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MIZOD Annual Report 2007 
 

EXECUTIVE SUMMARY 
 

The Maritime Industrial Zoning Overlay District (MIZOD) was enacted in 2004 in an effort to reduce 

increasing conflicts between mixed-use development and maritime shipping by demarcating deep 

water areas in industrial precincts and reserving them for industrial use.  The zoning overlay 

disallows planned unit developments (PUDs) and mixed uses such as office and hotel/motel, except 

when accessory.  Included in the overlay district are existing industrial properties with deep water 

access and zoned ñHeavy Industrialò (M-3) in portions of Canton, Fairfield, Curtis Bay, Hawkins 

Point, and Locust Point.   

 

As required by ordinance, a report on business activity in the MIZOD should be submitted to the 

Mayor and City Council on an annual basis.  The goals of the reports are not only to assess the 

effectiveness of the MIZOD in retaining maritime businesses and facilitating their expansion but also 

to provide longitudinal information regarding strengths and weaknesses of the ordinance to facilitate 

decision-making at the time of renewal (2014).  The 2006 and 2007 Annual Reports report trends of 5 

key indicators collected for all firms/properties in the MIZOD.  

 

Data for five basic indicators was collected for all firms in the MIZOD.  The amount of fixed cost 

investments was assessed by summing up the number of unique, unduplicated permits issued for 

properties in the MIZOD and the reported cost of work.  This report shows that while the number of 

permits tends to fluctuate every year, the average value per permit has steadily risen since 2001 

and significantly increased between 2004 and 2006.  In order to measure the amount of tax 

revenues to the City of Baltimore generated by properties in the MIZOD, city property taxes less 

credit were summed for all properties in the MIZOD for fiscal years 2000 through 2007.  Property tax 

credits in the MIZOD are the result of the Baltimore City Enterprise Zone Program, administered by 

the Baltimore Development Corporation (BDC).  The number of private properti es receiving the 

credit, the amount of credit granted and the sum of total taxes less credit all increased in the 

MIZOD.  There were a total of 186 firms  located in the MIZOD for the current year, 2007, an 

addition of 2 entities from 2006.  The volume of cargo movement in the MIZOD was determined by 

the number of vessel arrivals and foreign cargo tonnage between 2000 and 2007; while the vessel 

arrivals in the private terminals decreased between 2004 and 2006, the vessel arrivals in the public 

terminals have steadily increased between 2004 and 2006.  

 

The trends that these indicators exhibit show that the City has a very robust and healthy maritime 

industry with firms that are continuing to maintain their properties, expand their operations, and 

contribute to the Cityôs overall revenue generation.   
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Introduction 
 

The Maritime Industrial Zoning Overlay District (MIZOD) was enacted in 2004 in an effort to reduce 

increasing conflicts between mixed-use development and maritime shipping by demarcating deep 

water areas in industrial precincts and reserving them for industrial use. In general, it is difficult and 

costly for maritime and mixed uses to co-exist.  Maritime shipping activity creates noise, dust, 

substantial truck traffic, unattractive and extensive outdoor storage areas, and twenty-four hour 

activity, all of which conflict with housing, entertainment and office uses.   Yet, maritime users must 

have access to deep water; they also must invest in expensive infrastructure and dredging that can 

only be justified if a long amortization period can be assured.  The expensive dredging required to 

maintain shipping access is also most cost effective when terminal sites are clustered together, and 

not scattered among uses for which deep water access is not necessary.  

 

A recent Baltimore Development Corporation study
1
 reported that needed investment in port facilities 

may be deferred due to uncertainty as to the Cityôs policy regarding change of use.  Once deep water 

sites are redeveloped for mixed use, it would be very difficult, if not impossible, to regain them for 

maritime use, irrespective of future need or economic necessity.  Zoning is one of the few practical 

methods available for assuring the availability of deep water land for maritime shipping use. 

 

However, the recent success of mixed-use redevelopment on the waterfront presented the City with a 

policy decision regarding the relative importance of two critical City objectives:   

 

Á Expansion of the new business and residential uses made possible by waterfront 

redevelopment, and,  

Á Preservation for maritime use of the deep water access essential to the Port of Baltimore. 

   

The goal of establishing the MIZOD was to balance the needs of both mixed use and maritime 

shipping, maximizing each to the extent possible without harming the other.  Therefore, the 

waterfront in the deep water sections of the harbor was categorized into two areas:  Mixed-Use and 

Maritime Industrial.  In the first, mixed use would be allowed, enabled and encouraged.  In the 

second, maritime uses would be protected by the MIZOD by prohibiting conversion of land to non-

industrial uses.  The intention of demarcating the waterfront into clearly defined mixed-use and 

maritime industrial areas was to help streamline the development process by avoiding costly and 

time-consuming delays associated with site-by-site decision-making regarding change of use (See 

Figure 1).  Importantly, it is intended to protect the integrity of the maritime area, avoiding the 

leapfrogging of mixed use into maritime areas that has begun to threaten continued investment in the 

maritime commerce of the Port of Baltimore. 

 

 

                                                 
1
 Industrial Land Use Analysis, City of Baltimore, Maryland, prepared for Baltimore Development Corporation by Bay 

Area Economics, November 26, 2002, page 22. 



 3 

Figure 1: Map of Maritime Industrial Zoning Overlay District (MIZOD) 

 
 

Included in the overlay district are existing industrial properties with deep water access and zoned 

ñHeavy Industrialò (M-3) in portions of Canton, Fairfield, Curtis Bay, Hawkins Point, and Locust 

Point.  Preservation of these areas for maritime industrial use is accomplished by applying the 

following provisions in the overlay area: 

 

Á Disallow Planned Unit Developments (PUD), which are currently the principal method of 

accomplishing conversion from industrial to mixed use (See Figure 2). 

Á Delete office as a principal use and hotel/motel from the conditional use lists.   

Á Allow only accessory use of offices, restaurants and taverns. 

Á The underlying zoning remains M-3.  

 


