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ORDINANCE NO. 24-5523 

AN ORDINANCE OF THE CITY OF SARASOTA, FLORIDA 
AMENDING THE ZONING CODE (2002 EDITION), ARTICLE II, 
DEFINITIONS AND RULES OF CONSTRUCTION, DIVISION 2, 
DEFINITIONS, SECTION II-201, DEFINITIONS, TO ADD DEFINITIONS 
FOR SOLAR UTILITY, GLARE AND GLINT; ARTICLE VI, ZONE 
DISTRICTS, DIVISION 6, PRODUCTION INTENSIVE COMMERCIAL 
ZONE DISTRICTS, TABLE VI-601, TO ADD SOLAR UTILITY AS A 
PERMITTED USE IN THE INDUSTRIAL GENERAL (IGD) AND 
INDUSTRIAL HEAVY (IHD) ZONE DISTRICTS; AND ARTICLE VII, 
REGULATIONS OF GENERAL APPLICABILITY, DIVISION 2, OFF­
STREET PARKING, SECTION VII-204, NUMBER OF PARKING 
SPACES REQUIRED BICYCLE STANDARDS, AND ALTERNATIVE 
PARKING RATIOS, AND DIVISION 3, TRANSITIONAL BUFFERS, 
LANDSCAPING AND VEGETATION, SECTION Vll-303 BUFFER 
REQUIREMENTS AND INSTALLATION STANDARDS, AND 
DIVISION 6, ADDITIONAL USE AND DEVELOPMENT STANDARDS, 
SECTION VII-602, SPECIFIC STANDARDS FOR CERTAIN USES, ALL 
TO ADD DEVELOPMENT STANDARDS SPECIFIC TO 
DEVELOPMENT OF A SOLAR UTILITY; PROVIDING FOR 
SEVERABILITY OF THE PARTS HEREOF; PROVIDING FOR 
READING BY TITLE ONLY; AND PROVIDING FOR AN EFFECTIVE 
DATE. 

WHEREAS, Ordinance No. 02-4357, which adopted a new Zoning Code for the City of 
Sarasota [hereinafter the Zoning Code (2002 edition)] was adopted by the City Commission on 
April 29, 2002; and 

WHEREAS, David Smith, Manager, Long-Range Planning, pursuant to City 
Commission authorization, filed Zoning Text Amendment 24-ZTA-03 to add solar utility as a 
permitted use in the Industrial General (IGD) and Industrial Heavy (IHD) Zone Districts, to add 
definitions of a solar utility, glint and glare, and to add development standards specific to 
development of a solar utility; and 

WHEREAS, the Planning Board, acting in its capacity as the Local Planning Agency for 
the City of Sarasota, held a duly noticed public hearing on April 10, 2024 in accordance with 
Article IV, Division 12, of the Zoning Code (2002 edition) to review the proposed Zoning Text 
Amendments contained herein and made its recommendation to the City Commission as to 
which of such amendments satisfy the standards for review set f 01th in Section IV -1206, Zoning 
Code (2002 edition); and 
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WHEREAS, the City Commission hereby finds that based upon the foregoing recitals, it 
is in the best interest of the citizens of the City of Sarasota to amend the Zoning Code (2002 
edition) as requested by Zoning Text Amendment Application No. 24-ZT A-03 and as approved 
herein; and 

WHEREAS, the City Commission held a duly noticed public hearing on July 1, 2024, 
and held a second duly noticed public hearing on July 15, 2024 to receive public comment, has 
considered the recommendations of the Planning Board and Planning staff and has found and 
determined that the adoption of the proposed amendments to the Zoning Code (2002 edition) as 
set fotth herein would promote the public health, safety and welfare and the redevelopment of 
the City and would thus serve a valid public purpose. 

NOW, THEREFORE, BE IT ENACTED BY THE PEOPLE OF THE CITY OF 
SARASOTA, FLORIDA: 

Section 1. Findings of Fact: The City Commission hereby finds that the recitations 

contained in the preamble to this Ordinance as set forth above are true and correct and adopts 

said recitations as findings of fact. 

Section 2. Adoption of Text Amendments: The Zoning Code (2002 edition), Article II, 

Definitions and Rules of Construction, Division 2, Definitions, Section II-201, Definitions; 

Article VI, Zone Districts, Division 6, Production Intensive Commercial Zone Districts, Table 

VI-601; and A1ticle VII, Regulations of General Applicability, Division 2, Off-Street Parking, 

Section VII-204, Number of parking spaces required bicycle standards, and alternative parking 

ratios, and Division 3, Transitional Buffers, Landscaping and Vegetation, Section VII-303, 

Buffer requirements and installation standards, and Division 6, Additional Use and Development 

Standards, Section VII-602, Specific standards for certain uses, are all amended to update the 

primary use tables to add solar utility as a permitted use in the Industrial General (IGD) and 

Industrial Heavy (!HD) Zone Districts, to add definitions of solar utility and glint and glare, and 

to add development standards specific to development of a solar utility. The City Commission 

hereby adopts the above-described amendments to the text of the Zoning Code (2002 edition) 
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which are more fully set forth in Exhibit A, a copy of which is attached hereto and incorporated 

by reference herein. Exhibit A contains the portions of the above-referenced Zoning Code 

sections in which the proposed amendments would be codified with modifications shown in 

"black line" format by which deletions from existing texts are shown by strikethrough and 

additions to existing text are shown by underline. 

Section 3. Severability: It is hereby declared to be the intention of the City 

Commission that the sections, paragraphs, sentences, clauses, and phrases of this Ordinance be 

deemed severable, and if any phrase, clause, sentence, paragraph or section of this Ordinance is 

declared unconstitutional or otherwise invalid by the valid judgment of a comt of competent 

jurisdiction, such unconstitutionality or invalidity shall not affect any of the remaining phrases, 

clauses, sentences, paragraphs or sections of this Ordinance. 

Section 4. Effective Date: This Ordinance shall take effect immediately upon second 

reading. 

PASSED on first reading by title only, after posting for public viewing at City Hall for at 

least three (3) days prior to first reading, as authorized by A1ticle IV, Section 2, Charter of the 

City of Sarasota, Florida this __ day of ______ ., 2024. 

PASSED on second reading and finally adopted this __ day of ______ , 2024. 

Liz Alpert, Mayor 
ATTEST: 

Shayla Griggs, City Auditor and Clerk 
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Mayor Liz Alpe1t 
Vice Mayor Jen Ahearn-Koch 
Commissioner Erik Arroyo 
Commissioner Kyle Scott Battie 
Commissioner Debbie Trice 

tammy's files/ordinances/2024/24-5523- Solar utility zta (4/11/24) 
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Sec. 11-201. Definitions. 

For the purposes of these regulations, the following words and terms have the meanings specified herein: 

Glare: A continuous source of bright fight, such as when sunlight is reflected from a surface. 

Glint: A momentary flash of bright fight, such as when sunlight is reflected from a surface. 

Add new definitions for 
solar utility and durations of 

bright light that may be 
reflected from a solar array 

Solar utility: An electric production facility that utilizes photovoltaic cells to convert sunlight into electricity which 
may be transmitted to a power grid for consumption away from the production site. A solar uti li ty may be either a 
ground mounted solar uti lity or floating solar utility. Facilities at a solar utility generally consist of solar panels that 
convert sunlight into electricity using photovoltaic ce lls. an inverter that converts direct current (DC) electricity to 
alternating current (AC) electricity, as well as other mechanical or electrical components such as controllers, meters, 
transformers, battery systems, electrical cables, fire suppression equipment. and structures for administration, 
maintenance, or storage. Additional ly, a floating solar utility may include floats with anchoring systems and floating 
walkways. 

(Supp. No. 38) 

Exhibit A 
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Article VI - ZONE DISTRICTS 
DIVISION 6. PRODUCTION INTENSIVE COMMERCIAL ZONE DISTRICTS 

DIVISION 6. PRODUCTION INTENSIVE COMMERCIAL ZONE DISTRICTS 

Sec. Vl-601. Intent and purpose. 

(a) Intent and purpose. The intent and purpose of the Production Intensive Commercial (Pie) districts is to 
preserve land for manufacturing, warehousing, and intensive commercial developments and provide for 
areas that have a mix of uses with a strong industrial orientation. The zones differ in the mix of allowed uses, 
the allowed intensity of development and the development standards. The regulations promote areas, that 
consist of uses and developments, which will support the economic viability of the specific zoning district and 
of the city. The regulations protect the health, safety and welfare of the public, addresses area character, 
and address environmental concerns. In addition, the regulations provide clarity to property owners, 
developers, and neighbors about the limits of what is allowed. 

(b) List of the production intensive commercial districts. The full names, short names and map symbols of the 
production intensive commercial districts are listed below. When this Code refers to the Production intensive 
commercial zones it is referring to the zones listed here. 

Full Name Short Name/Map Symbol 
Intensive Commercial District ICD 

Industrial General District IGD 

Industrial Heavy District IHD 

The following zone districts are not implementing districts and may not be used in future petitions for rezoning. 
See section Vl-101. 

Commercial Intensive Cl 

Industrial Light Warehousing ILW 
Industrial I 

( c) Characteristics of the zones. 

(1) /CD. The Intensive Commercial district (ICD) is intended to provide areas where a wide range of 
employment opportunities without potential conflicts from interspersed residential uses. The emphasis 
is on intensive commercial and industrially related uses. Other commercial uses are allowed to support 
a wide range services and employment opportunities. The development standards are intended to 
allow new development, which is similar in character to existing development while promoting viable 
and attractive intensive commercial areas. 

Sarasota, Florida, Zoning 

(Supp. No. 38) 

Exhibit A 
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IGD 

IHD 

(2) /GD. The Industrial General district (IGD) is intended to provide areas where most industrial uses may 
locate, while other uses are restricted to prevent potential conflicts and to preserve land for industry. 
The development standards are intended to allow new development, which is similar in character to 
existing development while promoting viable and attractive industrial areas. 

(3) /HD. The Industrial Heavy district (IHD) is intended to provide areas where all kinds of industries may 
locate, including those not desirable in other zones due to their objectionable impact or appearance. 
The development standards are the minimum necessary to assure safe, functional, efficient, and 
environmentally sound development. 

The following zone districts are not implementing districts and may not be used in future petitions for rezoning. 
See section Vl-101. 

(4) C/. The intent and purpose of the Cl district is to permit and facilitate the proper development of high 
intensity commercial development. Uses in this district require highly visible and highly accessible 
locations with direct access to streets carrying large volumes of traffic that serve regional needs. It is 
further intended that substantial buffering and other design techniques shall be used to mitigate 
negative impacts on nearby or adjacent uses. This is not an implementing district and there shall be no 
further rezonings to the Cl zone district. The standards contained in this district shall only be applied 
only to those zoning lots which are currently zoned Cl. 

(Supp. No. 38) 

Exhibit A 
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(5) ILW. The intent and purpose of the ILW district is to permit light manufacturing, processing, storage 
and warehousing, wholesaling and distribution and to facilitate the proper development and use. This 
is not an implementing district and there shall be no further rezonings to the ILW zone district. The 
standards contained in this district shall only be applied only to those zoning lots which are currently 
zoned ILW. 

(6) /. The intent and purpose of the I district is to permit heavy industrial uses which have the potential of 
producing extensive adverse impacts on surrounding land uses or resources and to facilitate the proper 
development and use. Such uses include those that produce noise, odors or increased hazards of fire, 
or are generally incompatible with lower-intensity land uses. It is generally required that industrial 
processes will take place within enclosed buildings. This is not an implementing district and there shall 
be no further rezonings to the I zone district. The standards contained in this district shall only be 
applied only to those zoning lots which are currently zoned I. 

{Ord. No. 02-4357, 4-29-02} 

Sec. Vl-602. Primary uses. 

(a} Definitions. Certain specific uses are defined in article II, division 2. The use categories are described in article 
II, division 3. 

(b) Permitted uses. Uses permitted in the production intensive commercial zones are listed in tables Vl-601 and 
Vl-601A with a "P." These uses are allowed if they comply with the development standards and other 
regulations of this Code. 

(c) Conditional uses. Uses allowed in the production intensive commercial zones, if approved through the 
conditional use review process, are listed in tables Vl-601 and Vl-601A with either a "C" if the use is a major 
conditional use, or an "MC" if the use is a minor conditional use. These uses are allowed provided they 
comply with the conditional use approval criteria, the development standards, and any other regulations of 
this Code. 

(d) Provisional uses. Uses allowed, if approved through the provisional use review process, are listed in tables Vl-
601 and Vl-601A with an "L". Provisional uses are similar to those regulated by a conditional use permit that, 
by their nature, may, but do not necessarily have significant adverse effects on the environment, overburden 
public land and services, change the desired character of an area, create major nuisances, or most 
importantly present the possibility of a change in circumstances during their life. 

(e) Use limitations. Uses allowed that are subject to limitations are identified with bracketed numbers in tables 
Vl-601 and Vl-601A. The limitations that correspond to the bracketed numbers are stated at the end of 
tables Vl-601 and Vl-601A. These uses are allowed if they comply with the use limitations, development 
standards and other regulations of this Code. 

(f) Accessory uses. Common accessory uses are listed as examples with each use category. Accessory uses are 
allowed by right, in conjunction with the primary use, unless stated otherwise in these regulations. Also, 
unless otherwise stated, they are subject to the same regulations as the primary use. See article VII, division 
9 for specific accessory use standards. 

(g) Prohibited uses. Uses listed in tables Vl-601 and Vl-601A without any symbol (i.e., blank space) are prohibited 
as primary uses, however, some may be permissible as accessory uses as prescribed in article VII, division 9 
of this Code. Existing uses in categories listed as prohibited may be subject to the regulations of article V, 
vested rights and non-conformities. 

