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Mohawk Valley Momentum
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OVER $2,000,000,000 IN PUBLIC AND PRIVATE 

INVESTMENT HAPPENING IN THE MOHAWK VALLEY
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MACRO TRENDS





Disruptions & Trends in the Marketplace

Some of our key insights on what’s impacting occupiers.

The optimization of talent 
continues with location 
strategy and analytics on 
workforce / labor markets

Space demand planning 
has become critical, 
understanding the value of 
the workplace to the 
business and people

Portfolio and footprint 
strategy are being 
reimagined, with supply 
chain disruptions, hub and 
spoke and concentration 
risk, and “hybrid” working 
considerations

Interest rate and 
pandemic fall out has 
caused some swift 
changes in real estate, 
unique to each market

Flexible workspace 
solutions have 
dramatically increased 
options and competition 
vs. traditional leasing

Speed to market has 
never been so 
pronounced and project 
pipeline has never been 
so robust

Uptick in Mega 
Projects – draining 
energy grid and labor 
force

Supply chain chaos 
with pent up demand 
and changes in 
customer preferences 
and supply chain risk



Colliers Site Selection 

What are we seeing?

Trends

• Fewer jobs

• Higher capex
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New Jobs and Capex

Total Jobs Total Capex

$151k/job

$160k/job

$268k/job

$285k/job

$757k/job

Note: Data is based on all sectors; new facilities and expansions



Colliers Site Selection 

2022

Top 15 Projects

Note: Data is based on all sectors; new facilities and expansions11

Company Domestic / FDI
Source 

(World Region)
Source 

(State/Region)
Destination City

Capex 
(USD m)

New Jobs
Incentive 
Package 
(USD m)

Micron Technology Domestic North America Idaho Clay (NY) $100,000 9,000 $5,800

Intel Domestic North America California New Albany (OH) $20,000 3,000 $2,575

Hyundai Motor Company FDI Asia-Pacific Seoul Savannah (GA) $5,500 8,100 $1,800

Nucor Domestic North America North Carolina Weirton (WV) $2,700 800 $1,665

Rivian Domestic North America California Social Circle (GA) $5,000 7,500 $1,470

Starplus Energy Domestic North America Indiana Kokomo (IN) $2,620 1,400 $1,342

Vingroup FDI Asia-Pacific Hoan Kiem Greensboro (NC) $4,000 7,500 $1,241

Panasonic Corporation FDI Asia-Pacific Osaka De Soto (KS) $4,000 4,000 $829

Gotion High-Tech FDI Asia-Pacific Anhui Big Rapids (MI) $2,360 2,350 $715

Ascend Elements Domestic North America Massachusetts Hopkinsville (KY) $1,000 400 $490

HIF Global FDI Latin America & Caribbean Magallanes y Antartica Chilena Bay City (TX) $6,000 125 $435

Honda Motor FDI Asia-Pacific Tokyo Fayette County (OH) $4,200 2,527 $393

Form Energy Domestic North America Massachusetts Weirton (WV) $760 750 $290

Ultium Cells Domestic North America Ohio New Carlisle (IN) $2,500 1,600 $260

Steel Dynamics Domestic North America Indiana Columbus (MS) $2,500 1,000 $247

FDI Project

40%
Asia-Pacific

33%
Avg Incentive Package

$1.3B



Capital Markets Expectations (Q1 2023)

Industrial

Office



Hot Industries Trending

Renewables

EV’s

Circular Economy

Metals

Building Materials

Food & Beverage



NEEDs & WANTs

(a peek behind the curtain)





Site Selection Factors Considered



Site Selection Factors Considered



Typical Project Process – Assessing Client’s Needs/Wants
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o Demographics

