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Where Internet Orders 
Mean Real Jobs, and 
New Life for Communities
Vast warehouses are being built, fueling a 
demand for lower-skilled workers and reviving 
areas that once relied on manufacturing.

By NATALIE KITROEFF OCT. 22, 2017

BETHLEHEM, Pa. — Ellen Gaugler remembers driving her father to the Bethlehem
Steel mill, where he spent his working years hauling beams off the assembly line and
onto rail cars.

When the Pennsylvania plant shut down about two decades ago, Ms. Gaugler
thought it was the last time she or anyone in Bethlehem would come to its gates to
find a job that paid a decent wage for a physical day of work.

But she saw an ad in the paper last year for a position at a local warehouse that
changed her mind. She’d never heard of Zulily, the online retailer doing the hiring,
but she knew the address: It was on the old mill site, steps from where her father
worked.

“When I came for the interviews I looked up and said, ‘Oh, my God, I feel like I
am at home,’” Ms. Gaugler said. She got the job.

As shopping has shifted from conventional stores to online marketplaces, many
retail workers have been left in the cold, but Ms. Gaugler is coming out ahead. Sellers
like Zulily, Amazon and Walmart are competing to get goods to the buyer’s doorstep
as quickly as possible, giving rise to a constellation of vast warehouses that have
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fueled a boom for workers without college degrees and breathed new life into
pockets of the country that had fallen economically behind.

Warehouses have produced hundreds of thousands of jobs since the recovery
began in 2010, adding workers at four times the rate of overall job growth. A
significant chunk of that growth has occurred outside large metropolitan areas, in
counties that had relatively little of the picking-and-packing work until recently.

“We are at the very beginning of a rather large transformation, and the humble
warehouse is the leading edge of this,” said Michael Mandel, chief economic
strategist at the Progressive Policy Institute in Washington. “These fulfillment center
jobs are not being created in the tech hubs that were growing before. We’ve
broadened the winner’s circle.”

Americans have grown more comfortable ordering everything on the internet,
including bulky wares like canoes and refrigerators. Warehouses, as a result, have
become gargantuan, doubling in size since 2010, according to CBRE, a real estate
services firm.

And while robots have started to intervene in the process, it still takes a lot of
bodies to move hundreds of thousands of boxes in and out of these buildings every
day. Warehouses serving the largest e-commerce sites typically employ upwards of
2,000 people.

The hubs of this network are far-flung. In Bullitt County, Ky., south of
Louisville, warehouse employment surged to 6,000 in 2017 from 1,200 in 2010,
according to the Labor Department. In Kenosha, Wis., once a manufacturing hub
whose auto plants turned out Nash Ramblers and Plymouth Horizons, warehouse
jobs grew to 6,200 from 250 in the same period.

Those places have the advantage of being surrounded by highways and rail lines
that lead to some of the nation’s largest cities. They also have an abundance of cheap
land and labor, two assets that have become increasingly vital to companies selling
online.



The same calculus has made a warehouse mecca out of the land that houses the
carcass of Bethlehem Steel, giving natives like Ms. Gaugler a sense that their
hometown may be thriving.

Ms. Gaugler, 54, earns $13.50 an hour putting together shipments at the Zulily
warehouse, where employees tend to refer to their end customer as “Mom.” She
works 10-hour shifts from Wednesday through Saturday, and puts in for overtime
whenever she can.

“I like to get those orders out to Mom,” she said. The work is physically
demanding, she said, but it’s straightforward. She gets a list of items to pull from
shelves every morning — toys, glassware, baby clothes — and works her way to the
bottom as quickly as possible. She’s gotten two raises, of 25 cents each, over the last
year.

There are people in town who are nostalgic for the time when the mill filled the
sky with black smoke and the furnaces churned all day. Not Ms. Gaugler. “These are
secure jobs,” she said. “With the steel, you didn’t know if you would have a job the
next day.”

Her father may have had a better deal at the mill — he got 13 weeks of vacation and
“didn’t have to worry about bills every so often,” Ms. Gaugler said. But she only has
an associate degree, and said this job pays better than most of her alternatives. It
also comes with health insurance, paid time off and a 401(k) retirement plan.