(Supp. No. 38) 
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Table Vl-601. Primary Uses Allowed, Production Intensive Commercial 

Use Categories ICD IGD IHD 

blank= Prohibited Use C= Major Conditional Use MC= Minor Conditional Use L= 

Provisional Use 
P = Permitted Use 

RESIDENTIAL USE CATEGORIES 

Household Living 

Group Living 

COMMERCIAL CATEGORIES 

Commercial Recreation C 

Commercial Parking p 

Quick Vehicle Servicing p p p 

Major Event Entertainment C 

Office p p p 

Retai l Sales and Service Only retail sales and service as noted below 

Sales-oriented p p p 

Exceptions to sales-oriented noted below 

Convenience store C C C 

Personal service-oriented p p p 

Pharmacy p 

Entertainment-oriented p p p 

Exceptions to entertainment-oriented noted 

below 

Bars, Tavern, Nightclubs C C C 

Hotel/Motel and Other Temporary Lodging p 

Mobile food truck p p p 

Repair-oriented p p p 

Adult Use Establishments (see article IV, C C C 

division 4) 

Self-Storage p p p 

Vehicle Repair p p p 

INDUSTRIAL USE CATEGORIES 

Industrial Service p p 

Boat sales, storage and repair p p p 

Contractor storage yard p p p 

Microbrewery, winery, craft distillery p p p 

~ Adds solar Printing shop p p p 

utili~ as a - Solar utility p p 
per itted Tool and equipment rental p p p 
use in IGD 

Upholstery and furniture repair shop p p p 
and IHD 

Manufacturing and Production L p 

Artist, sculptor, potter, weaver, etc. studios p p p 

(Supp. No. 38) 
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Sec. Vll-204. Number of parking spaces required bicycle standards, and alternative parking 

ratios. 

Subject to the provisions of section Vll-206, the following parking requirements are established for all zone 
districts: 

(1) Bicycle standards. In order to enhance the multi-modal transportation opportunities, the following 
standards for bicycle parking shall be met: 

a. Developments outside the enterprise zone boundary having an off-street parking requirement of 
20 spaces or more shall provide bicycle parking spaces equal to ten percent of the total 
automobile parking spaces required. 

b. Developments within the enterprise zone boundary having an off-street parking requirement of 
20 spaces or more shall provide bicycle parking spaces equal to five percent of the total 
automobile parking spaces required. 

c. All public parking facilities of 20 spaces or more shall provide bicycle parking spaces equal to ten 
percent of the total automobile parking space provided. 

d. All bicycle parking must be provided at the ground level. 

e. If the bicycle parking is placed in the public right-of-way, it shall not obstruct pedestrian 
walkways and shall be required to obtain a right-of-way use permit, encroachment or 
maintenance agreement. 

f. Bicycle racks shall be the "inverted U" type (or equivalent approved by the city engineer). Each 
"inverted U" type rack will count as two bicycle parking spaces. See the Engineering Design 
Criteria Manual, Parts 4 and 5, Street Design, Section K, Bicycle Network, for regulations as to the 
required bicycle racks. 

g. Half of the bicycle parking spaces shall be long-term and half shall be short-term. Development 
with an off-street parking requirement of less than 100 spaces or public parking facilities 
containing less than 100 spaces may provide only short-term parking spaces. 

(Supp. No. 38) 

1. Short-term bicycle parking shall be bicycle racks that provide shoppers, customers, 
messengers and other visitors who generally park for two hours or less a convenient and 
readily accessible place to park bicycles. It should be located within 100 feet of the main 
building entrance. Where there is more than one building on a site, or where a building has 
more than one main entrance, the parking must be distributed to serve all buildings or 
main entrances. 

2. Long-term bicycle parking provides employees, students, residents, commuters and others 
who stay at a site for several hours (or longer) a secure place to store their bicycles. It 
should be located within 500 feet of the main building entrance. 

Exhibit A 
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The following preferred options are suitable: 

Bicycle racks in a locked room or area enclosed by a fence with a locked gate. 

Bicycle lockers. 

Alternatively, the director of neighborhood and development services may approve use of the following options if 

the applicant demonstrates the preferred options are not feasible: 

h. See appendix D, Advisory community design guidelines. These nonmandatory guidelines should 

be consulted prior to designing any bicycle parking. 

(2) Automobile standards. Parking requirements may be adjusted in accordance with section Vll-211{a). 

Use Off-Street Parking Requirements 

Adult book and video stores, adult modeling studios, 1 space/250 square feet of floor area 
adult photographic studios, physical culture 
establishments 

Adult theaters 1 space/three seats 

Alcoholic beverage stores 1 space/250 square feet of floor area 

Automotive-related uses: includes automatic fueling 1 space/1 bay, if any, plus 1 space/each pump island, if 
stations, car wash facilities, automotive service any, plus 1 space/200 square feet of floor area 

stations, garages 

Barber/beauty shop 1 space/customer chair plus 1 space/250 square feet 
of floor area 

Bars and nightclubs, outdoor bars 1 space/100 square feet of floor area 

Bed and breakfast inns 1 space/guest unit plus 2 spaces/D.U. 

Boarding kennels 1 space/350 square feet of floor area 

Botanical gardens 1 space/250 plus 1 space/1,000 square feet of outdoor 
area 

Brewpub 1 space/150 square feet 

Cemeteries, mausoleums and columbaria 1 space/250 square feet of office area 

Colleges and universities 10 spaces/classroom plus spaces for any accessory use 
such as auditoriums or educational dormitories 

Commercial marinas 1 space/500 square feet of storage/repair area plus 
pleasure craft: one space for each 3 slips; and charter 
boats: one space for every three seats 

Day care centers; includes adult and child day care 1 space/300 square feet plus 3 spaces for off street 
loading and unloading. 

Dental offices and clinics 1 space/175 square feet of gross leaseable floor area 

Educational dormitories .5 space/bed 

Emergency shelter home .25/bed plus 1/250 square feet office floor area 

(Supp. No. 38) 
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Financial institutions 1 space/250 square feet of floor area plus 1 
space/automatic teller machine 

Funeral homes and crematories 1 space/5 seats in a chapel with fixed seating or 1 
space/60 square feet of floor area in chapels without 
fixed seating 

Game rooms 1/250 [square feet] floor area 

Golf courses 6 spaces per hole of golf, plus 1 space/250 square feet 
of floor area 

Government uses All uses not listed shall be provided as follows: 
1 space for each 300 square feet for area used by the 
public; 1 space for each 600 square feet for areas not 
used by the public 

Hospitals 1.5 spaces/each bed 

Church/synagogue 1 space/5 seats in a chapel with fixed seating or 1 
space/60 square feet of floor area in chapels without 
fixed seating. 

Industrial (light and heavy) 1 space/500 square feet of floor area 

Libraries 1 space/300 square feet of floor area 

Manufactured housing parks 1 space/manufactured home lot; plus 1 space/300 
square feet of offices, laundry, recreation structure 
and similar facilities 

Medical offices and clinics (all districts) 1 space/200 square feet of floor area up to 3,000 
square feet of gross leaseable floor area, plus 
1 space/250 square feet from 3,001 square feet to 
5,000 square feet, plus 
1 space/300 square feet from 5,001 square feet to 
10,000 square feet, plus 
1 space/350 square feet from 10,001 square feet to 
20,000 square feet, plus 
1 space/400 square feet over 20,000 square feet of 
gross leaseable floor area 

Nursing homes .25 space/bed 

Offices (other than medical or dental offices or clinics) 1 space/200 square feet of floor area up to 3,000 
square feet of gross leaseable floor area, plus 
1 space/300 square feet from 3,001 square feet to 
10,000 square feet, plus 
1 space/325 square feet over 10,000 square feet of 
gross leaseable floor area 

Offices, RMF-R zone (other than medical and clinics) 1 space/350 square feet of floor area 

Hotels/motels 1/guest unit plus additional 1/10 guest units; plus 
spaces for accessory uses 

Pari-mutuel facilities 1 space/4 seats plus 1 space/300 square feet of floor 
area 

Parks 1 space/10 acres plus 1 space/300 square feet of floor 
area, if any 

Private clubs, private recreation clubs 1 space/200 square feet of floor area 

Recreational facilities 1/250 square feet of floor area plus 1/1,000 of 
outdoor recreation area 

(Supp. No. 38) 
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Recycling facilities, junkyards and automobile 1 space/300 square feet of office area plus 1 
wrecking yards space/1,500 square feet of yard area 

Residential dwelling units 2 spaces/D.U. 

Residential dwelling units: Age restricted (senior) 1.5 spaces/D.U. 
housing developments for persons over 55 years of 
age. 

Residentia l dwel ling units: For each multi-family .5 space/D.U. 
dwelling unit designated as affordable to households, 
for a minimum of 30 years, with an income at or 
below 120 percent of the Area Median Income (AMI) 

Restaurants, fast food 1 space/300 square feet 

Restaurants 1 space/150 square feet 

Retail establishments 1 space/250 square feet of floor area 

Schools, high schools 6 spaces/classroom plus spaces as needed for any 
accessory use such as auditoriums 

Schools, elementary, middle and junior high 2 spaces/classroom plus spaces as needed for any 

Add accessory use such as auditoriums 

minimum Self-storage 1 space/10,000 square feet plus 5 spaces 

offttreet Solar Uti lity 1 s~ace ~lus 1 s~aceLSOO sguare feet of floor area 

pa king {excludes ~hotovoltaic ~anel array area) 

requirement Special cabarets 1 space/three seats or 1 space/35 square feet floor 

for a solar area, whichever is greater 

utility. Shopping center 1 space/250 square feet of gross leasable floor area 

Shopping mall 1 space/300 square feet of gross leasable floor area 

Special care homes: Includes assisted living facilities, .5 space/bed 
community residential homes, group home facilities, 
residential treatment facilities 

Stadiums, auditoriums and meeting rooms 1 space/4 fixed seats plus 1 space/100 square feet of 
floor space capable of being used for temporary 
seating 

Storage and warehouse facilities 1 space/300 square feet of office area plus 1 
space/1,500 square feet of floor area 

Tasting rooms 1 space/250 square feet of floor area 

Theaters 1 space/4 seats 

Trade or service establishments 1 space/350 square feet offloor area 

Transmission tower 1 space 

Truck stops 1 space/300 square feet of floor area plus 1 big rig 
space/200 square feet of floor area 

Vehicle sales 1 space/250 square feet of floor area used for 
showroom, parts department and offices plus 1 
space/2,000 square feet of outdoor display area 

Wholesale facilities 1 space/SOD square feet floor area 

Yacht and country club 1 space/250 plus 1 space/1,000 square feet of outdoor 
recreation area 

(3) Alternative parking ratio outside of the downtown zone districts. 

(Supp. No. 38) 
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a. General requirements. Al! alternative parking plans in subparagraph b. below are subject to the 
following general requirements and supersede the requirements of Vll-210 (offsite parking 
facilities) and Vll-211 (shared parking facilities). 

1. Approval. 

A. Alternative parking ratios for site plans outside of the downtown zone districts. 
The director of development services, after consultation with the city engineer, 
shall be authorized to approve alternative plans for providing required off­
street parking spaces in accordance with this section when submitted in 
conjunction with a site plan. 

B. Alternative parking ratios for administrative site plans and building permits 
outside of the downtown zone districts. The planning board shall be authorized 
to approve alternative plans for providing required off-street parking spaces in 
accordance with this section when submitted in conjunction with an 
administrative site plan or building permit. 

2. An attested copy of an approved alternative parking plan must be recorded in the official 
records of Sarasota County on forms approved by the city attorney. An alternative parking 
plan may be amended by following the same procedure required for the original approval. 
The applicant shall provide proofs of recordation prior to approval of the certificate 
occupancy. 

3. Violations of an approved alternative parking plan constitute a violation of these zoning 
regulations and will be subject to the enforcement and penalty of article VIII, enforcement 
proceedings and penalties. 

b. Parking ratios. Where the applicant feels the required parking ratios of this section are too high, 
or where the proposed use is not listed in the table, data submitted by the applicant may be used 
to determine the appropriate ratio for the specific proposed use. Such data may include site 
studies from similar uses, generally accepted engineering standards (for example, ITE parking 
rates), or independent engineering calculations based on the nature of the proposed use. The 
director of development services, in coordination with the city engineer, shall evaluate such 
submittals to determine an acceptable ratio for the proposed use for site plans. The planning 
board shall evaluate such submittals to determine an acceptable ratio for the proposed use for 
administrative site plans and building permits. 

{Ord. No. 02-4357, 4-29-02; Ord. No. 03-4429, § 11, 1-21-03; Ord. No. 04-4538, § 11, 6-7-04; Ord. No. 04-4547, § 

10, 6-7-04; Ord. No. 07-4770, § 2, 12-17-07; Ord. No. 08-4799, § 2, 4-28-08; Ord. No. 13-5041, § 2(att. 1), 3-4-13; 
Ord. No. 20-5309, § 2(Exh. A), 11-2-20; Ord. No. 22-5427, § 2(Exh. A), 9-6-22; Ord. No. 23-5474, § 2{Exh. A), 4-17-
23) 

(Supp. No. 38) 
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Sec. Vll-303. Buffer requirements and installation standards. 

(a) General. 

(1) Vegetated buffers shall be required to separate land uses of different intensities from each other to 
eliminate or minimize potential negative effects such as dirt, noise, litter, glare of lights, signs, parking 
areas, or to provide spacing to reduce the adverse impacts of noise, odor, or danger from fires or 
explosions. Buffers will also provide open space and natural barriers around the perimeter of a 
proposed land use in order to separate and screen the proposed use from adjacent development and 
vacant land. 

(2) The amount of land and the type and amount of planting specified for each buffer required by the 
division are designed to ameliorate nuisances between adjacent land uses. The plant units required for 
each of the buffers have been formulated to ensure they, in fact, function as transitional buffers. 

(3) The width, amount of vegetation, and other features of a buffer will vary depending on the nature of 
the abutting development and vacant land. 

(4) A buffer may be used for passive recreation, when appropriate upon approval of the approving 
authority. In such instances, the buffer may contain pedestrian and bicycle trails and siting areas, 
provided that: 

a. Minimal plant material is eliminated; 

b. The total width of the buffer is maintained; and 

c. All other regulations of this Code are met. 

(5) Minimal, generally perpendicular, utility crossings may be included in a buffer provided that: 

a. Canopy trees are neither displaced nor prevented from being planted; and 

b. Comparable performance standards are maintained. 

