning

to phase out the least viable or newest activity. 
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Notes
1. CoStar Group (2008, 2009, 2010) is a private provider of industrial

and commercial real estate information, marketing and analytic services.

Purchase of CoStar data and terms of use must be negotiated with

CoStar. 

2. “The QCEW program publishes a quarterly count of employment

and wages reported by employers covering 98 percent of U.S. jobs,

available at the county, MSA, state and national levels by industry”

(U.S. Bureau of Labor Statistics, 2010). I obtained establishment-level

QCEW data for this analysis from the Maryland Department of Labor

and Licensing and Regulations through the National Center for Smart

Growth at the University of Maryland. Different states have different

arrangements for negotiating access to these data. 

3. The study team was led by Marie Howland, Ph.D., and assisted by

Jim Cohen, Ph.D., faculty in the Urban Studies and Planning Program

at the University of Maryland. Postdoctoral student Doan Bao Luu

Nguyen, Ph.D., student Scott Dempwolf, and masters students Amy

Hofstra and Laura Ainsman assisted with the data collection, mapping,

and business interviews.

4. County tax records list a NAICS code for the use occupying each

taxable property, making it possible to classify each parcel by whether or

not it is in industrial use.

5. When we presented the results of this study to the County Planning

Board on May 27, 2010, there was some discussion about whether this

requirement was excessive given that current growth in PDR employ-

ment was almost flat, but the study report took this as a constraint and

did not challenge it. 
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6. Using the first, and more restrictive, definition (mentioned previously

but not used in this study), the industrial sector still would account for

nearly 64,970 jobs, or 25% of county employment (U.S. Bureau of

Labor Statistics, 2009a).

7. The rental market is a better measure of current vacant space than

owner-occupied buildings, which may have vacant space that never

comes on the market. Moreover, current rental rates and changes in

rents are not available for owner-occupied buildings.

8. The published QCEW (U.S. Bureau of Labor Statistics, 2009a)

reported 83,735 PDR industrial workers in the county in 2007, but

when the team mapped the establishment level data (U.S. Bureau of

Labor Statistics, 2009b) to specific locations in the county, deleting

observations where the locations made no sense, it yielded 74,841 PDR

workers in the county in 2007.

9. The team obtained the original list of industrial businesses in Prince

George’s County from the commercial provider USADATA (2007),

accessed through the Prince George’s County Library.

10. The satellite images came from CoStar and free Microsoft

MSRMaps (http://msrmaps.com/) and Google Map

(http://maps.google.com/) websites.
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