Before the warehouses came to the area, it had little to offer in the way of
decent-paying, low-skilled work. But Amazon saw something promising in the city’s
bones.

It is flanked by Interstate 78, providing a gateway to the nation’s biggest
metropolitan area — New York is 80 miles away — and putting seven other states
within a day’s drive.

“It’s location, being able to serve customers on the Eastern Seaboard and the
Mid-Atlantic,” said Ashley Robinson, an Amazon spokeswoman. “It’s the



infrastructure available to move those trucks out of the Lehigh Valley. It’s the work
force.”

The company opened two modest facilities outside Allentown, Bethlehem’s neighbor
to the west, a place made famous by a Billy Joel song about the death of factory jobs.
Other retailers rushed in, drawn partly by incentives, including abatements and
credits, allowing companies that developed on the steel mill land to save hundreds of
thousands on their tax bills over 10 years.

As a result, the stretch of eastern and central Pennsylvania that includes the
Lehigh Valley has grown faster than any other market in the country over the last
five years, according to CBRE. While retailers tend to bulk up their facilities with
temporary helpers around the holidays — Amazon has announced plans to hire
120,000 seasonal employees by the end of the year — they have also taken on an
army of full-time workers. Warehouse employment in a two-county area that
includes Bethlehem jumped to 15,200 in 2017, from 5,200 in 2010.

“I don’t know of another place in the world that has gone from a submarket to a
global hub in eight years,” said David Egan, the global head of industrial and
logistics research at CBRE. “It’s undeniable that it is a key, crucial market for global
trade.”

Some of the biggest players in the warehouse game have staked a claim to
Lehigh Valley land. Walmart has two huge facilities in Bethlehem. FedEx is building
one of its biggest ground locations in the nation in the area, and the United Parcel
Service opened a new hub near the New Jersey border last year to handle the
torrential volume of traffic coming through eastern Pennsylvania.

The boom in warehouses has created a seemingly endless appetite for stockers,
pickers and packers, turning the town into a magnet for people in need of a second
chance. Omar Pellot is one of them.

Mr. Pellot left the Bronx, where he was born, because it seemed as if the city had
run out of jobs for people with his particular résumé.

http://www.marketwatch.com/story/amazon-to-add-120000-jobs-this-holiday-season-2017-10-12


He says he started dealing drugs at the age of 8, on the guidance of his father, a
“drug dealer turned drug addict.” He was in and out of jail as a teenager and spent a
year on Rikers Island as a 17-year-old, he said. After that stint, he had a hard time
finding work in New York, so he relocated to Florida and eventually moved to the
Lehigh Valley, where, he had heard, the job market was “awesome.”

He got a job at Amazon almost immediately. When the company asked about his
background, he said, “I explained it to them — you know, I was young and naïve and
stupid.”

In a year as a picker — retrieving items from vast shelving units — Mr. Pellot said he
walked about 10 miles on his night shift, and got two raises that pushed his hourly
pay to $14.30. He passed a test to become a forklift driver and has his sights set on
becoming a supervisor.

Now 38, he spent his childhood “thinking that street life would make me a
man,” he said. “But this is what makes me a man, working hard.”

The shifts in warehouses may be long, and the work tedious and exhausting, but
they are a better bet for people like Mr. Pellot than anything else in eastern
Pennsylvania. The average warehouse worker in the area earns $14.46 an hour,
compared with $12.67 for those in retail sales and $10.85 for waiters.

“The conventional wisdom is that retail jobs are better and that losing them is
bad for an economy,” said Don Cunningham, president of the Lehigh Valley
Economic Development Corporation. “The reality is that fulfillment jobs are paying a
higher wage and offering more long-term opportunity.”

Lingering over Bethlehem is the unnerving question of when, exactly, the robots
will ruin the party. In a Walmart fulfillment center that takes up as much land as a
big-league ballpark, machines have begun to take on some of the tasks involved in
getting people their goods within a day of a click.

As boxes careen down a conveyor belt on their way out of the building, tiny devices
known as “shoes” follow alongside and jerk forward to push the packages into chutes
that funnel them into the truck they are destined for.