In instances where utility easements are permitted in buffers, landscaping (buffer plantings) in those 
utility easements will not be allowed unless agreed to by the agency controlling the easement. 

(6) Concrete curbs or other barrier at least six inches high shall be provided between vehicular use areas 
and landscaped buffer areas to protect the landscaping. 

(7) Use of buffers. A buffer may be used for utility or drainage easements, provided that the requirements 
of such use and the buffer requirements are compatible. 

(8) Maintenance of buffer integrity. Buffers shall remain part of the zoning lot for which they are required. 

(9) No development within the required buffer. The required buffer shall not contain any development, 
impervious surfaces, or site features that do not function to meet the standards of this section. 

a. No grading, development, or land-disturbing activities shall occur within the buffer unless 
approved as part of a development plan. 

(Supp. No. 38) 

1. Stormwater detention or treatment areas and easements shall be shown on the approved 
landscape plan and such areas shall not occupy more than SO percent horizontally, of the 
width of the buffer. 

2. Utility easements required to be located within a buffer may occupy more than 50 percent 
horizontally, of the width of the buffer, provided that a landscape plan agreed to by the 
agency controlling the easement is approved by the director of neighborhood and 
development services. 
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(10) The arrangement of required plants and trees shall be distributed in a relatively uniform manner and as 
depicted on the approved landscape plan. 

(11) Existing trees and vegetation within a required buffer which meet these requirements may be counted 
toward the total buffer plant material requirements. If existing trees and plants do not fully meet the 
standards for the type of buffer required, additional vegetation shall be planted. 

(b) Location o/ buffers. The buffers required by these regulations shall be located along the perimeter of a 
zoning lot where required, except at approved entrances or exits to the property or in required sight 
triangles. Buffers shall extend to the zoning lot line or right-of-way line, except where easements, covenants, 
or natural features may require the buffer to be set back from the property line. 

(c) Determination of required buffer. The type and width of buffer required between a proposed land use and an 
a butting land use is based on the degree of compatibility between the uses. To determine the type of buffer 
required between two abutting zoning lots refer to table Vll-301 below. 

Table Vll-301. Buffer Type Required by Impact Category and Land Use 

Adjacent Site-Existing or Future Land Use (whichever 
is most restrictive) 

Proposed Use Residential Office Commercial Production 
Intensive 
Commercial 

Impact category 1, multi-family residences, group A A B C 
housing, nursing homes, and dorms 

Impact category 2, all permitted uses in office zones; A None A B 
conditional uses in residential zones required 

Impact category 3, all permitted uses in commercial B A None None 
and special purpose zones; conditional uses in office required required 
zones 

Impact category 4, all permitted uses in production C B A None 
intensive commercial zones; conditional uses in required 
commercial and special purpose zones 

{d) Interpretation and exceptions. 

(1) letters (A, B, and C) indicated in table Vll-301 above refer to buffer types required. 

(2) For purposes of determining buffer requirements, if any, the director of neighborhood and 
development services is authorized to make all interpretations relating to proposed land uses and 
specific impact categories on the site proposed for development, and existing or future land uses on 
adjacent sites. 

(3) Buffers shall not be required for single-family dwellings, duplexes, or on zoning lots in the CT or CBN 
zone districts. 

(4) Buffers may be waived or reduced on zoning lots where the adjacent land use is more intensive and/or 
existing buffers are already in place. Such waivers shall be approved by the director of neighborhood 
and development services as part of an administrative site plan or by the planning board or city 
commission, as applicable, for all other site plan applications (reference zoning code section IV-501). 

(5) Buffers shall not be required for accessory uses internal to residential developments for use by its 
residents. 

(Supp. No. 38) 

Exhibit A 



Solar Utilities ZTA 
24-ZTA-03

Page 18 of 140

(6} Type B buffers shall be required for accessory uses when they abut other properties in a residential 
zone district. 

(7) In order to screen photovoltaic panels. a Solar Utility shall be required to install an opaque fence not 

Add buffer 
standard for 
a solar utility 
to require 
installation 
of an 
opaque 

less than six (6) feet in height at the perimeter of its zon ing lot that is adjacent to an existing or future perimeter 
land use that is residentia l, office, or commercia l and at the perimeter of a zoning lot that is adjacent to fence. Also 
a street. In a situation where a tree is requ ired to be planted in a buffer area and where it can be 
demonstrated that the tree will block or interfere with sunlight being captured by a photovoltaic panel 
used to generate electricity, the city may approve an enhanced or modified buffer. 

(e} Buffer illustrations and specifications. The buffer illustrations in exhibits 1 through 3 hereof graphically 
indicate the specifications of each buffer. Buffer requirements are stated in terms of the buffer width and 
number and type of plant units required per 100 linear feet, or fraction thereof, of buffer. The requirements 
of a buffer may be satisfied by any of the options illustrated within a buffer category type. The plant unit 
multiplier is a factor by which the basic number of plant units required for a given buffer is determined in 
accordance with the selected width of that buffer. To determine the total number of plant units required, 
the length of each side of the property requiring a given type of buffer shall be divided by 100 and multiplied 
by the number of plant units shown in any of the options illustrated. Any buffer area that overlaps another 
buffer area shall be subtracted from the total to avoid double counting. If the calculations required by th is 
subsection yield a fractional number, that number shall be rounded up to the next highest whole number. 

(1} Each illustration (exhibits 1 through 3 hereof) depicts the total buffer required between two uses. 

(2) Whenever a wall, fence, or berm is required within a buffer, these are shown as "structure required" in 
the buffer illustrations, where their respective specifications are also shown. (See exhibits 4 and 5 
hereof) . 

(3) All buffers shall be provided with a ground cover of vegetation or other organic material. Buffers shall 
be maintained free from junk and debris. Dead or diseased vegetation shall be removed and replaced 
with healthy vegetation. The responsibility to maintain and replace plant materials shall be that of the 
landowner on whose property the plant material needing maintenance or replacement is located. 

(4) The density and type of buffer planting shall be arranged to achieve maximum reasonable protection 
to adjoining less intense uses. 

(5) Where the buffer type selected requires a berm, the berm should be graded to appear smooth, 
rounded and natural. Its slopes shall not exceed 3:1 grade. 

(6} Use of fences, walls, berms, and hedges when not required in a specific buffer type. Any combination 
of additional fences, walls, or berms may be used to supplement required trees, shrubs in required 
buffers. All chain-link fencing shall have all components vinyl coated (i.e., either green, black or brown 
vinyl}. Chain link fences shall be accompanied by planting of a vine or shrub for each ten-foot section of 
fence so that the foliage will grow to create a fence that will be at least 60 percent opaque. 

(7} Fences and walls, location and finished side. Whenever a fence or wall is placed in a required buffer, 
the fence or wall shall be placed on, or near, the property line (as illustrated in the various buffer types) 
with the finished side of such fence or wall facing off the property on which the buffer is located. 

(Ord. No. 02-4357, 4-29-02; Ord. No. 03-4472, § 9, 6-16-03; Ord. No. 04-4538, § 12, 6-7-04; Ord. No. 07-4770, § 2, 
12-17-07; Ord. No. 09-4838, § 2(att. 1}, 2-17-09; Ord. No. 13-5041, § 2(att. 1}, 3-4-13} 

(Supp. No. 38) 
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Sec. Vll-601. Purpose. 

The purpose of this division is to provide regulations governing the size, location, and operation of certain 
uses and development types that have the potential to adversely affect adjoining uses. 

(a) Quick vehicle servicing/motor vehicle service uses. 

(b) Motor vehicle sales agency/lots (new or used). 

(c) Accessory drive-through facilities. 

(d) Stadiums and auditoriums. 

(e) Automobile wrecking yards and recycling facilities. 

(f) Accessory outdoor restaurants. 

(g) Child care and family day care facilities. 

(h) Commercial wireless telecommunication towers and antennas. 

(i) Reserved. 

0) Outdoor commercial recreation facilities. 

(k) Reserved. 

(I) Religious institutions. 

(m) Cottage court housing development. 

(n) Motor vehicle fuel pumps. 

(o) Pharmacies. Pharmacies where permitted shall meet the following standards: 

(1) New pharmacies in the Downtown Core (DTC) zone district shall be placed at least 1,000 feet 
apart from existing pharmacies. 

(2) Medical marijuana dispensaries shall be located at least 500 feet from elementary, middle and 
secondary schools. 

(p) Motor vehicle showroom. 

(q) Motor vehicle storage lot. 

(r) Sale of alcoholic beverages. 

(s) Bed and breakfast inns. 

(t) Schools, kindergarten, elementary, secondary, vocational and trade (public or private). 

(u) Car washes, self-service and non-self-service. 

(v) Reserved. 

(w) Non-profit bingo. 

(x) Open air market/bazaar. 

(y) Attached single-family. 

{z) Alcoholism and drug receiving and treatment center. 

(aa) Group living. 

(bb) Convenience store. 
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Add solar 
util y to 
identify 
specific 

standards 

(cc) Accessory dwelling units. 

(dd) Manufactured home parks. 

(ee) Temporary uses and activities. 

(ff) Accessory home occupations. 

(gg) Flag lots. 

(hh) Short-term housing and mass shelters. 

(ii) Mobile food truck. 

Oil Brewpub. 

(kk) Tasting room. 

(II) Accessory nanobrewery/nanodistillery. 

(mm) Solar utility. 

{Ord. No. 02-4357, 4-29-02; Ord . No. 03-4472, § 5, 6-16-03; Ord. No. 06-4682, § 2, 7-26-06; Ord. No. 10-4912, § 

2(att. 1), 6-7-10; Ord . No. 18-5234, § 2(Exh. A), 2-5-18; Ord. No. 20-5309, § 2(Exh. A), 11-2-20; Ord . no. 21-5364, § 

2(Exh. A), 5-18-21; Ord. No. 22-5427, § 2(Exh. A), 9-6-22) 

Sec. Vll-602. Specific standards for certain uses. 

Adding specific requirements applicable to a solar utility 
(mm) Solar Utility 

(1) A solar utility is an electric production facility that converts sunlight into electricity which may be 
transmitted to a power grid for off-site consumption . A limited amount of electricity produced onsite 
may be used to power onsite facilities associated with the solar utility. 

(2) A professionally prepared glint and glare assessment shall be submitted for review in order to determine 
ocular impacts of sunlight reflect ions from photovoltaic panels that may result from the proposed solar 
utility. 

(3) Photovoltaic panels sha ll not be highly reflective and shall be oriented in a manner that does not cast 

sunlight reflection as glint or glare onto neighboring properties, especially windows. or create a safety 

concern for vehicles on a street or aircraft operations associated with the Sarasota Bradenton 

International Airport. In such cases, the use of screening, a non-reflective surface as an alternat ive 

finish, or other mitigation may be required. 

(4) The Sarasota Bradenton International Airport shall review a proposed solar utility that is to be located 
within three (3) miles of an airport runway to determine if the proposal is consistent with Federal 
Aviation Administration {FAA) requ irements and will not interfere with aircraft operations. The glint and0 

glare assessment shall be provided to the Airport for th is review and results must show that the 
proposed solar array does not pose glint or glare problems for: (1) aircraft approaching or departing the 
airport and (2) Air Traffic Control Tower (ATCT) staff. 

(5) A solar utility shall comply with city sound regulations. Mechanical equipment. such as an inverter or a 
transformer. may require soundproofing or noise attenuation, being located inside a fully enclosed 
structure, or being located at the center of a site. 
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(6) Prior to issuance of a building permit for a solar utility, the developer of a so lar utility shall obtain, when 
applicable, solar easements from nearby property owners that protect access to sunlight on the solar 
util ity zoning lot. Solar easements may prohibit neighboring property owners from building any 
structure or allowing trees to grow in a way that prevents sunlight from reaching a solar energy system. 

(7) Prior to issuance of a building permit for a solar utility, the developer shall submit a decommissioning 
plan to describe actions an owner must take once a solar uti lity stops producing elect ricity. The 
decommissioning plan shall designate responsible parties and describe when and how the parties wi ll 
remove and recycle or reuse system components and restore the zon ing lot to an appropriate cond ition 
for future use. The decommission ing process shall begin no later than 180 calendar days after the solar 
utility stops producing electricity. 

(Ord. No. 02-4357, 4-29-02; Ord. No. 03-4429, § 12, 1-21-03; Ord. No. 03-4472, §§ 5, 10, 11, 6-16-03; Ord. No. 04-
4514, § 7, 1-20-04; Ord. No. 04-4515, § 11, 1-20-04; Ord. No. 04-4531, § 3, 6-7-04; Ord. No. 04-4538, § 13, 6-7-04; 
Ord. No. 04-4573, § 12, 6-20-05; Ord. No. 05-4649, § 3, 2-21-06; Ord. No. 06-4682, § 2, 7-26-06; Ord. No. 07-4720 § 
2, 5-21-07; Ord . No. 07-4770, § 2, 12-17-07; Ord . No. 08-4799, § 2, 4-28-08; Ord. No. 09-4838, § 2(att. 1), 2-17-09; 
Ord. No. 09-4890, § 2(att. 1), 10-19-09; Ord. No. 10-4912, § 2{att. 1), 6-7-10; Ord. No. 10-4915, § 2(att. 1), 6-7-10; 
Ord. No. 10-4927, § 2(att. 1), 2-22-11; Ord. No. 13-5041, § 2(att. 1), 3-4-13; Ord. No. 13-5049, § 2(Att. 1), 4-15-13; 
Ord . No. 20-5309, § 2(Exh. A), 11-2-20; Ord. No. 21-5346, § 3(Exh. A), 12-7-20; Ord. No. 21-5364, § 2(Exh. A), 5-18-
21; Ord. No. 20-5337, § 2(Exh. A), 8-17-21; Ord. No. 22-5404, § 3(Exh. A), 3-7-22; Ord. No. 22-5414, § 2(Exh. A), 5-
16-22; Ord . No. 22-5415, § 2(Exh . A), 4-16-22; Ord. No. 22-5427, § 2(Exh. A), 9-6-22) 
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Recommendation and Motion for the Planning Board 
 

Based on evidence in the record and the applicable standards for review, staff recommends the 
following moƟon: 

Adopt a moƟon to find Zoning Text Amendment 24-ZTA-03 consistent with SecƟon IV-1206 of 
the Zoning Code and recommend approval of the Zoning Text Amendment to the City 
Commission. 