o Labor force analysis

o Economic incentives

o Real estate research

o Infrastructure

o Wage surveys

o Business climate

o Geo-political risks

o Accessibility

o Operating cost analysis

o Decision matrix

o Economic development 

agencies

o Community leaders

o Workforce commission

o Employers interviews

o Recruitment agencies

o Real estate options

o Infrastructure providers

o Coordinate site due 

diligence

Economic Incentives

o Tax abatements

o Training grants

o Tax credits 

o Cash grants

o Real estate grants

Real Estate

o Acquisitions

o Leases

o Build-to-Suits

Secure

Economic Incentives

& Real Estate

Identification of 

Finalist Locations

Comprehensive 

Evaluation 

of Candidate 

Communities

o Request for Proposals

o Proposal Comparison

o Financial Analysis

o Competitive Bidding

o Documentation 

o Tour Agenda

o Building Ranking Matrix

o Site Selection Report

o Operating Cost Analysis

o Decision Matrix

Understand Client’s 

Needs & Objectives

o Project Questionnaire

o Project Profile Summary

o Strategy formation

o Business drivers

o Project timeline

o Criteria weighting

o Employee profile

o Job creation

o Infrastructure needs

o Capital investment

o Geographic preference

o Facility specifications 

Identify 

Candidate 

Communities

o Logistics Analysis

o Cost / Quality Analysis

o Logistics assessment

o Labor force size

o Competitor 

concentration

o Wage rates

o Unemployment rate

o Time zone

o Accessibility

o Union conditions

o Utility rates

o Real estate availability

o Economic incentive 

climate

o Annual reporting

o Training 

reimbursements

o Job creation filings

o Applications

o Contract amendments

o Site audits

o EDC coordination

o Compliance Documents

o Reimbursement 

Management

o Contract Amendments

o IncenTrak Updates

Compliance of 

Economic Incentives

2 WEEKS 3 WEEKS 10 WEEKS 4 WEEKS 12 WEEKS ON-GOING

PROJECT 
DEFINITION

LOGISTICS 
ANALYSIS & 
COMMUNITY 
FILTERING

SITE SELECTION 
ANALYSIS

TOURS & REAL 
ESTATE DUE 
DILIGENCE

REAL ESTATE & 
ECONOMIC 
INCENTIVE 
NEGOTIATIONS

ECONOMIC 
INCENTIVE 
COMPLIANCE



Cost vs. Quality vs. Sites
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QUALITATIVE (WORKFORCE) SCORE
Less Aligned ---------------------> More Aligned

Lower Alignment, 
Higher Cost

Higher Cost, 
Higher Alignment

Lower Cost, 
Lower Alignment

Lower Cost, 
Higher Alignment

Where does 
our client 

want to fall 
on this chart?

Where does 
your community 

fall on this 
chart?



Cost vs. Quality vs. Sites
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Higher Cost, 
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Lower Cost, 
Lower Alignment

Lower Cost, 
Higher Alignment

Aligned Site

Marginal Site

Poor Site

Do you have 
an aligned 

site(s)?



LOCAL 
WORKFORCE 
CONSIDERATIONS





Big Picture

Those who effectively integrate the “3 C’s”

will prosper 

Companies
The 

“3 C’s”  

Communities

Colleges



Catering to Prospects Needs

• Can be industry or 
project specific:

• Logistics?

• Workforce?

• Site/Infrastructure?

• Speed-to-market? 

• Public relations / 
perception issues?

Assessing Project Drivers

• Pitch needs to be 
cohesive across 
organizations. 

• Data should not be the 
leader – layer with 
anecdotal data and 
case studies.

• Use meeting locations 
strategically (technical 
college)

• Tap different labor 
pockets

Workforce Pitch

Risk comes in many 
forms!

• Cost risk

• Schedule risk

• Perception risk

• Disruption risk

• Fundraising risk

• Employment risk

• Etc.! 

Mitigating Risk

• Showing support goes 
beyond the ribbon-
cutting is key. 

• Anecdotes and primary 
data around existing 
industry is always 
compelling. 

Existing Industry Support
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Direct To Workforce
• # of Workers

Technical Path 

Associates, 2-Year Degree, 
Technical Programs 
• School Name 1, 2, 3

• Key Programs, Degrees,                     

+ Certificates

• Stackables

• Onsite + On Campus Training

• State Training Program Support

• Enrollment + Capacity by Key 

Programs

Degrees

# of Graduates/Yr/Program

Certifications

# of Certificates/Yr/Program

Colleges + Universities
School Names, List Programs + Degrees, 

Enrollment + Capacity by Key Programs

Degrees

# of Graduates/Yr/Program

Certifications

# of Certificates/Yr/Program

Postgraduate
School Names, List Programs + Degrees, Enrollment + 

Capacity by Key Programs

Labor Attraction + Relocation
• Company or Community Driven

• Features: Housing, Cost of Living, Quality of Life, Education, Safety

Elementary School
Available Workforce

High School
• Internships

• Certifications

• Career Pathways

• Job Fairs

Metrics

# Schools in 45 mins

# Graduates/yr

X % Direct to workforce

Y % Technical Path

Z % College or 

University

Middle School
• Exposed to 

Different Careers

• Programs for 

Career Focus

LABOR 

PIPELINE Internships + Apprenticeships

# of Participants/yr  &     

# of Placements/yr

# Direct Workforce

# Internships + 

Apprenticeships

# Technical Path

# Colleges + Universities

# Postgraduate

# Attracted + Relocated



Weaving Data and Narratives

Quantitative & Secondary Data Sources

Primary & Secondary Data Sources

▪ Multiple best-in-class sources.

▪ Comparable to other markets. 

▪ Main driver of Demographics, and 
Occupational Dynamics sections.

▪ Support for Education & Training 
section.    