Box-shaped machines glide along shelves to snatch crates and deposit them
onto a conveyor. There are no accidents on these routes — right before two boxes are
about to crash into each other, a combination of sensors and software stops one and
lets the other pass.

But for now, humans are still needed, in ever-increasing numbers.

“There’s still a lot of stuff that gets done not necessarily by hand, but aided by
the use of labor,” said David Tarnosky, the general manager of the warehouse.
Walmart started the year with around 1,100 full-time employees there, and doubled
that number by October.

“We won’t stop hiring through peak of this year,” Mr. Tarnosky said. By this
time next year, he will have hired hundreds more.

Robert Gebeloff contributed reporting from New York.

A version of this article appears in print on October 23, 2017, on Page A1 of the New York edition with the
headline: Idle Steel Mills Rumble to Life As Online Sellers’ Warehouses.

© 2017 The New York Times Company
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BUSINESS DAY

As Amazon Moves In, Demand for
Warehouse Space Climbs
Square Feet

By MICAH MAIDENBERG OCT. 24, 2017

For the modest warehouse, this is a golden age.

Boxy, unadorned and often overlooked, these properties are suddenly in hot
demand in many parts of the country, thanks in part to a rise in e-commerce as
consumer shopping habits move online. Retailers like Amazon and Walmart are
snapping up space once reserved for makers of office furniture and home flooring.

For years now, consumers have been purchasing more products online. In the
second quarter, e-commerce sales topped more than $111 billion on a seasonally
adjusted basis, or 8.9 percent of all retail sales, according to the Census Bureau.
Industry forecasters expect e-commerce sales to continue growing.

Warehouses often reveal little about what goes on within their walls, but the
buildings make possible the rapid delivery that consumers now expect from online
retailers. They serve as storage and distribution points for products ranging from
auto parts to pharmaceuticals. And warehouse jobs have grown rapidly since 2010,
forming a critical part of the employment base in communities across the country.

As developers try to catch up, they are considering some unusual solutions, like
constructing multistory warehouses and demolishing struggling malls to make way
for sprawling industrial properties.

https://www.nytimes.com/
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“This is the best I’ve seen it in my 35-year career,” said Craig S. Meyer, president
of the logistics and industrial services group for the Americas at the commercial real
estate company JLL.

There is relatively little in the way of available warehouse space for rent in many
metropolitan regions, especially along the coasts, where land is at a premium.
Nationwide, the vacancy rate stood at 5.2 percent at the end of September, lower
than the average rate of 8.1 percent over the previous decade, according to JLL.
Asking rental rates hit a high of $5.40 per square foot this fall.

Just outside of Cincinnati, two real estate development companies, Al. Neyer
and the Hillwood Development Company, recently put the finishing touches on a
development called the Hebron Logistics Center. Located on a 49-acre property a
few miles from the Cincinnati/Northern Kentucky International Airport in Hebron,
Ky., the project includes a pair of huge buildings, the larger of which covers more
than 589,000 square feet — the equivalent of about 10 football fields — and has 36-
foot-high ceilings. The smaller structure measures around 209,500 square feet.

Both buildings, built on speculation that tenants will emerge, are vacant. The
developers are betting that with the Cincinnati-area warehouse vacancy rate
standing at 3.1 percent as of September, according to JLL’s data, tenants will be
eager to move in. The site’s proximity to the airport and the area’s highway network
could be draws for tenants, too.

“Cincinnati has historically had low vacancy rates,” said Molly North, chief
executive at Al. Neyer. “Certainly, from a developer’s perspective, this calls for more
supply. I think it’s also an indication that, as developers, we haven’t kept up with
demand in the market.”

Before the project in Hebron, Al. Neyer had not developed a warehouse property
in the Cincinnati area since 2007, according to Ms. North. As the economy softened,
leasing that development was a challenge. The company focused on other real estate
projects instead.

Now, the company wants back in the market. Even as they try to lease the
Hebron project, Al. Neyer and Hillwood have bought another parcel close to the



region’s airport and plan to build two more buildings with 1.7 million square feet
between them. Construction on the first building is set to begin next April.