 

AlternaƟve MoƟon: 

Adopt a moƟon to find Zoning Text Amendment 24-ZTA-03 inconsistent with SecƟon IV-1206 of 
the Zoning Code and recommend denial of the Zoning Text Amendment to the City Commission. 
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Proposed Text Revisions for Adding Solar UƟliƟes to the Zoning Code

Revisions highlighted in yellow 
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DIVISION 6. PRODUCTION INTENSIVE COMMERCIAL ZONE DISTRICTS 

Sec. VI-601. Intent and purpose. 

(a) Intent and purpose. The intent and purpose of the Production Intensive Commercial (PIC) districts is to 
preserve land for manufacturing, warehousing, and intensive commercial developments and provide for 
areas that have a mix of uses with a strong industrial orientation. The zones differ in the mix of allowed uses, 
the allowed intensity of development and the development standards. The regulations promote areas, that 
consist of uses and developments, which will support the economic viability of the specific zoning district and 
of the city. The regulations protect the health, safety and welfare of the public, addresses area character, 
and address environmental concerns. In addition, the regulations provide clarity to property owners, 
developers, and neighbors about the limits of what is allowed.  

(b) List of the production intensive commercial districts. The full names, short names and map symbols of the 
production intensive commercial districts are listed below. When this Code refers to the Production intensive 
commercial zones it is referring to the zones listed here.  

Full Name  Short Name/Map Symbol  
Intensive Commercial District  ICD  
Industrial General District  IGD  
Industrial Heavy District  IHD  
The following zone districts are not implementing districts and may not be used in future petitions for rezoning. 
See section VI-101.  
Commercial Intensive  CI  
Industrial Light Warehousing  ILW  
Industrial  I  

 

(c) Characteristics of the zones. 

(1) ICD. The Intensive Commercial district (ICD) is intended to provide areas where a wide range of 
employment opportunities without potential conflicts from interspersed residential uses. The emphasis 
is on intensive commercial and industrially related uses. Other commercial uses are allowed to support 
a wide range services and employment opportunities. The development standards are intended to 
allow new development, which is similar in character to existing development while promoting viable 
and attractive intensive commercial areas.  

 

ICD 
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(2) IGD. The Industrial General district (IGD) is intended to provide areas where most industrial uses may 
locate, while other uses are restricted to prevent potential conflicts and to preserve land for industry. 
The development standards are intended to allow new development, which is similar in character to 
existing development while promoting viable and attractive industrial areas.  

 

IGD 
 

(3) IHD. The Industrial Heavy district (IHD) is intended to provide areas where all kinds of industries may 
locate, including those not desirable in other zones due to their objectionable impact or appearance. 
The development standards are the minimum necessary to assure safe, functional, efficient, and 
environmentally sound development.  

 

IHD 
 

The following zone districts are not implementing districts and may not be used in future petitions for rezoning. 
See section VI-101.  

(4) CI. The intent and purpose of the CI district is to permit and facilitate the proper development of high 
intensity commercial development. Uses in this district require highly visible and highly accessible 
locations with direct access to streets carrying large volumes of traffic that serve regional needs. It is 
further intended that substantial buffering and other design techniques shall be used to mitigate 
negative impacts on nearby or adjacent uses. This is not an implementing district and there shall be no 
further rezonings to the CI zone district. The standards contained in this district shall only be applied 
only to those zoning lots which are currently zoned CI.  

(5) ILW. The intent and purpose of the ILW district is to permit light manufacturing, processing, storage 
and warehousing, wholesaling and distribution and to facilitate the proper development and use. This 
is not an implementing district and there shall be no further rezonings to the ILW zone district. The 
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standards contained in this district shall only be applied only to those zoning lots which are currently 
zoned ILW.  

(6) I. The intent and purpose of the I district is to permit heavy industrial uses which have the potential of 
producing extensive adverse impacts on surrounding land uses or resources and to facilitate the proper 
development and use. Such uses include those that produce noise, odors or increased hazards of fire, 
or are generally incompatible with lower-intensity land uses. It is generally required that industrial 
processes will take place within enclosed buildings. This is not an implementing district and there shall 
be no further rezonings to the I zone district. The standards contained in this district shall only be 
applied only to those zoning lots which are currently zoned I.  

(Ord. No. 02-4357, 4-29-02) 

Sec. VI-602. Primary uses. 

(a) Definitions. Certain specific uses are defined in article II, division 2. The use categories are described in article 
II, division 3.  

(b) Permitted uses. Uses permitted in the production intensive commercial zones are listed in tables VI-601 and 
VI-601A with a "P." These uses are allowed if they comply with the development standards and other 
regulations of this Code.  

(c) Conditional uses. Uses allowed in the production intensive commercial zones, if approved through the 
conditional use review process, are listed in tables VI-601 and VI-601A with either a "C" if the use is a major 
conditional use, or an "MC" if the use is a minor conditional use. These uses are allowed provided they 
comply with the conditional use approval criteria, the development standards, and any other regulations of 
this Code.  

(d) Provisional uses. Uses allowed, if approved through the provisional use review process, are listed in tables VI-
601 and VI-601A with an "L". Provisional uses are similar to those regulated by a conditional use permit that, 
by their nature, may, but do not necessarily have significant adverse effects on the environment, overburden 
public land and services, change the desired character of an area, create major nuisances, or most 
importantly present the possibility of a change in circumstances during their life.  

(e) Use limitations. Uses allowed that are subject to limitations are identified with bracketed numbers in tables 
VI-601 and VI-601A. The limitations that correspond to the bracketed numbers are stated at the end of 
tables VI-601 and VI-601A. These uses are allowed if they comply with the use limitations, development 
standards and other regulations of this Code.  

(f) Accessory uses. Common accessory uses are listed as examples with each use category. Accessory uses are 
allowed by right, in conjunction with the primary use, unless stated otherwise in these regulations. Also, 
unless otherwise stated, they are subject to the same regulations as the primary use. See article VII, division 
9 for specific accessory use standards.  

(g) Prohibited uses. Uses listed in tables VI-601 and VI-601A without any symbol (i.e., blank space) are prohibited 
as primary uses, however, some may be permissible as accessory uses as prescribed in article VII, division 9 
of this Code. Existing uses in categories listed as prohibited may be subject to the regulations of article V, 
vested rights and non-conformities.  
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Table VI-601. Primary Uses Allowed, Production Intensive Commercial  

 Use Categories  ICD  IGD  IHD  
blank = Prohibited Use  C= Major Conditional Use  MC= Minor Conditional Use  L = 
Provisional Use  
P = Permitted Use  
RESIDENTIAL USE CATEGORIES  
Household Living     

 Group Living     

 COMMERCIAL CATEGORIES  
Commercial Recreation  C    

 Commercial Parking  P    

 Quick Vehicle Servicing  P  P  P  
Major Event Entertainment  C    

 Office  P  P  P  
Retail Sales and Service  Only retail sales and service as noted below  
 Sales-oriented  P  P  P  
  Exceptions to sales-oriented noted below  
  Convenience store  C  C  C  
 Personal service-oriented  P  P  P  
 Pharmacy  P    

  Entertainment-oriented  P  P  P  
  Exceptions to entertainment-oriented noted 

below  
  Bars, Tavern, Nightclubs  C  C  C  
  Hotel/Motel and Other Temporary Lodging  P    

  Mobile food truck  P  P  P  
 Repair-oriented  P  P  P  
 Adult Use Establishments (see article IV, 
division 4)  

C  C  C  

Self-Storage  P  P  P  
Vehicle Repair  P  P  P  
INDUSTRIAL USE CATEGORIES  
Industrial Service    P  P  
Boat sales, storage and repair  P  P  P  
Contractor storage yard  P  P  P  
Microbrewery, winery, craft distillery  P  P  P  
Printing shop  P  P  P  
Solar utility  P P 
Tool and equipment rental  P  P  P  
Upholstery and furniture repair shop  P  P  P  
Manufacturing and Production    L  P  
Artist, sculptor, potter, weaver, etc. studios  P  P  P  
Warehouse and Freight Movement    P  P  
Waste Related     C  

Adds solar 
uƟlity as a 
permiƩed 
use in IGD 
and IHD. 
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Wholesale Sales  P  P  P  
INSTITUTIONAL USE CATEGORIES  
Basic Utilities  P  P  P  
Colleges  C    

 Community Services  MC  MC  MC  
 Short-Term Housing and Mass Shelters  C    

 Day Care  P  P  P  
Medical Centers     

 Parks and Open Space  P  P  P  
Private Clubs  MC    

 Religious Institutions  P  P  P  
Schools  P  P  P  
OTHER USE CATEGORIES  
Aviation and Surface Passenger Terminals  C  C  C  
Detention Facilities    C  C  
Radio and Frequency Transmission Facilities  C  C  C  
 Commercial Wireless Telecommunication 
Towers  

C  C  C  

Rail Lines and Utility Corridors    C  C  
 

Table VI-601A. Primary Uses Allowed, Production Intensive Commercial  

 Use Categories  CI  ILW  I  
blank = Prohibited Use  C= Major Conditional Use  MC= Minor Conditional Use  L = 
Provisional Use    
P = Permitted Use  
RESIDENTIAL USE CATEGORIES  
Household Living     

 Group Living  Only group living use types below  
 Dormitory, educational  P    

 COMMERCIAL CATEGORIES  
Commercial Recreation  Only commercial recreation use types below  
 Recreational facilities (indoor)  P  P  P  
 Recreational facilities (outdoor)  C  P  P  
Commercial Parking  P  P   

 Quick Vehicle Servicing  Only quick vehicle service use types below  
 Automatic fueling station    P  P  
 Car wash (non-self-service)  MC  P  P  
 Car wash (self-service)  P  P  P  
 Motor vehicle fuel station  P  P  P  
 Motor vehicle service station  P  P  P  
Major Event Entertainment  Only major event entertainment use types below  
 Auditorium, convention center  P  P  P  
 Pari-mutual facility  C    
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 Office  Only office use types below  
 Alarm system, security operation office  P  P   

  Contractor, tradesman's shop/office  P(1)  P  P  
 Data and Computer services  P  P   

  Employment Office  P  P  P  
 Financial Institutions  P  P  P  
 Medical/Dental Laboratory  P  P  P  
 Newspaper Office w/o printing plant  P  P   

  Office, business or professional  P  P  P  
 Office or clinic, medical or dental  P  P  P  
 Optical and eye care facility    P   

  Travel agency  P  P   

  Radio and television station w/o transmission 
towers or dishes  

P  P  P  

Retail Sales and Service  Only retail sales and service use types below  
 Sales-oriented    P   
  Exception to sales-oriented noted below  
 Adult bookstore/video store (3)  P  P  P  
 Adult theater (3)  C  C  C  
 Alcoholic beverage store  MC    

  Antique Store  P  P   

  Apparel/clothing store  P  P   

  Appliance and household equipment sales, 
lease or service  

P  P   

  Art or framing gallery  P  P   

  Art or craft supplies, retail  P  P   

  Automobile rental agencies  P  P  P  
 Bakery, retail  P  P   

  Bar or tavern  C  MC   

  Barber, Beauty Shop, tanning salon  P  P   

  Bed and Breakfast     

  Boat sales, rental or lease  P  P   

  Book, stationery store  P  P   

  Brewpub  P  P  P  
 Carpet or floor retail sales  P  P   

  Convenience store  C  C  C  
 Copying, duplicating shop  P  P   

  Crematory  P  P  P  
 Dance and music studio  P  P   

  Delicatessen  P  P   

  Department store     

  Drugstore  P  P   

  Dry cleaners or laundromat, retail  P  P   

  Florist, plant or gift shop  P  P   
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  Food or grocery store  P  P   

  Fortune tellers, astrologists, psychics, palmists, 
etc.  