▪ Local labor surveys.

▪ Existing industry interviews. 

▪ Recent job posting data and tracking (tech college, job fairs, etc.). 

▪ Supplements data noted above.  

▪ Provides significant insight into workforce and community 
dynamics that are lost in the data.  

Data Driven 
Workforce Analysis
(reality AND perception)

Story Driven 
Workforce Analysis

(you have to have both!)



TRENDS



Existing Business & Community Health - Trends

• Flexibility is key when 
possible.

• Hybrid is becoming the norm

• Remember that remote 
work is not possible in some 
industries.

Return To/Remote Work

• Signing & Retention bonuses

• Healthcare (improved and 
alternative)

• Maternity/paternity leave

• Alternative schedules

• Relocation fund

• Fund to buy down rent or 
mortgage rates

• Continuing education

Benefits & Wage

• Daycare & Afterschool 
programs

• Self-care and Health care 
facilities

• Culinary Opportunities

• Recreation Opportunities

• Transportation

Amenities



CASE STUDY



How does a Mega project impact existing businesses?

An attractive new opportunity may:

• Cannibalize from the existing workforce.

• Draw new workers to the area.

• Attract new businesses to support the 

new project.

• Most employees come from 20- and 40-

minute drivetimes.

20 Minute Drivetime

40 Minute Drivetime
Micron Utica, NY

20 40 60 20 40 60

Population 154,589 549,119 863,759 142,949 288,054 688,947

5yr % growth 1.7% 1.1% 0 0.4% 0.0% 0

Labor Force 75,561 253,770 399,759 60,839 127,629 310,744

Prime Age Labor 
Force

61,792 203,742 313,839 51,963 103,451 249,672

Participation rate 60.4% 56.8% 56.6% 52.6% 54.4% 55.3%

Unemployment rate 3.8% 4.3% 4.7% 4.0% 4.5% 4.6%



60 Minute Drivetime

• < 20% of a workforce usually comes 

from 60-minute drivetime.

• Roughly 1,800 employees or 1 employee for every 240

• 62.6% of the 60 min population is shared 

between the drivetimes.

• Indicates a need for regional coordination

Overlap

40 60

Population 6,958 431,404

5yr % growth -0.3% 0.7%

Labor Force 3,169 195,467

Prime Age Labor Force 2,571 158,938

Participation rate 56.7% 55.5%

Unemployment rate 5.1% 4.8%



How does a Mega project nearby impact existing businesses?

Results

• Increased employee choice requiring higher 

wages and benefits

• Increased demand for housing

• Increased demand for civic services

• Increased tax base for services

• Increased population to justify additional 

commercial investment (restaurants, retail, 

events, etc.)



Employer of Choice

What is an Employer of Choice?

•Preferred employer in the area.

Why does a company want to be an 
Employer of Choice?

•Allows the employer to staff up 
quickly by deploying new capital to 
ensure start up and productivity risk is 
minimized.



Common methods to be an employer of choice

• Signing bonuses

• Potentially higher wages and better benefits than 

area employers

• More time off or schedule flexibility

• i.e., night shift workers may move to have a shot at day 

work & maternity/paternity leave

• Schedule Certainty

• Potentially more attractive work environment or 

culture

• Amenities - culinary, health and wellness, and 

recreation opportunities onsite



BEST PRACTICIES



Best Practices – Amenities 

AMENITIES

• Daycares & Afterschool programs

• Self-care programs onsite or subsidized

• Gyms/spas, counselling, nutrition coaches, 

etc.

• Recreation opportunities



Best Practices – Training

• Coordinate a cohesive training and education 

pipeline

• Develop stackable certification programs for CTE 

and professional roles.

• Develop targeted training programs and training 

centers for specific skill as demanded by industry

• Develop training facilities in business parks or 

other strategic locations

• Strategic expansion support

• Training support and funding, housing and relocation 

support, recruitment and hiring support etc.



Best Practices

BE PROACTIVE

• Identify trends coming in your industry or industries with similar labor sheds/pipelines and potential offerings by new market 

entrants.

GROW THE WORKFORCE

• Housing and relocation grants/funding for workforce attraction

• Encourage Additional housing development across the demand spectrum.

• Growth is a chicken and the egg problem. Should jobs or people come first? Both answer the other should come first.



“A great place to run out of gas.”

Up to $15,000 gross in 

funds in the first year of 

a candidate’s move; 

$10K for renting, or 

$15K for a home 

purchase





Center for Manufacturing Innovation, Greenville County, SC



Patrick Henry Community College, Martinsville, Virginia



Commonwealth Centre for Advanced Training, Henry County, VA



MVCC – Advanced Manufacturing Training Center



Electric Vehicle Jobs Academy - Michigan
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Questions & 
Comments
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