Part of the reason the companies think they can eventually fill around 2.5
million square feet of space is because of Amazon’s plans for the Cincinnati airport,
which it will use as an airfreight hub with as many as 2,000 employees.

“We already liked the market before that,” said Kurt Nelson, senior vice
president at Hillwood. “But I think it just adds another piece, another opportunity.”

Amazon is having an outsize effect on warehouse developers. By the end of the
year, Amazon will rent an estimated 114 million square feet of warehouse space, up
from about nine million in 2009, according to a June note from Jonathan Petersen,
an analyst at investment bank Jefferies who follows industrial property companies.

But Amazon faces some competition for warehouse space. Walmart, for
example, has increased the number of large distribution centers that support its
online sales. And e-commerce operations require three times the amount of
warehouse space that brick-and-mortar stores need, analysts say, to guarantee that
inventory is on hand and returns can be processed. That means companies with
online shopping platforms are going to be on the hunt.

“The last thing that caused a big difference, and this is more macro, was just the
growth in trade, the growth in port markets and the move toward distribution and
warehousing along the coasts,” Mr. Petersen said in an interview. “Then out of
nowhere, you have this e-commerce trend. That continues to boost the sector and
drive growth.”

This year, developers are expected to build about 225 million new square feet of
warehouse space, according to JLL, about the same as last year’s tally and more than
double the 10-year average of 120 million square feet.

One challenge for many builders is finding development sites in or close to
dense, built-up cities, where land is often scarce. E-commerce companies need such
parcels to guarantee they can quickly dispatch orders to homes and businesses.

http://www.cvgairport.com/about/news/2017/01/31/amazon-to-create-2-000-jobs-at-new-cvg-hub


Prologis, a San Francisco-based real estate investment trust that owns 380
million square feet of industrial property in the United States, is trying to solve the
land riddle by constructing modern multistory warehouses — at least in some
markets. These types of properties are not uncommon in cities like Hong Kong and
Tokyo, but they are nonexistent here. A property Prologis is building in Seattle will
be the first contemporary multistory warehouse in the United States, according to
the company.

The building, called Prologis Georgetown Crossroads and located about four
miles south of downtown Seattle, will span 590,000 square feet over three levels.
When complete, it will have two floors designated for product fulfillment. A ramp
will wind around one side of the building, allowing trucks to drive to the second
floor, pick up or drop off goods and then leave in an efficient manner. The top level
could host offices or even a light manufacturing operation.

Multistory warehouses are unproven in the United States, but potential tenants
for the Seattle property have been receptive to the idea, said Larry Harmsen, chief
operating officer for the Americas at Prologis. The company also plans to develop
such a property in San Francisco. “They’re not just crazy experiments,” he said.

“We’re not going to do these everywhere. These really only work in high-density,
highly land-constrained environments,” Mr. Harmsen said. “The land economics
have to be high enough.”

The boom in warehouses could even spell the end for long-struggling retail
properties. In Frackville, Pa., about 60 miles northeast of Harrisburg, the state
capital, the real estate company NorthPoint Development believes industrial
buildings are a better use than a moribund mall.

NorthPoint wants to demolish the mostly empty 800,000-square-foot Schuylkill
Mall in Frackville, replacing the retail property with two new warehouses that will
have more than 1.2 million square feet between them, according to Brian Hansbury,
vice president at the Schuylkill Economic Development Corporation.

Schuylkill Mall opened in 1980 and once had four anchor retail tenants,
including a now-closed Sears and a Hess’s. But the mall has been in decline for years,



hurt in part by the rise of online retailers, according to Mr. Hansbury. Later this
year, NorthPoint will demolish the property, clearing the land for the warehouses it
wants to build, he said.

Mr. Hansbury thinks the larger of the two buildings planned for the property
could work as an e-commerce distribution center. It would be ironic, of course, if an
e-commerce company, the type of which helped make the mall obsolete, ended up
with an operation on the site.

“It really is kind of a full circle development that’s going on,” Mr. Hansbury said.
“I can see why some people would be disappointed that they no longer have a mall,
but I think what we’re left with might even be better.”