P  P   

  Funeral homes  P  P  P  
 Furniture sales  P  P   

  Garden center or plant nursery w/o outside 
bulk material storage)  

P  P  P  

 Hardware store  P  P  P  
 Health club or spa, exercise, exercise 
instruction or dance facility  

P  P  P  

 Home electronic sales, lease or service  P  P   

  Home improvement center  P  P  P  
 Hotel/motel     

  Interior design and decorating shop  P  P   

  Jewelry store  P  P   

  Lawn mower sales and service  P  P  P  
 Locksmith  P  P  P  
 Mobile food truck    P   

  Motor vehicle parts, retail  P  P  P  
 Motor vehicle sales agency  P  P  P  
 Motor vehicle sales lot (used)  P  P  P  
 Motor vehicle showroom  P  P  P  
 Music store  P  P   

  Newspaper, magazine or tobacco store  P  P   

  Nightclub  C  C   

  Office equipment sales, lease and service  P  P   

  Pawn Shop  P    

  Pet grooming services (2)  P  P   

  Pet store (w/o kennels)  P  P   

  Pharmacy  P(6)  P(6)   

  Photographic studios  P  P   

  Photographic stores, retail  P  P   

  Physical culture establishment (3)  C  C  C  
 Restaurant  P  P  P  
 Restaurant, fast food  P  P  P  
 School, vocational, trade or business  P  P  P  
 Shoe repair  P  P   

  Shoe store, sales (retail)  P  P   

  Sporting goods, retail (not boats)  P  P   

  Tailor or Dressmaker  P  P   

  Theater, commercial  P  P   

  Theater, non-profit community  P  P  P  
 Thrift shop  P  P   

  Variety retail  P  P   
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  Variety, sundry or candy store  P  P   

  Veterinary clinic  P  P   

  Video, movie store (non-adult)  P  P   

 Self-Storage  P  P  P  
Vehicle Repair  P  P  P  
INDUSTRIAL USE CATEGORIES  
Industrial Service  Only industrial service use types below  
 Boat sales, storage and repair  P  P  P  
 Contractor storage yard  P(5)  P  P  
 Contractor, Tradesman's shop/office 
(unlimited)  

  P(5)  P  

 Furniture repair, dipping and stripping, 
upholstery  

P  P  P  

 Heavy machinery and equipment sales    P  P  
 Kennel, boarding    P  P  
 Laundry and dry cleaning facility    P  P  
 Microbrewery, winery, craft disillery  P  P  P  
 Motor vehicle towing/storage    MC  P  
 Motor vehicle wrecking yard     C  
 Outdoor storage yard    P (4)  P  
 Printing shop  P  P  P  
 Recycling materials separation facility    MC  P  
 Recycling center    MC  P  
 Research and development (HAZMAT)    C  C  
 Research and development (non-HAZMAT)    P  P  
 Taxi or limousine dispatching service  P  P  P  
 Taxi or limousine operations facility  P  P  P  
 Tool and equipment rental  P  P  P  
 Truck stop    P  P  
 Upholstery and furniture repair shop  P  P   

 Manufacturing and Production  Only manufacturing and production use types 
below  

 Artist, sculptor, potter, weaver, etc. studios  P  P  P  
 Assembly (HAZMAT)    C  C  
 Assembly (non-HAZMAT)    P  P  
 Boat building and repair yard    P  P  
 Carpentry or cabinet shop  P  P  P  
 Generating Plant, electric or gas    C  C  
 Manufacturing, paper products and stationery 
(excluding paper)  

  MC  P  

 Manufacturing, candy and confections    P  P  
 Manufacturing, clothing dry goods and apparel 
(not tanning or curing of raw hides or skins)  

  P  P  

 Manufacturing, cosmetics and perfume    C  C  
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 Manufacturing, electronic equipment, 
appliances and components  

  P  P  

 Manufacturing, fabricating, heating, plumbing 
and air conditioning equipment  

   P  

 Manufacturing, fabricated metal     P  
 Manufacturing, furniture and fixtures    MC  P  
 Manufacturing, motor vehicle parts     P  
 Manufacturing, musical instruments and toys    P  P  
 Manufacturing, optical and glass products    MC  P  
 Manufacturing, pharmaceuticals    P  P  
 Manufacturing, pottery, ceramics    MC  P  
 Manufacturing, processing, compounding, 
foods (not slaughterhouse)  

MC    P  

 Marble tile, processing, polishing or cutting    P  P  
 Masonry and stone working    P  P  
 Molding, casting or shaping of plastic products    MC  P  
 Newspaper Office w/ printing plant    P  P  
 Testing/experimental laboratories (non-
HAZMAT)  

  P  P  

 Testing/experimental laboratories (HAZMAT)    C  C  
 Welding, blacksmith or machine shop    P  P  
Warehouse and Freight Movement  Only warehouse and freight movement use types 

below  
 Coal, wood and lumber yards    P  P  
 Cold storage facility    P  P  
 Motor vehicle storage lot  P  P  P  
 Moving and storage operations    P  P  
 Package express delivery services  P  P  P  
 Warehouse and distribution (HAZMAT)    C  C  
 Warehouse and distribution (non-HAZMAT)  P  P  P  
Waste-Related     

  Trash and refuse removal service    C  C  
Wholesale Sales  Only wholesale sale use types below  
 Wholesale facility    P  P  
 Wholesale facility (w/o manufacturing onsite)  P  P  P  
 Garden center or plant nursery w/ outside bulk 
material storage)  

P  P  P  

INSTITUTIONAL USE CATEGORIES  
Basic Utilities  P  P  P  
Colleges  P    

 Community Services  Only community service use types below  
 Library  P  P   

  Social Service facility  C    

 Day Care  Only day care use types below  
 Adult day care  P  P   
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  Child care  P  P   

  Family day care     

 Medical Centers     

 Parks and Open Space  Only park use types below  
 Cemeteries, columbaria and mausoleums  P  P  P  
 Park  P  P  P  
Private Clubs  P  P  P  
Religious Institutions  P  P  P  
Schools  P    

 OTHER USE CATEGORIES  
Aviation and Surface Passenger Terminals  Only terminal use types below  
 Bus and transportation terminals  P  P  P  
Detention Facilities     

 Radio and Frequency Transmission Facilities    P  P  
 Commercial Wireless Telecommunication 
Towers  

C  P  P  

Rail Lines and Utility Corridors  Only as specified below  
 Railroad ROW, tracks, sidings, yards, areas for 
rail car storage and switching facilities  

  P  P  

 

Notes for Table VI-601A:  

(1) Manufacturing limitation. No manufacturing of concrete or asphalt on site.  

(2) Pet grooming limitation. No boarding, kennel or veterinary services are permitted.  

(3) Adult use limitation. See specific restrictions found in article IV, division 4 of this Code.  

(4) Outdoor storage limitation. No wrecking yards, including motor vehicle or junk yards, or yards in whole 
or in part used for scrap or salvage operations, or processing, storage, display or sale of scrap, salvage 
or used building materials, motor vehicle or motor vehicle parts.  

(5) Contractor storage yard limitation. No storage, display or sale of scrap, salvage, second hand building 
materials, inoperative motor vehicles or used motor vehicle parts allowed.  

(6) Pharmacy limitation. Pharmacy use permitted only when accessory to a drugstore or grocery store. 
Pharmacy as a primary use is prohibited.  

(Ord. No. 02-4357, 4-29-02; Ord. No. 04-4515, § 9, 1-20-04; Ord. No. 06-4663, § 2, 3-20-06; Ord. No. 06-4682, § 2, 
7-26-06; Ord. No. 08-4799, § 2, 4-28-08; Ord. No. 09-4848, § 2(att. 1), 2-17-09; Ord. No. 13-5043, § 2(exh. A), 3-4-
13; Ord. No. 13-5055, § 2(Att. 1), 5-6-13; Ord. No. 18-5234, § 2(Exh. A), 2-5-18; Ord. No. 21-5364, § 2(Exh. A), 5-18-
21; Ord. No. 22-5427, § 2(Exh. A), 9-6-22) 
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Sec. VI-603. Development standards. 

(a) Residential structure types allowed. A very narrow range of residential structure types is allowed in the 
Production Intensive Commercial zones. The residential structure types allowed in the commercial zones are 
stated in table VI-602. The residential structure types are defined in article II, division 2.  

Table VI-602. Residential Structure Types Allowed in the Production Intensive Commercial Zones  

 Structure Type  ICD  IGD  IHD  CI  ILW  I  
P = Permitted C= Major conditional use MC= Minor conditional use blank = Prohibited use  
Accessory dwelling unit  
See section VII-904(5)  

P  P  P  P  P  P  

Attached duplex        
 Attached single-family        
 Cottage court housing development        
 Detached single-family        
 Duplex/two-family        
 Group living structure      P 

(educational 
dormitories 
only)  

  

 Manufactured home        
 Manufactured home park        
 Mobile home        
 Multi-dwelling development        
 Multi-dwelling structure, large        
 Multi-dwelling, small        
 Triplexes/three family        
 Live/work unit        
 Mixed use development        

 

(b) Reserved. 

(c) Floor area ratio. 

(1) Purpose. Floor area ratios (FARs) regulate the amount of use (the intensity) allowed on a zoning lot. 
FARs provide a means to match the potential amount of uses with the desired character of the area 
and the provision of public services. FARs also work with height and setback coverage standards to 
control the overall bulk of development.  

(2) FAR standard. The floor area ratios are stated in Table VI-603. These FARs apply to all nonresidential 
development including hotel/motel uses and certain community service uses that may also have to 
comply with a density standard. Additional floor area is allowed for residential (residential use 
categories) development.  

(d) Reserved. 

(e) Height. 

(1) Purpose. The height limits are intended to control the overall scale of buildings.  

(2) Height standard. The height standards for all structures are stated in table VI-603 and VI-603A.  

(3) Extensions (encroachments) above the maximum height. Extensions above the maximum height of 
structures are detailed under height limitations in section VI-102(p).  
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(f) Setbacks. 

(1) Purpose. The required building setbacks promote streetscapes that are consistent with the desired 
character of the different production intensive commercial zones.  

(2) Required setbacks. The required minimum and maximum building setbacks are stated in table VI-603 
and VI-603A. Other setbacks may apply to specific types of development or situations. For example, 
setbacks for parking areas are stated in article VII, divisions 2 and 3.  

(3) Extensions (encroachments) into required building setbacks. Allowable encroachments into required 
building setbacks are cited in article VII, division 12.  

(g) Reserved. 

(h) Reserved. 

(i) Ground floor windows. 

(1) Purpose. Blank walls on the ground level of buildings are limited in order to:  

a. Provide a pleasant, rich and diverse pedestrian experience by connecting activities occurring 
within a structure to adjacent sidewalk areas;  

b. Encourage continuity of office and service uses;  

c. Encourage surveillance opportunities by restricting fortress-like facades at street level; and  

d. Avoid a monotonous pedestrian environment.  

Table VI-603 identifies the zone districts where this regulation applies.  

(2) Qualifying types of development. This regulation applies to all new development and remodeling 
projects that exceed 50 percent of the structure's assessed valuation. Assessed valuation shall be 
determined by reference to the official property tax assessment rolls of the year the structure is to be 
remodeled.  

(3) Required amounts of window area. 

a. Exterior walls of a building facing a street on the ground level must meet the general window 
standard in subsection b. below. However, on corner zoning lots, the general standard must be 
met on one street frontage only. The general standard must be met on the street that has the 
lower street classification, unless the logical major pedestrian pattern occurs on the higher 
classified street in a specific instance. On the other street(s) the requirement is one-half of the 
general standard.  

b. General standard. The windows must be at least 50 percent of the length and 25 percent of the 
ground level wall area. Ground level wall areas of a building include all exterior wall areas up to 
nine feet above finished grade. The requirement does not apply to the walls of residential 
structures or parking structures.  

(4) Qualifying window features. Required window areas must be either windows that allow views into 
working areas or lobbies, pedestrian entrances (e.g., doorways), or display windows set into a wall. 
Display cases attached to the outside of a wall do not qualify. The bottom of the windows must be no 
more than three feet above the adjacent public sidewalk elevation.  

(5) Administrative reduction. When exterior walls of a building are more than 20 feet from the front zoning 
lot line, the director of neighborhood and development services may reduce or eliminate the required 
amount of window area provided one (1) or more of the following techniques is used on the exterior 
wall of the building and/or on a streetwall: wall murals (trompe l'oeil); decorative masonry patterns; 
vertical or horizontal change in wall plane; vertical trellises; landscaped or raised planter beds placed in 
front of the wall; canopies; or awnings. Except for decorative openings, streetwalls may have openings 
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no larger than necessary to allow vehicle and pedestrian access. Applicants requesting this option must 
submit their request in writing to the director of neighborhood and development services and explain 
the basis for the request.  

(j) Screening. 

(1) Purpose. These screening standards address specific unsightly features that detract from the 
appearance of nonresidential buildings.  

Table VI-603 identifies the zone districts where this regulation applies.  

(2) Qualifying types of development. This regulation applies to all new development and remodeling 
projects that exceed 50 percent of the structure's assessed valuation. Assessed valuation shall be 
determined by reference to the official property tax assessment rolls of the year the structures is to be 
remodeled.  

(3) Garbage collection areas. All exterior garbage cans, dumpsters and garbage collection and compaction 
areas must be screened from the street and any adjacent properties. These areas shall be located and 
screened so that the visual and acoustic impacts of these functions are contained and out of view from 
adjacent properties and public streets. Trash receptacles for pedestrian use are exempt. See section 
VII-1401 for specific requirements.  

(4) Mechanical equipment. Mechanical equipment, located on the ground, such as heating or cooling 
equipment, pumps, or generators must be screened from public streets and any adjacent properties. 
All rooftop mechanical equipment must be screened from the ground level of public streets and any 
adjacent properties by integrating it into building and roof design.  

(5) Other screening requirements. The screening and buffering requirements for uses, parking areas, 
exterior storage and exterior display areas are stated with the regulations for those types of items.  

(k) Pedestrian standards. 

(1) Purpose. The pedestrian standards encourage a safe, attractive and usable pedestrian circulation 
system in all nonresidential developments. They ensure a direct pedestrian connection between the 
street and buildings on the site, and between buildings and other activities within the site. In addition, 
they provide for connections between adjacent sites, where feasible.  

Table VI-603 identifies the zone districts where this regulation applies.  

(2) Qualifying types of development. This regulation applies to all new development and remodeling 
projects that exceed 50 percent of the structures assessed valuation. Assessed valuation shall be 
determined by reference to the official property tax assessment rolls of the year the structures is to be 
remodeled.  

(3) Standards. An on-site pedestrian circulation system must be provided. The system must meet all 
standards of this section.  

a. Connections. 

1. Connection to street. The sidewalk system must connect all abutting streets to the main 
entrance.  

2. Internal connections. The sidewalk system must connect all buildings on the zoning lot, and 
provide connections to other areas of the site, such as parking areas, bicycle parking, 
recreational areas, common outdoor areas and any other amenities.  

b. Materials. 

1. The circulation system must be hard-surfaced, and be at least five feet wide.  
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2. Where the system crosses driveways, parking areas and loading areas, the system must be 
clearly identifiable through the use of elevation changes, speed bumps, different paving 
materials, or other similar method. Stripping does not meet this requirement.  

3. Where the system is parallel and adjacent to a motor vehicle travel lane, the system must 
be a raised path or be separated from the lane by a raised curb, bollards, landscaping or 
other physical barrier. If a raised path is used the ends of the raised portions must be 
equipped with ADA (Americans with Disabilities Act) accessible curb ramps.  

c. Lighting. The on-site pedestrian circulation system must be lighted to a level where the 
employees, residents, visitors and customers can safely use the system at night. All lighting 
fixtures must be shielded and directed to confine light spread within the site boundaries. See the 
standards in section VII-1402, site lighting.  

(l) Exterior display, storage and work activities. 

(1) Purpose. The standards of this section are intended to assure that exterior display and storage:  

a. Will be consistent with the desired character of the zone;  

b. Will not be a detriment to the overall appearance of a commercial area;  

c. Will not have adverse impacts on adjacent properties, especially those zoned residential; and  

d. Will not have an adverse impact on the environment.  