A version of this article appears in print on October 25, 2017, on Page B5 of the New York edition with the
headline: E-Commerce Is Making Warehouses a Hot Property.

© 2017 The New York Times Company
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BUILD NOW–NY 

CURRENT PROGRAM / ROUND 4 
 

Program Overview 

To foster economic growth, New York has developed the  Build Now–NY initiative that will 

strategically market an inventory of pre-approved, “shovel ready” sites to a wide range of fast 

growing, job-creating companies. 

 

Empire State Development (ESD) will coordinate this effort and focus on selecting, developing, 

permitting, and marketing selected sites.  

 

The State will continue to develop its inventory of sites that have undergone the intensive state and 

local government reviews necessary to accelerate future investment and development.   The 

program has two elements.  Periodically, rounds of Build Now-NY funding have been announced 

that aid applicants in “pre-permitting” their site.  Shovel Ready certification is an ongoing 

component of the Build Now-NY program that gives official recognition to sites which have 

completed this advance work and are truly prepared to offer businesses the opportunity break 

ground on a new facility in a greatly expedited process.   

 

The development profiles are designed to allow local governments to decide on the appropriate type 

of development for their community.  Municipalities will be able to demonstrate to prospective 

businesses that their community supports and is prepared for new development, new jobs, and 

economic growth. 

 

Eligible applicants for Build Now-NY/Shovel Ready Certification include municipalities, local 

economic development organizations, industrial development agencies, and public authorities. 

Private sector developers and landowners must partner with one of the above entities to apply on 

their behalf.  Application instruction and forms can be found at: www.esd.ny.gov/BuildNow. 

 

 

Development Profiles 

Generic site development profiles have been prepared for three types of economic development 

projects: 

  

 High Tech Manufacturing Sites 

 Warehouse/Distribution/Logistics Center Sites 

 Multi-Tenant Business and Technology Park 

 

The profiles describe features typical for each of the business types.  Intended to serve as 

“roadmaps,” the profiles include essential information for each business sector, such as: generic 

Development Profiles, Project Requirements, Project Profile & Impacts, and a list of “musts” and 

“wants” that describe site characteristics either necessary or highly desirable for each project type.  

Prior to nominating sites, applicants should use these profiles to identify the development type most 

appropriate for their community. 
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Warehouse/Distribution/Logistics Center Sites 

Introduction 

In 1999, the State of New York, Empire State Development, and the Governor’s Office of 

Regulatory Reform successfully implemented Build Now-NY, a program that provides the State’s 

communities and economic developers with an important competitive edge in the highly 

competitive corporate site selection process. By offering companies shovel ready sites, communities 

and regions throughout New York are benefiting from economic growth, new development and new 

jobs.   

Currently, three development types are being promoted and marketed through Build Now-NY: High 

Technology Manufacturing, Warehouse/Distribution/Logistics Centers, and Multi-Tenant Business 

and Technology Parks.  All of these are eligible for participation in the Build Now-NY program. 

This booklet is a guide for warehouse/distribution/logistics center site development.  Included is 

generic information for warehouse/distribution/logistics center development that will be needed to 

complete State Environmental Quality Review (SEQR), possible zoning changes, and other 

necessary permitting and site approval requirements.  It includes: 

 Generic Site Profile – Defines and describes the purpose and function of 

warehouse/distribution/logistics center sites and identifies relevant infrastructure, traffic and 

construction schedule data. Communities, economic development organizations and local 

stakeholders may use this information to determine if this type of development is 

appropriate for their community.  The data will also be useful while completing the SEQR 

process. 

 Must and Wants – Lists criteria and features that are either essential or highly desirable for 

site development. 
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Warehouse/Distribution/Logistics Center Sites 

Generic Site Profile 
 

General Description 

Warehouse/Distribution/Logistics centers are growing in importance in the manufacturing and 

wholesale trade/distribution process. As manufacturers become more focused on reducing costs, 

increasing customer satisfaction, and optimizing their supply chain to resources, suppliers and 

customers, they are paying much more attention to the number and location of their distribution 

facilities and the functions they perform.   