Table VI-603 identifies the zone district(s) where this regulation applies.  

(2) Qualifying types of development. This regulation applies to all existing, new, remodeling projects.  

(3) Exterior display. Exterior display of goods is allowed.  

(4) Exterior storage. Exterior storage is allowed if the storage area complies with the standards of this 
section. Exterior storage is limited to 50 percent of the zoning lot area for all uses in the CI and ICD 
zones; however, there is no limit for such uses in the ILW, I, IGD and IHD zones. All exterior storage 
areas: shall meet all setback requirements applicable to the primary use; shall meet all applicable 
environmental performance standards of article VII, division 10 of this Code; shall be screened in 
accordance with article VII, division 3 of this Code; and shall be screened from public view along all 
street frontages. Except for an approved waste related use, storage of refuse, waste, junk or 
inoperative motor vehicles or the accumulation of inoperative equipment shall be prohibited.  

(5) Exterior work activities. Exterior activities are allowed in the ILW, I, IGD, and IHD zones. Exterior 
activities are prohibited in the CI and ICD zones except for the following uses where they are allowed: 
restaurants; plant nurseries; entertainment and recreation uses that are commonly performed outside; 
sales or rental of motor vehicles and boats; fuel sales; car washes; commercial surface parking lots; and 
outdoor markets.  

Solar Utilities ZTA 
24-ZTA-03

Page 38 of 140



 

    
 
  

Table VI-603. Development Standards in the Production Intensive Commercial Zones  

 Standard  ICD  IGD  IHD  CI  ILW  I  
Maximum Density 
(dwelling units/acre)  

none  none  none  13  none  none  

Maximum FAR  
See section VI-603(c)  

1.0  1.0  1.0  none  none  none  

Minimum Zoning Lot 
Size  

none  none  none  none  none  none  

Maximum Height  
See section VI-603(e)  

45 ft.(1)  45 ft.  45 ft.  45 ft.  45 ft.  45 ft.  

Building Setbacks:  
See section VI-603(f)  
 Min. front  
 Max. front  
 Min. side  
 Min. rear  

   
   
10 ft.  
none  
0/15 ft. 
(2)  
0/15 ft. 
(2)  

   
   
20 ft.  
none  
20 ft.  
20 ft.  

   
   
30 ft.  
none  
30 ft.  
30 ft.  

   
   
10 ft.  
none  
0/8 ft. (2)  
15 ft.  

   
   
20 ft.  
none  
15 ft.  
15 ft.  

   
   
20 ft.  
none  
15 ft.  
15 ft.  

Maximum Building 
Coverage  

none  none  none  none  none  none  

Ground Floor Windows 
Apply  
See section VI-603(i)  

Yes  Yes  No  No  No  No  

Screening 
Requirements Apply  
See section VI-603(j)  

Yes  Yes  Yes  No  No  No  

Pedestrian Standards 
Apply  
See section VI-603(k)  

Yes  Yes  Yes  No  No  No  

Exterior Display, 
Storage and Work 
Activity Requirements 
Apply  
See section VI-603(l)  

Yes  Yes  Yes  Yes  

Other Regulations  The regulations in this division state the allowed uses and development 
standards for the base zones. Sites with overlay zones are subject to 
additional regulations. The official zoning maps indicate which sites are 
subject to these additional regulations. General standards that may be 
applicable are found in division 1 of this article. Specific uses or 
development types may also be subject to article VII, regulations of general 
applicability.  

 

Table VI-603 notes:  

(1) There is no height limit for aviation control towers and major event entertainment uses. However, 
these uses are subject to major conditional use approval.  
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(2) The larger setback is required for zoning lots abutting residentially zoned property.  

(Ord. No. 02-4357, 4-29-02; Ord. No. 03-4429, § 8, 1-21-03; Ord. No. 03-4472, § 3, 6-16-03; Ord. No. 04-4538, § 9, 
6-7-04; Ord. No. 04-4547, § 8, 6-7-04; Ord. No. 07-4770, § 2, 12-17-07; Ord. No. 09-4838, § 2(att. 1), 2-17-09; Ord. 
No. 09-4888, § 2(att. 1), 11-2-09; Ord. No. 20-5309, § 3(Exh. B), 11-2-20; Ord. No. 22-5430, § 2(Exh. A), 12-5-22) 
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(Supp. No. 38) 

 
  

Sec. II‐201. Definitions. 

For the purposes of these regulations, the following words and terms have the meanings specified herein:  

 

Glare:  A continuous source of bright light, such as when sunlight is reflected from a surface. 

 

Glint:  A momentary flash of bright light, such as when sunlight is reflected from a surface. 

 

Solar utility: An electric production facility that utilizes photovoltaic cells to convert sunlight into electricity which 
may be transmitted to a power grid for consumption away from the production site.  A solar utility may be either a 
ground mounted solar utility or floating solar utility.  Facilities at a solar utility generally consist of solar panels that 
convert sunlight into electricity using photovoltaic cells, an inverter that converts direct current (DC) electricity to 
alternating current (AC) electricity, as well as other mechanical or electrical components such as controllers, meters, 
transformers, battery  systems,  electrical  cables,  fire  suppression  equipment,  and  structures  for  administration, 
maintenance, or storage.  Additionally, a floating solar utility may include floats with anchoring systems and floating 
walkways. 

 

Add new definitions for 
solar utility and durations of 

bright light that may be 
reflected from a solar array 
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Sec. VII-204. Number of parking spaces required bicycle standards, and alternative parking 
ratios. 

Subject to the provisions of section VII-206, the following parking requirements are established for all zone 
districts:  

(1) Bicycle standards. In order to enhance the multi-modal transportation opportunities, the following 
standards for bicycle parking shall be met:  

a. Developments outside the enterprise zone boundary having an off-street parking requirement of 
20 spaces or more shall provide bicycle parking spaces equal to ten percent of the total 
automobile parking spaces required.  

b. Developments within the enterprise zone boundary having an off-street parking requirement of 
20 spaces or more shall provide bicycle parking spaces equal to five percent of the total 
automobile parking spaces required.  

c. All public parking facilities of 20 spaces or more shall provide bicycle parking spaces equal to ten 
percent of the total automobile parking space provided.  

d. All bicycle parking must be provided at the ground level.  

e. If the bicycle parking is placed in the public right-of-way, it shall not obstruct pedestrian 
walkways and shall be required to obtain a right-of-way use permit, encroachment or 
maintenance agreement.  

 
f. Bicycle racks shall be the "inverted U" type (or equivalent approved by the city engineer). Each 

"inverted U" type rack will count as two bicycle parking spaces. See the Engineering Design 
Criteria Manual, Parts 4 and 5, Street Design, Section K, Bicycle Network, for regulations as to the 
required bicycle racks.  

g. Half of the bicycle parking spaces shall be long-term and half shall be short-term. Development 
with an off-street parking requirement of less than 100 spaces or public parking facilities 
containing less than 100 spaces may provide only short-term parking spaces.  

1. Short-term bicycle parking shall be bicycle racks that provide shoppers, customers, 
messengers and other visitors who generally park for two hours or less a convenient and 
readily accessible place to park bicycles. It should be located within 100 feet of the main 
building entrance. Where there is more than one building on a site, or where a building has 
more than one main entrance, the parking must be distributed to serve all buildings or 
main entrances.  

2. Long-term bicycle parking provides employees, students, residents, commuters and others 
who stay at a site for several hours (or longer) a secure place to store their bicycles. It 
should be located within 500 feet of the main building entrance.  

The following preferred options are suitable:  

Bicycle racks in a locked room or area enclosed by a fence with a locked gate.  

Solar Utilities ZTA 
24-ZTA-03

Page 42 of 140



 

    
 
  

Bicycle lockers.  

 
Alternatively, the director of neighborhood and development services may approve use of the following options if 

the applicant demonstrates the preferred options are not feasible:  

h. See appendix D, Advisory community design guidelines. These nonmandatory guidelines should 
be consulted prior to designing any bicycle parking.  

(2) Automobile standards. Parking requirements may be adjusted in accordance with section VII-211(a).  

Use  Off-Street Parking Requirements  
Adult book and video stores, adult modeling studios, 
adult photographic studios, physical culture 
establishments  

1 space/250 square feet of floor area  

Adult theaters  1 space/three seats  
Alcoholic beverage stores  1 space/250 square feet of floor area  
Automotive-related uses: includes automatic fueling 
stations, car wash facilities, automotive service 
stations, garages  

1 space/1 bay, if any, plus 1 space/each pump island, if 
any, plus 1 space/200 square feet of floor area  

Barber/beauty shop  1 space/customer chair plus 1 space/250 square feet 
of floor area  

Bars and nightclubs, outdoor bars  1 space/100 square feet of floor area  
Bed and breakfast inns  1 space/guest unit plus 2 spaces/D.U.  
Boarding kennels  1 space/350 square feet of floor area  
Botanical gardens  1 space/250 plus 1 space/1,000 square feet of outdoor 

area  
Brewpub  1 space/150 square feet  
Cemeteries, mausoleums and columbaria  1 space/250 square feet of office area  
Colleges and universities  10 spaces/classroom plus spaces for any accessory use 

such as auditoriums or educational dormitories  
Commercial marinas  1 space/500 square feet of storage/repair area plus 

pleasure craft: one space for each 3 slips; and charter 
boats: one space for every three seats  

Day care centers; includes adult and child day care  1 space/300 square feet plus 3 spaces for off street 
loading and unloading.  

Dental offices and clinics  1 space/175 square feet of gross leaseable floor area  
Educational dormitories  .5 space/bed  
Emergency shelter home  .25/bed plus 1/250 square feet office floor area  
Financial institutions  1 space/250 square feet of floor area plus 1 

space/automatic teller machine  
Funeral homes and crematories  1 space/5 seats in a chapel with fixed seating or 1 

space/60 square feet of floor area in chapels without 
fixed seating  
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Game rooms  1/250 [square feet] floor area  
Golf courses  6 spaces per hole of golf, plus 1 space/250 square feet 

of floor area  
Government uses  All uses not listed shall be provided as follows:  

1 space for each 300 square feet for area used by the 
public; 1 space for each 600 square feet for areas not 
used by the public  

Hospitals  1.5 spaces/each bed  
Church/synagogue  1 space/5 seats in a chapel with fixed seating or 1 

space/60 square feet of floor area in chapels without 
fixed seating.  

Industrial (light and heavy)  1 space/500 square feet of floor area  
Libraries  1 space/300 square feet of floor area  
Manufactured housing parks  1 space/manufactured home lot; plus 1 space/300 

square feet of offices, laundry, recreation structure 
and similar facilities  

Medical offices and clinics (all districts)  1 space/200 square feet of floor area up to 3,000 
square feet of gross leaseable floor area, plus  
1 space/250 square feet from 3,001 square feet to 
5,000 square feet, plus  
1 space/300 square feet from 5,001 square feet to 
10,000 square feet, plus  
1 space/350 square feet from 10,001 square feet to 
20,000 square feet, plus  
1 space/400 square feet over 20,000 square feet of 
gross leaseable floor area  

Nursing homes  .25 space/bed  
Offices (other than medical or dental offices or clinics)  1 space/200 square feet of floor area up to 3,000 

square feet of gross leaseable floor area, plus  
1 space/300 square feet from 3,001 square feet to 
10,000 square feet, plus  
1 space/325 square feet over 10,000 square feet of 
gross leaseable floor area  

Offices, RMF-R zone (other than medical and clinics)  1 space/350 square feet of floor area  
Hotels/motels  1/guest unit plus additional 1/10 guest units; plus 

spaces for accessory uses  
Pari-mutuel facilities  1 space/4 seats plus 1 space/300 square feet of floor 

area  
Parks  1 space/10 acres plus 1 space/300 square feet of floor 

area, if any  
Private clubs, private recreation clubs  1 space/200 square feet of floor area  
Recreational facilities  1/250 square feet of floor area plus 1/1,000 of 

outdoor recreation area  
Recycling facilities, junkyards and automobile 
wrecking yards  

1 space/300 square feet of office area plus 1 
space/1,500 square feet of yard area  

Residential dwelling units  2 spaces/D.U.  
Residential dwelling units: Age restricted (senior) 
housing developments for persons over 55 years of 
age.  

1.5 spaces/D.U.  

Residential dwelling units: For each multi-family 
dwelling unit designated as affordable to households, 

.5 space/D.U.  
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for a minimum of 30 years, with an income at or 
below 120 percent of the Area Median Income (AMI)  
Restaurants, fast food  1 space/300 square feet  
Restaurants  1 space/150 square feet  
Retail establishments  1 space/250 square feet of floor area  
Schools, high schools  6 spaces/classroom plus spaces as needed for any 

accessory use such as auditoriums  
Schools, elementary, middle and junior high  2 spaces/classroom plus spaces as needed for any 

accessory use such as auditoriums  
Self-storage  1 space/10,000 square feet plus 5 spaces  
Solar Utility 1 space plus 1 space/500 square feet of floor area 

(excludes photovoltaic panel array area) 
Special cabarets  1 space/three seats or 1 space/35 square feet floor 

area, whichever is greater  
Shopping center  1 space/250 square feet of gross leasable floor area  
Shopping mall  1 space/300 square feet of gross leasable floor area  
Special care homes: Includes assisted living facilities, 
community residential homes, group home facilities, 
residential treatment facilities  

.5 space/bed  

Stadiums, auditoriums and meeting rooms  1 space/4 fixed seats plus 1 space/100 square feet of 
floor space capable of being used for temporary 
seating  

Storage and warehouse facilities  1 space/300 square feet of office area plus 1 
space/1,500 square feet of floor area  

Tasting rooms  1 space/250 square feet of floor area  
Theaters  1 space/4 seats  
Trade or service establishments  1 space/350 square feet of floor area  
Transmission tower  1 space  
Truck stops  1 space/300 square feet of floor area plus 1 big rig 

space/200 square feet of floor area  
Vehicle sales  1 space/250 square feet of floor area used for 

showroom, parts department and offices plus 1 
space/2,000 square feet of outdoor display area  

Wholesale facilities  1 space/500 square feet floor area  
Yacht and country club  1 space/250 plus 1 space/1,000 square feet of outdoor 

recreation area  
 

(3) Alternative parking ratio outside of the downtown zone districts. 

a. General requirements. All alternative parking plans in subparagraph b. below are subject to the 
following general requirements and supersede the requirements of VII-210 (offsite parking 
facilities) and VII-211 (shared parking facilities).  

1. Approval.  

A. Alternative parking ratios for site plans outside of the downtown zone districts. 
The director of development services, after consultation with the city engineer, 
shall be authorized to approve alternative plans for providing required off-
street parking spaces in accordance with this section when submitted in 
conjunction with a site plan.  

Add 
minimum 
off-street 
parking 
requirement 
for a solar 
uƟlity. 
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B. Alternative parking ratios for administrative site plans and building permits 
outside of the downtown zone districts. The planning board shall be authorized 
to approve alternative plans for providing required off-street parking spaces in 
accordance with this section when submitted in conjunction with an 
administrative site plan or building permit.  

2. An attested copy of an approved alternative parking plan must be recorded in the official 
records of Sarasota County on forms approved by the city attorney. An alternative parking 
plan may be amended by following the same procedure required for the original approval. 
The applicant shall provide proofs of recordation prior to approval of the certificate 
occupancy.  

3. Violations of an approved alternative parking plan constitute a violation of these zoning 
regulations and will be subject to the enforcement and penalty of article VIII, enforcement 
proceedings and penalties.  

b. Parking ratios. Where the applicant feels the required parking ratios of this section are too high, 
or where the proposed use is not listed in the table, data submitted by the applicant may be used 
to determine the appropriate ratio for the specific proposed use. Such data may include site 
studies from similar uses, generally accepted engineering standards (for example, ITE parking 
rates), or independent engineering calculations based on the nature of the proposed use. The 
director of development services, in coordination with the city engineer, shall evaluate such 
submittals to determine an acceptable ratio for the proposed use for site plans. The planning 
board shall evaluate such submittals to determine an acceptable ratio for the proposed use for 
administrative site plans and building permits.  

(Ord. No. 02-4357, 4-29-02; Ord. No. 03-4429, § 11, 1-21-03; Ord. No. 04-4538, § 11, 6-7-04; Ord. No. 04-4547, § 
10, 6-7-04; Ord. No. 07-4770, § 2, 12-17-07; Ord. No. 08-4799, § 2, 4-28-08; Ord. No. 13-5041, § 2(att. 1), 3-4-13; 
Ord. No. 20-5309, § 2(Exh. A), 11-2-20; Ord. No. 22-5427, § 2(Exh. A), 9-6-22; Ord. No. 23-5474, § 2(Exh. A), 4-17-
23) 

 
 

 
  

Solar Utilities ZTA 
24-ZTA-03

Page 46 of 140



 

    
 
  

Sec. VII-303. Buffer requirements and installation standards. 

(a) General. 

(1) Vegetated buffers shall be required to separate land uses of different intensities from each other to 
eliminate or minimize potential negative effects such as dirt, noise, litter, glare of lights, signs, parking 
areas, or to provide spacing to reduce the adverse impacts of noise, odor, or danger from fires or 
explosions. Buffers will also provide open space and natural barriers around the perimeter of a 
proposed land use in order to separate and screen the proposed use from adjacent development and 
vacant land.  

(2) The amount of land and the type and amount of planting specified for each buffer required by the 
division are designed to ameliorate nuisances between adjacent land uses. The plant units required for 
each of the buffers have been formulated to ensure they, in fact, function as transitional buffers.  

(3) The width, amount of vegetation, and other features of a buffer will vary depending on the nature of 
the abutting development and vacant land.  

(4) A buffer may be used for passive recreation, when appropriate upon approval of the approving 
authority. In such instances, the buffer may contain pedestrian and bicycle trails and siting areas, 
provided that:  

a. Minimal plant material is eliminated;  

b. The total width of the buffer is maintained; and  

c. All other regulations of this Code are met.  

(5) Minimal, generally perpendicular, utility crossings may be included in a buffer provided that:  

a. Canopy trees are neither displaced nor prevented from being planted; and  

b. Comparable performance standards are maintained.  

In instances where utility easements are permitted in buffers, landscaping (buffer plantings) in those 
utility easements will not be allowed unless agreed to by the agency controlling the easement.  

(6) Concrete curbs or other barrier at least six inches high shall be provided between vehicular use areas 
and landscaped buffer areas to protect the landscaping.  

(7) Use of buffers. A buffer may be used for utility or drainage easements, provided that the requirements 
of such use and the buffer requirements are compatible.  

(8) Maintenance of buffer integrity. Buffers shall remain part of the zoning lot for which they are required.  

(9) No development within the required buffer. The required buffer shall not contain any development, 
impervious surfaces, or site features that do not function to meet the standards of this section.  

a. No grading, development, or land-disturbing activities shall occur within the buffer unless 
approved as part of a development plan.  

1. Stormwater detention or treatment areas and easements shall be shown on the approved 
landscape plan and such areas shall not occupy more than 50 percent horizontally, of the 
width of the buffer.  

2. Utility easements required to be located within a buffer may occupy more than 50 percent 
horizontally, of the width of the buffer, provided that a landscape plan agreed to by the 
agency controlling the easement is approved by the director of neighborhood and 
development services.  

(10) The arrangement of required plants and trees shall be distributed in a relatively uniform manner and as 
depicted on the approved landscape plan.  
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(11) Existing trees and vegetation within a required buffer which meet these requirements may be counted 
toward the total buffer plant material requirements. If existing trees and plants do not fully meet the 
standards for the type of buffer required, additional vegetation shall be planted.  

(b) Location of buffers. The buffers required by these regulations shall be located along the perimeter of a 
zoning lot where required, except at approved entrances or exits to the property or in required sight 
triangles. Buffers shall extend to the zoning lot line or right-of-way line, except where easements, covenants, 
or natural features may require the buffer to be set back from the property line.  

(c) Determination of required buffer. The type and width of buffer required between a proposed land use and an 
abutting land use is based on the degree of compatibility between the uses. To determine the type of buffer 
required between two abutting zoning lots refer to table VII-301 below.  

Table VII-301. Buffer Type Required by Impact Category and Land Use  

  Adjacent Site—Existing or Future Land Use (whichever 
is most restrictive)  

Proposed Use  Residential  Office  Commercial  Production  
Intensive  
Commercial  

Impact category 1, multi-family residences, group 
housing, nursing homes, and dorms  

A  A  B  C  

Impact category 2, all permitted uses in office zones; 
conditional uses in residential zones  

A  None  
required  

A  B  

Impact category 3, all permitted uses in commercial 
and special purpose zones; conditional uses in office 
zones  

B  A  None  
required  

None  
required  

Impact category 4, all permitted uses in production 
intensive commercial zones; conditional uses in 
commercial and special purpose zones  

C  B  A  None  
required  

 

(d) Interpretation and exceptions. 

(1) Letters (A, B, and C) indicated in table VII-301 above refer to buffer types required.  

(2) For purposes of determining buffer requirements, if any, the director of neighborhood and 
development services is authorized to make all interpretations relating to proposed land uses and 
specific impact categories on the site proposed for development, and existing or future land uses on 
adjacent sites.  

(3) Buffers shall not be required for single-family dwellings, duplexes, or on zoning lots in the CT or CBN 
zone districts.  

(4) Buffers may be waived or reduced on zoning lots where the adjacent land use is more intensive and/or 
existing buffers are already in place. Such waivers shall be approved by the director of neighborhood 
and development services as part of an administrative site plan or by the planning board or city 
commission, as applicable, for all other site plan applications (reference zoning code section IV-501).  

(5) Buffers shall not be required for accessory uses internal to residential developments for use by its 
residents.  

(6) Type B buffers shall be required for accessory uses when they abut other properties in a residential 
zone district.  

(7) In order to screen photovoltaic panels, a Solar Utility shall be required to install an opaque fence not 
less than six (6) feet in height at the perimeter of its zoning lot that is adjacent to an existing or future 

Add buffer standard for a solar uƟlity to require installaƟon of an opaque perimeter fence.  Also provides for an enhanced or modified buffer 
when a new required buffer tree would interfere with sunlight reaching a photovoltaic panel. 
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land use that is residential, office, or commercial and at the perimeter of a zoning lot that is adjacent to 
a street.  In a situation where a tree is required to be planted in a buffer area and where it can be 
demonstrated that the tree will block or interfere with sunlight being captured by a photovoltaic panel 
used to generate electricity, the city may approve an enhanced or modified buffer. 

 

(e) Buffer illustrations and specifications. The buffer illustrations in exhibits 1 through 3 hereof graphically 
indicate the specifications of each buffer. Buffer requirements are stated in terms of the buffer width and 
number and type of plant units required per 100 linear feet, or fraction thereof, of buffer. The requirements 
of a buffer may be satisfied by any of the options illustrated within a buffer category type. The plant unit 
multiplier is a factor by which the basic number of plant units required for a given buffer is determined in 
accordance with the selected width of that buffer. To determine the total number of plant units required, 
the length of each side of the property requiring a given type of buffer shall be divided by 100 and multiplied 
by the number of plant units shown in any of the options illustrated. Any buffer area that overlaps another 
buffer area shall be subtracted from the total to avoid double counting. If the calculations required by this 
subsection yield a fractional number, that number shall be rounded up to the next highest whole number.  

(1) Each illustration (exhibits 1 through 3 hereof) depicts the total buffer required between two uses.  

(2) Whenever a wall, fence, or berm is required within a buffer, these are shown as "structure required" in 
the buffer illustrations, where their respective specifications are also shown. (See exhibits 4 and 5 
hereof).  

(3) All buffers shall be provided with a ground cover of vegetation or other organic material. Buffers shall 
be maintained free from junk and debris. Dead or diseased vegetation shall be removed and replaced 
with healthy vegetation. The responsibility to maintain and replace plant materials shall be that of the 
landowner on whose property the plant material needing maintenance or replacement is located.  

(4) The density and type of buffer planting shall be arranged to achieve maximum reasonable protection 
to adjoining less intense uses.  

(5) Where the buffer type selected requires a berm, the berm should be graded to appear smooth, 
rounded and natural. Its slopes shall not exceed 3:1 grade.  

(6) Use of fences, walls, berms, and hedges when not required in a specific buffer type. Any combination 
of additional fences, walls, or berms may be used to supplement required trees, shrubs in required 
buffers. All chain-link fencing shall have all components vinyl coated (i.e., either green, black or brown 
vinyl). Chain link fences shall be accompanied by planting of a vine or shrub for each ten-foot section of 
fence so that the foliage will grow to create a fence that will be at least 60 percent opaque.  

(7) Fences and walls, location and finished side. Whenever a fence or wall is placed in a required buffer, 
the fence or wall shall be placed on, or near, the property line (as illustrated in the various buffer types) 
with the finished side of such fence or wall facing off the property on which the buffer is located.  

(Ord. No. 02-4357, 4-29-02; Ord. No. 03-4472, § 9, 6-16-03; Ord. No. 04-4538, § 12, 6-7-04; Ord. No. 07-4770, § 2, 
12-17-07; Ord. No. 09-4838, § 2(att. 1), 2-17-09; Ord. No. 13-5041, § 2(att. 1), 3-4-13) 
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Sec. VII-601. Purpose. 

The purpose of this division is to provide regulations governing the size, location, and operation of certain 
uses and development types that have the potential to adversely affect adjoining uses.  

(a) Quick vehicle servicing/motor vehicle service uses.  

(b) Motor vehicle sales agency/lots (new or used).  

(c) Accessory drive-through facilities.  

(d) Stadiums and auditoriums.  

(e) Automobile wrecking yards and recycling facilities.  

(f) Accessory outdoor restaurants.  

(g) Child care and family day care facilities.  

(h) Commercial wireless telecommunication towers and antennas.  

(i) Reserved.  

(j) Outdoor commercial recreation facilities.  

(k) Reserved.  

(l) Religious institutions.  

(m) Cottage court housing development.  

(n) Motor vehicle fuel pumps.  

(o) Pharmacies. Pharmacies where permitted shall meet the following standards:  

(1) New pharmacies in the Downtown Core (DTC) zone district shall be placed at least 1,000 feet 
apart from existing pharmacies.  

(2) Medical marijuana dispensaries shall be located at least 500 feet from elementary, middle and 
secondary schools.  

(p) Motor vehicle showroom.  

(q) Motor vehicle storage lot.  

(r) Sale of alcoholic beverages.  

(s) Bed and breakfast inns.  

(t) Schools, kindergarten, elementary, secondary, vocational and trade (public or private).  

(u) Car washes, self-service and non-self-service.  

(v) Reserved.  

(w) Non-profit bingo.  

(x) Open air market/bazaar.  

(y) Attached single-family.  

(z) Alcoholism and drug receiving and treatment center.  

(aa) Group living.  

(bb) Convenience store.  

(cc) Accessory dwelling units.  
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(dd) Manufactured home parks.  

(ee) Temporary uses and activities.  

(ff) Accessory home occupations.  

(gg) Flag lots.  

(hh) Short-term housing and mass shelters.  

(ii) Mobile food truck.  

(jj) Brewpub.  

(kk) Tasting room.  

(ll) Accessory nanobrewery/nanodistillery.  

(mm) Solar utility. 

(Ord. No. 02-4357, 4-29-02; Ord. No. 03-4472, § 5, 6-16-03; Ord. No. 06-4682, § 2, 7-26-06; Ord. No. 10-4912, § 
2(att. 1), 6-7-10; Ord. No. 18-5234, § 2(Exh. A), 2-5-18; Ord. No. 20-5309, § 2(Exh. A), 11-2-20; Ord. no. 21-5364, § 
2(Exh. A), 5-18-21; Ord. No. 22-5427, § 2(Exh. A), 9-6-22) 

Add solar 
uƟlity to 
idenƟfy 
specific 

standards. 
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Sec. VII-602. Specific standards for certain uses. 