In the U.S., manufacturer downsizing and outsourcing over the past decade have created major 

growth opportunities for distribution operations, logistics providers, and more recently, e-commerce 

fulfillment centers. Historically, typical distribution functions were shipping and receiving, storage, 

order picking, breakbulk, freight consolidation and containerization.   Today, thanks to technology, 

many distribution operations are computerized, automated, and equipped with state-of-the-art 

material handling equipment and information systems.  This enables them to deliver overnight to a 

widening geographic market.  As a result, many distribution operations have added a number of 

value-added services, including total logistics management, inventory control and tracking, 

packaging, labeling and bar coding, procurement and vendor management, and customer service 

functions, such as returns, repair, rework and assortment promotional assembly.   

Information systems and the Internet are improving the logistics of distribution centers, enabling 

companies to exchange information for products.  This has also led to the growth of logistics 

operations and e-commerce fulfillment centers. According to the Council of Logistics Management 

(CLM), logistics involves the inbound, outbound, internal and external movement of goods, services 

and related information.  Activities that are provided by logistics operations include customer 

service, transportation, purchasing, warehousing, materials handling, strategic planning, inventory 

control and forecasting.    

Warehouse/Distribution/Logistics center facilities vary greatly, depending on their type of 

operations, their functions, the geographic region served and their space needs.  Some buildings 

may be 1.0 million square feet or more. 

E-commerce fulfillment centers perform distribution-related functions for goods purchased via the 

Internet by consumers and/or businesses.  They assemble and repackage materials, consolidate 

orders and shipments, and physically deliver goods to customers.  For manufacturers, e-commerce 

fulfillment centers enhance inventory control and just-in-time manufacturing and help control costs.  

For retailers, e-commerce fulfillment centers provide a cost-effective means for “unit of one” 

shipping to consumers who make purchases online.  E-commerce fulfillment centers can be 

freestanding, single use buildings or small “warehouses” within larger distribution centers. 

The typical warehouse facility is moving to 30-foot plus ceiling clearances and more truck doors to 

accommodate higher-stacked pallets and the rapid movement of goods.  As the movement of freight 

within distribution centers accelerates, cross-docking is growing in importance.  With cross-

docking, goods come in one door and go out another with minimal delay - a package that might 

have spent five days in yesterday’s distribution center is now processed through in 24 hours or less.  
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In general, the average distribution facility employs fewer than 100 workers.  However, recent 

trends toward expanding operations to include value-added services are expected to increase the 

average employment in these type of operations.    

To be considered in the Build Now-NY program, a site with a minimum of 50 contiguous 

developable acres outside the FEMA 100-year flood plain are necessary to accommodate a 

distribution, logistics or e-commerce operation, but in metropolitan areas, the developable acreage 

may be less.  If land coverage of 50 percent is assumed, 50 contiguous developable acres can 

support a building of up to 1.0 million square feet. Available land for expansion purposes should 

also be considered when identifying appropriate sites.  

Market Analysis 

Today, technology is the driving force behind growth, development, and increased productivity 

around the world and in the distribution and logistics industries. Technology has produced a wide 

range of innovations, including barcode scanning, automated storage and retrieval systems, state-of-

the art material handling equipment, computerized freight tracking, voice recognition and advanced 

communications systems, and the automated purchasing, production and sales systems that support 

just-in-time inventories and distribution.  

The location goal of most warehouse/distribution/logistics centers is to select a site that offers the 

lowest possible transportation costs with the easiest access to the greatest number of customers.  The 

location process typically used in the selection of an appropriate site takes into consideration the 

products for which a distribution facility is desired; the market area or areas that are to be served 

and the degree of market penetration necessary. Just-in-time has increased significantly the 

importance of being within a day’s travel time (500 mile maximum) of suppliers and customers.  

 The location criteria that warehouse/distribution/logistics centers factor into their site selection 

decision include, but are not limited to, market trends, proximity to existing and new customers, 

access to suppliers and vendors, transportation services and cost, telecom infrastructure, labor 

availability and cost, building and site acquisition and cost, quality educational institutions and 

training facilities, and regulatory factors, such as inventory valuation. 

According to the State of New York Department of Labor, 358,400 were employed in wholesale 

trade and 60,300 in trucking and warehousing in December 2005.  The combined wholesale 

trade/trucking and warehousing employment of 418,700 was 4.8 percent of the total non-

agricultural employment of 8,680,400 in the state.  (Please note:  Trucking and warehousing 

includes all sectors in SIC 42 - local and non-local trucking with and without storage, public 

warehousing and storage, and freight trucking terminals.)   

The state has a business environment that is very conducive for supporting new manufacturing 

projects and expansions. Evidence of this is its consecutive second place rankings in Site Selection 

magazine’s Governor’s Cup competition for New and Expanded Facilities in the State in 2002 and 

2003. According to the March 2004 issue of Site Selection, New York experienced a gain of 552 

new and expanded corporate facilities.     
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Minimum Site Acreage 

The site must have a minimum of 50 contiguous developable acres, but in metropolitan areas, the 

acreage may be less.  

Appropriate Topography and Configuration 

The topography of the site should generally have little elevation change and the developable acres 

need to be outside the 100-year FEMA flood plain designation.  The preferred site configuration is 

square or slightly rectangular with few outparcel obtrusions.  Sites should be at road grade elevation 

and not have major elevation changes as uneven site topography greatly increases site preparation 

costs.  

Utility and Telecommunications Infrastructure (minimum criteria for a typical site 

with 50 developable acres)  

Electricity 

 Kilowatt (kW) Demand:  1,350 kW 

 Monthly Kilowatt Hour (kWh) Usage:  1,000,000 kWh 

 Should be on a 15 kVA line, or preferably larger 

 Should be within 3 miles of a substation with minimum available capacity of 25mVa 

 Potential for dual feed from a substation is preferred.  

Natural Gas 

 Demand:  8,300 CF/Hr. 

 Usage:  175,000 Therms/year 

 Minimum available capacity:  4-6 inch high pressure line within 3 miles 

Water 

 Minimum: 2,500–4,000 gallons per minute potable existing available capacity, for up to 4 

hours with 8 hour recovery for fire flow 

 Water distribution line serving the site should be a minimum of 10 inches in diameter.  

 Municipal system preferred 

Sewer/Wastewater 

 Minimum available capacity:  20,000 gallons per day (gpd) at site boundary 

 Municipal system preferred 

Telecommunications 

 T-1 level of service capacity a minimum 
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Transportation Requirements 

Interstate, highway, and truck access are critical for the delivery of raw materials, supplies and other 

input materials and the distribution of products.  Distribution-related operations seek locations with 

access via truck routes on an interstate, limited access or other 4-lane highway, and they should be 

within 15 miles of an interchange of these types of roadways. Access routes must be designated for 

travel by 53’ trucks.  Travel to the highway should avoid congested commercial, retail, or residential 

routes.  The site should have dual road access and separate auto and truck access points or 

entrances, and at least one traffic light should control ingress and egress to the site.  Major highway 

visibility can be a plus. 

Rail service is important for some operations.  The growth of intermodal service, i.e., containers and 

truck trailers carried on trains over long distances, has meant additional options for cost conscious 

shippers as fewer distribution centers are needed to cover much larger areas.  Therefore, sites served 

by rail, or in close proximity to rail that have the capability of access by a spur, have a competitive 

advantage. 

Air transportation is more important for some users than for others.  It is especially critical for 

operations handling products with a limited shelf life that are needed by just-in-time manufacturers, 

such as pharmaceutical companies. Air service is also used by operations that handle products of 

limited weight and whose shipping costs are relatively low.   Surface access within 60 minutes to a 

commercial airport with jet service is preferred.    

For projects involving water-based shipping, there should be direct access to a navigable waterway 

or express access to a coastal port within 240 miles. 

Proximity of Support Facilities 

Warehouse/Distribution/Logistics centers prefer locations with proximity to trucking companies, 

truck mechanics, and other service providers; technology, computer, and telecom specialists; 

temporary staffing services; office and industrial supply warehouses; and courier services. 