 

(mm) Solar Utility 

(1) A solar utility is an electric production facility that converts sunlight into electricity which may be 
transmitted to a power grid for off-site consumption.  A limited amount of electricity produced onsite 
may be used to power onsite facilities associated with the solar utility. 

(2) A professionally prepared glint and glare assessment shall be submiƩed for review in order to 
determine ocular impacts of sunlight reflecƟons from photovoltaic panels that may result from 
the proposed solar uƟlity.   

(3) Photovoltaic panels shall not be highly reflective and shall be oriented in a manner that does not cast 
sunlight reflection as glint or glare onto neighboring properties, especially windows, or create a safety 
concern for vehicles on a street or aircraft operations associated with the Sarasota Bradenton 
International Airport.  In such cases, the use of screening, a non-reflective surface as an alternative 
finish, or other mitigation may be required. 

(4) The Sarasota Bradenton InternaƟonal Airport shall review a proposed solar uƟlity that is to be 
located within three (3) miles of an airport runway to determine if the proposal is consistent 
with Federal AviaƟon AdministraƟon (FAA) requirements and will not interfere with aircraŌ 
operaƟons.  The glint and glare assessment shall be provided to the Airport for this review and 
results must show that the proposed solar array does not pose glint or glare problems for: (1) 
aircraŌ approaching or deparƟng the airport and (2) Air Traffic Control Tower (ATCT) staff. 

(5) A solar utility shall comply with city sound regulations.  Mechanical equipment, such as an inverter or a 
transformer, may require soundproofing or noise attenuation, being located inside a fully enclosed 
structure, or being located at the center of a site. 

(6) Prior to issuance of a building permit for a solar utility, the developer of a solar utility shall obtain, when 
applicable, solar easements from nearby property owners that protect access to sunlight on the solar 
utility zoning lot.  Solar easements may prohibit neighboring property owners from building any 
structure or allowing trees to grow in a way that prevents sunlight from reaching a solar energy system. 

(7) Prior to issuance of a building permit for a solar utility, the developer shall submit a decommissioning 
plan to describe actions an owner must take once a solar utility stops producing electricity.  The 
decommissioning plan shall designate responsible parties and describe when and how the parties will 
remove and recycle or reuse system components and restore the zoning lot to an appropriate condition 
for future use.  The decommissioning process shall begin no later than 180 calendar days after the solar 
utility stops producing electricity. 

 

(Ord. No. 02-4357, 4-29-02; Ord. No. 03-4429, § 12, 1-21-03; Ord. No. 03-4472, §§ 5, 10, 11, 6-16-03; Ord. No. 04-
4514, § 7, 1-20-04; Ord. No. 04-4515, § 11, 1-20-04; Ord. No. 04-4531, § 3, 6-7-04; Ord. No. 04-4538, § 13, 6-7-04; 
Ord. No. 04-4573, § 12, 6-20-05; Ord. No. 05-4649, § 3, 2-21-06; Ord. No. 06-4682, § 2, 7-26-06; Ord. No. 07-4720 § 
2, 5-21-07; Ord. No. 07-4770, § 2, 12-17-07; Ord. No. 08-4799, § 2, 4-28-08; Ord. No. 09-4838, § 2(att. 1), 2-17-09; 
Ord. No. 09-4890, § 2(att. 1), 10-19-09; Ord. No. 10-4912, § 2(att. 1), 6-7-10; Ord. No. 10-4915, § 2(att. 1), 6-7-10; 
Ord. No. 10-4927, § 2(att. 1), 2-22-11; Ord. No. 13-5041, § 2(att. 1), 3-4-13; Ord. No. 13-5049, § 2(Att. 1), 4-15-13; 
Ord. No. 20-5309, § 2(Exh. A), 11-2-20; Ord. No. 21-5346, § 3(Exh. A), 12-7-20; Ord. No. 21-5364, § 2(Exh. A), 5-18-
21; Ord. No. 20-5337, § 2(Exh. A), 8-17-21; Ord. No. 22-5404, § 3(Exh. A), 3-7-22; Ord. No. 22-5414, § 2(Exh. A), 5-
16-22; Ord. No. 22-5415, § 2(Exh. A), 4-16-22; Ord. No. 22-5427, § 2(Exh. A), 9-6-22) 

Airport to 
review the 
glint and 
glare 
assessment 
for 
proposed 
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uƟliƟes that 
are to be 
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miles of a 
runway. 
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Requires a 
solar uƟlity 
developer to 
obtain solar 
easements 
when 
applicable 
and to submit 
a 
decommissio
ning plan 
prior to 
building 
permit 
issuance. 

Solar Utilities ZTA 
24-ZTA-03

Page 52 of 140

I 

I l 
-

i 
I 

l 

I 
I 

I I 
I I 

r 
r I 

I 

i 
I 

I I 



ExecuƟve Summary 
Overview 

The proposed Zoning Text Amendment (ZTA) adds Solar UƟlity as a permiƩed use in the Industrial 
General District (IGD) and Industrial Heavy District (IHD) and also adds specific development 
standards that will be required when a solar uƟlity is constructed.  This ZTA is being processed in 
conjuncƟon with a comprehensive plan amendment to meet a Florida statutory requirement to 
include floaƟng solar uƟlity as a permiƩed use in each comprehensive plan and zoning code in 
the state.  Text changes, previously displayed, are proposed for the following secƟons of the 
zoning code. 

1. Sec. VI-601. Intent and purpose.

IdenƟfies solar uƟlity as a permiƩed use in the IGD and IHD zone districts.

2. Sec. II-201. DefiniƟons.

Adds new definiƟons of solar uƟlity and glint and glare which may be caused by reflecƟons
of light from solar panel arrays.

3. Sec. VII-204. Number of parking spaces required bicycle standards, and alternaƟve
parking raƟos.

Adds new parking space requirement for a solar uƟlity which is 1 space plus 1 space/500 
square feet of floor area (excludes photovoltaic panel array area).   

4. Sec. VII-303. Buffer requirements and installaƟon standards.

Adds a requirement that an opaque fence not less than 6 feet in height be installed at the 
perimeter of its zoning lot that is adjacent to an exisƟng or future land use that is 
residenƟal, office, or commercial and at the perimeter of a zoning lot that is adjacent to a 
street.  A fence will aid in hiding solar panel arrays and the mounƟng plaƞorms for those 
arrays from neighborhood properƟes that are not industrial and from pedestrians and 
street traffic.  AddiƟonally, this provision allows for flexibility when designing a buffer area 
when a tree that is required to be planted in a buffer area may block sunlight from a solar 
panel.  In such a case, the city arborist may allow for a tree(s) to be located in a different 
area of the buffer area that would not prevent sunlight reaching a solar panel.  The 
proposed text allows for staff to approve an enhanced or modified buffer.   
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5. Sec. VII-601. Purpose and Sec. VII-602. Specific standards for certain uses.

Adds specific standards that are applicable to a solar uƟlity including the requirement for 
performing a glint and glare assessment to determine if any ocular impacts will occur to 
neighboring properƟes, on-street traffic, pedestrians, or Sarasota Bradenton InternaƟonal 
Airport operaƟons including the airport’s traffic control tower or aircraŌ traffic.  Airport 
staff are to be provided with the glint and glare assessment for a proposed solar uƟlity 
that is to be located within 3 miles of an airport runway.  Please see map below of the IGD 
and IHD zoned properƟes located within this 3-mile area.   

Developers of a solar uƟlity shall be required to obtain any solar easement that may be 
needed prior to building permit issuance.  A solar easement may be necessary to 
guarantee future access to sunlight for the uƟlity. 

An abandoned solar uƟlity facility could become an eyesore once it ceases producing 
electricity.  Therefore, a solar uƟlity shall provide a decommissioning plan so that the city 
knows the party responsible for deconstrucƟng the uƟlity once electricity generaƟon 
ceases.  Many of the components cannot be landfilled and must be recycled.  Those should 
be idenƟfied upfront so that a demoliƟon team is aware of those components before 
decommissioning begins.  A Ɵme frame of 180 days is proposed for work to begin 
decommissioning a solar uƟlity that has stopped producing electricity. 
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Industrial General District (IGO) and Industrial Heavy District (IHD) 
within 3 Mile Radius of an Airport Runway 

3 Mile Radius of 
W~ an Airport 

Runway 

Zone District 
LJ IGD 

~ IHD 
0 0.25 0.5 1 Miles 



Standards for Review of Zoning Text Amendments 

ArƟcle IV – Development Review Procedures, Division 12, SecƟon IV-1206 establishes the 
standards for Zoning Text Amendments.  SecƟon IV-1201 states the overall purpose and 
applicability: 

The city commission is hereby authorized to amend the text of these regulaƟons 
whenever the commission determines that the amendment would be in the public 
interest and would serve a valid public purpose. 

SecƟon IV-1206 lists the following standards for review: 

In reviewing an applicaƟon for a text amendment, the planning board and city commission shall 
consider whether the proposed amendment: 

1. Is consistent with and furthers the goals, objecƟves and acƟon strategies of the
comprehensive plan.

The following components of the Sarasota City Plan support the proposed Zoning Text 
Amendment: 

Future Land Use Chapter 

Goal - It shall be the goal of the City of Sarasota to achieve a high quality living 
environment through: 
• encouraging compaƟble land uses,
• restoring and protecƟng the natural environment, and
• providing faciliƟes and services which meet the social and economic needs of the

community.

ObjecƟve 1 - Land Use ClassificaƟons - To create and map land use classificaƟons that: 
• reflect the grouping of compaƟble types of land uses;
• consider the suitability of land for development and redevelopment.

ObjecƟve 2 - Land Development RegulaƟons (LDRs) - The City shall make appropriate 
changes to the City’s exisƟng Land Development RegulaƟons, (LDRs) including the zoning 
code, in order to ensure conƟnued consistency between those regulaƟons and this 
Sarasota City Plan. In addiƟon, the City may consider other regulatory factors for possible 
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incorporaƟon into the Land Development RegulaƟons that are not issues of “consistency,” 
but which warrant consideraƟon due, in part, to the developed character of the City. 
 
AcƟon Strategy 2.1, Components of the Land Development RegulaƟons: The Land 
Development RegulaƟons, and any subsequent revisions made thereto, shall conƟnue to 
address: 
 the subdivision of land, 
 signage, 
 areas subject to seasonal or periodic flooding, 
 mixed use development, 
 storm water management, open space, on-site vehicular movement, 
 vehicular parking, 
 coastal high hazard areas, 
 areas of special flood hazard; 
 wellhead protecƟon areas and 
 compaƟbility (e.g. - intensity, density and scale of development). 
 
The above list of items to be addressed by the Land Development RegulaƟons is intended 
to be illustraƟve and not exhausƟve. 
 
ProducƟon Intensive Commercial Land Use ClassificaƟon 
 
ExisƟng and Planned Primary Uses within this classificaƟon would include compaƟble:  
 
• manufacturing, assembly, warehousing, storage, processing, kennels, distribuƟon, 

vehicle and equipment repair/sales/rental, solar uƟliƟes, and governmental uses. 
 
 

Environmental ProtecƟon and Coastal Islands Chapter 
 
Goal 3 - It shall be the goal of the City of Sarasota to reduce greenhouse gas emissions 
both community-wide and within city operaƟons, by implemenƟng more sustainable 
pracƟces, including green building as well as sustainable low-technology strategies that 
take advantage of exisƟng natural systems such as tree preservaƟon, building orientaƟon 
and the inclusion of operable windows. 
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2. Furthers the purposes of these regulaƟons and other city ordinances, regulaƟons and 
acƟons designed to implement the Sarasota City Plan. 
 
The goal of the Future Land Use Plan is to achieve a high-quality environment through 
encouraging compaƟble land uses; restoring and protecƟng the natural environment; and 
providing faciliƟes and services which meet the social and economic needs of the 
community.  AddiƟonally, ObjecƟve 1 - Land Use ClassificaƟons, lists objecƟves to create 
and map land use classificaƟons that consider the suitability of land for development and 
redevelopment and reflect the grouping of compaƟble types of land uses. 
 
The addiƟon of solar uƟlity as a permiƩed use in the IGD and IHD zone districts furthers 
the goal of the Future Land Use Chapter by allowing for this use in zone districts that allow 
for other types of uƟliƟes.  UƟliƟes are classified in the industrial use category of 
manufacturing and producƟon in the zoning code.  An example of which is the “producƟon 
of energy” which is the purpose of a solar uƟlity.   Manufacturing and producƟon uses are 
allowed in the IGD and IHD zone districts. 
 
The ZTA furthers these components of the Sarasota City Plan as well as other ordinances, 
regulaƟons, and acƟons designed to implement the comprehensive plan. 
 

3. Would be in the public interest and serve a valid public purpose. 

This Zoning Text Amendment furthers the public interest and serves a valid public purpose 
as it allows for construcƟon and operaƟon of a solar uƟlity which produces electricity that 
can be consumed in residences and businesses throughout the city.  This electricity can 
aid in powering everything on the city’s electric grid including air condiƟoners, 
streetlights, appliances, car chargers, and so on.   

The electricity generated by a solar uƟlity can reduce the amount of electricity produced 
using fossil fuels.  Solar power generaƟon is a renewable energy source that does not 
create carbon emissions or greenhouse gases.  AddiƟonally, solar power generaƟon uses 
liƩle to no water, like steam powered turbines, thereby helping to conserve water 
resources.  The benefits of solar energy serve the public interest in enhancing the 
environment by reducing polluƟng discharges associated with other forms of electric 
power generaƟon.   
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ApplicaƟon 
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INTEROFFICE MEMORANDUM DATE: DECEMBER 21, 2023 

TO: Ryan Chapdelain, General Manager, Planning Department 

FROM: Sean Wilkins, Development Applications Coordinator// 

SUBJECT: Application No. 24-ZT A-03 - Solar Utilities ZT A 

Enclosed is one copy of the application and materials pertaining to the above-mentioned application. 
Please let me know if you require anything further. 

Application Acceptance Date: December 27, 2023 

Enclosures 

Cc: David Smith, Manager of Long-Range Planning 