Site Development Barriers and Issues 

Access to environmental information about the site is critical.  Environmentally sensitive sites or 

those with ecological, archeological, historical or cultural resources that significantly limit use or 

require continued monitoring should be avoided.   Plant operating parameters should not be 

adversely impacted by undesirable emissions from offsite activities; worker health and welfare must 

be protected.    

Site Ownership vs. Lease 

Most warehouse/distribution/logistics centers own the property on which they are located.  When it 

comes to site acquisition and ownership, companies prefer properties with one landowner, or if not 

appropriate, a limited number of landowners without known property transfer objections or legal 

impediments that adversely affect transfer.   
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Surrounding Land Use Issues 

Due to high volume truck traffic and potential continuous, round-the-clock operations, surrounding 

land uses must allow for the 24-hour operation of facilities without noise level restrictions on heavy 

truck engines.   

Other Criteria Critical to Site Selection 

Please see the project list of Musts and Wants.  

 

Project Profile & Impacts 

Type of Facility:  Regional Distribution Center 

Capital Investment 

 Building and improvements:  $16.0 million  

 Machinery and equipment (includes fixtures and racks):  $1.8 million  

 Inventory:  $13.0 million 

Building Size 

 250,000 square feet, expandable to 500,000 square feet  

Site Requirement 

 50 contiguous developable acres 

Utility and Telecom Infrastructure Requirements 

Electricity 

 Kilowatt (kW) Demand:  1,350 kW 

 Monthly Kilowatt Hour (kWh) Usage:  1,000,000 kWh 

Natural Gas 

 Demand:  8,300 CF/Hr. 

 Usage:  175,000 Therms/year 

Water 

 Minimum: 2,500–4,000 gallons per minute potable existing available capacity, for up to 4 

hours with 8 hour recovery for fire flow 
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Sewer/Wastewater 

 Minimum available capacity:  20,000 gallons per day (gpd) at site boundary 

Telecommunications 

 T-1 level of service capacity a minimum 

Site Accessibility 

Vehicular Access (Truck and automobile) 

 Truck and automobile access is critical for a warehouse/distribution/logistics center. 

 Must be within 15 miles via a truck route of an interchange of an Interstate, limited access, 

or other 4 lane highway 

 Site must have unimpeded left hand turn access for trucks 

 Site access should be at a signaled intersection of two roads to provide dual road access to 

separate truck and auto traffic. 

Rail Access 

 Optional but could make site more desirable 

Air Access 

 Surface access within 60 minutes to a commercial airport with jet service is preferable. 

Construction and Facility Peak Traffic Estimates  

 Construction Peak Traffic: 100 vehicle trips/day 

 Facility Peak Traffic:  350 vehicle trips/day 
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Warehouse/Distribution/Logistics Center Sites 

Project Musts and Wants 

Site Musts 

 Must be a minimum of 50* developable contiguous acres configured to support the site 

development plan. 

 Must be within 15 miles via a truck route of an interchange to an interstate, limited access or 

other 4-lane highway. 

 Must be zoned for warehousing and distribution activities, or a letter of commitment to rezone 

the property must be included. 

 The 50 developable acres must be located in an area outside the FEMA 100-year flood plain. 

 The 50 developable acres must be free of wetlands, protected species, and environmental issues, 

or have mitigations plans in place that can be enacted in 90 days. 

 Must have electric and municipal water and wastewater services properly sized and with 

adequate system capacities to meet the needs as shown in the Project Profile, or must evidence 

the ability to upgrade services to meet the Project Profile requirements. 

*In metropolitan areas, sites with less acreage will be considered if all other criteria are satisfied. 

Site Wants 

Weight  Factor    

  

10 Ease of transportation access    

  9 Favorable site characteristics (i.e., configuration, topography, surrounding 

uses, ownership)  

  8   Additional adjoining, contiguous, available acres 

    7   Quality and available work force  

    5   Competitive recurring costs (i.e., utility costs and property taxes)   

5 Natural gas service to site 

4   Competitive investment costs (i.e., land, cost of construction) 

4                Telecom accessibility (i.e., T-1 line level of service)   

    4   50 acre site should be subdividable into 15+ acre sites 
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