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and are addressed in this 

section of the report: 
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Methodology and criteria used to identify and evaluate Solano County real estate are presented in this part of the 

report. The Task 2 and Task 4 sequence of steps related to identifying, evaluating, and prioritizing Solano County 

real estate assets were as follows: 

 

 

 

 

 

A successful Solano strategy brings into alignment three key elements:  

 

Methodology and evaluation criteria used in identifying key elements are presented below. 





‒ 

Corporate projects typically start out looking at 

strategic alternatives on a broad geography that fits 

project requirements (e.g. countries, multi-state 

regions, states, multi-county regions). As a study 

progresses, management eliminates options that 

don’t fit the need. Alternatives at the broadest 

geography are eliminated first, and the study 

concludes when the final location is selected. The 

location that has the fewest flaws relative to 

company requirements usually gets the project. 

In the final stages of a search, site selectors evaluate 

properties and communities based on project 

requirements to determine their ability to support 

the investment. For example, every project carries 

some level of water, wastewater, electric power and 

telecommunication need. Some projects use massive 

amounts of water while others use very little. 

Likewise, companies that depend on a fleet of tractor 

trailers have very different transportation 

infrastructure concerns compared to a company that 

generates little vehicle movement. Properties that 

can meet the specified need move on for further 

study, those that can’t are eliminated. 

In addition to property characteristics, community 

attributes also play an important role in the site 

selector process. Permitting and fees, transportation 

and land use planning, education and training 

resources, workforce availability are among the 

many factors that play a role in qualifying a 

community for corporate investment.  

Like the water use and truck traffic referenced 

above, corporate needs vary by industry and by  

 

facility type. Increasingly, companies from all 

industries share a common need, a qualified 

workforce. Communities may offer the desired real 

estate, infrastructure, and a supportive business 

climate, but without a reliable pipeline of workers, 

the community is likely to be eliminated. As a rule, 

the more demanding the workforce requirements, 

the fewer communities will make it through the 

screening process.  

Companies within industries establish their own 

unique set of location requirements, and these vary 

by the type of project. For example, Task 2.4 

identified Food & Beverage as a Solano County 

sector target. Figure 3 presents a generalized 

depiction of location requirements for different 

facilities that could exist within a single company 

within the Food & Beverage sector.  

The MSF II team expanded on this concept of 

industry specific/facility specific location 

requirements in Section 5.0 - Solano County 

Competitive Strengths and Red Flags. The MSF II 

team developed operating costs for a representative 

project for three sector targets - Advanced 

Manufacturing, Pharma Manufacturing, and Food 

Processing. Project assumptions found in Appendix B 

illustrate how companies translate specific needs 

into measurable location requirements.  

To be competitive for attracting investment, Solano 

County must understand the location requirements, 

for different facility types within each sector target, 

and work to ensure the county has assets that satisfy 

company needs.  
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Location Factors 

Food & Beverage 

HQ R & D 
Raw Material 

Processing 
Product 

Manufacturing Distribution 

Access to Markets 

Geographic Proximity Low Low High High High 

Transportation Services Avail–Rail Low Low Medium Medium Medium 

Transportation Services Avail–Truck Low Medium High High High 

Transportation Services Avail–Water Low Low Medium Low Medium 

Transportation Services Avail–Air High High Medium Medium Medium 

Telecommunications Services High High Medium Medium High 

Access to Resources 

Energy Dependability Medium High High High Medium 

Energy Cost Low Medium High High Medium 

Water Availability Cost Low Low High High Low 

Raw Materials Low Medium High High Low 

University Research/Private Labs Medium High Low Low Medium 

Recycling Services Low Low High High Medium 

Business/Professional/Technical Services High High Medium Medium Medium 

Workforce 

Executive, Administrative & Managerial High High Medium Medium Medium 

Technical Support High High High High High 

Sales Administration Medium Medium Medium High High 

Administrative Support High Medium Medium Medium Medium 

Service Low Low Medium Medium High 

Quality Control / Lab Specialists Low High High High Low 

Precision Production & Repair Low Medium Medium High Low 

Operators & Assemblers Low Low Low High Low 

Transportation & Material Moving Low Low High Medium High 

Handlers, Equipment Cleaners & Labor Low Low High High High 

Cost of Skilled Labor Medium Medium Medium Medium Medium 

Cost of Unskilled Labor Low Medium High High High 

Labor/Management Relations Low Medium High High High 

Space 

Land Availability Medium Medium High High High 

Land Cost Low Medium High High High 

Built Space Availability High High High High High 

Built Space Cost Medium Medium High High High 

Construction Costs Medium Medium Medium Medium Medium 

Financial Capital 

Seed Low Low Medium Medium Low 

Debt Low Low Low Low Low 

Venture Medium Medium Low Low Low 

Public Sector Impacts-Investment 

County/Local Government Quality Medium Medium Medium Medium Low 

Secondary Education Quality High High Medium Medium Medium 

Higher Education Quality High High Medium Medium Low 

Technical Education/Colleges Medium High Medium High Medium 

Local Transport/Commuting Medium Medium Medium Medium High 

Water/Wastewater Systems Low Low High High Low 

Business Incentives High High Medium High Medium 

Public Sector Impacts-Costs 

Regulatory Policies High High High High High 

Worker Compensation Costs Low Medium Medium High High 

Unemployment Insurance Costs Low Medium Medium High High 

Business Taxes High High Medium Medium Medium 

Quality of Life 

Cost of Living (Housing) Medium Medium High High High 

Personal/Property Security High Medium Medium Medium Medium 

Climate/Physical Environment High Medium Medium Low Low 

Recreational/Cultural Opportunities High High Medium Medium Low 

Area Image High High Low Medium Low 
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Appendix B – Project Assumptions for Targeted Traded Sector 
used to calculate Operating Cost Comparison  

 
 

Pharmaceutical Manufacturing 
 

   Workforce: 
 

Non-Management Work Force Number 

Engineering/Calibration/Maintenance 
(process engineers, mechanics) 

13 

Development (process engineers, 
chemical engineers) 

6 

Quality Assurance 9 

Quality Control 9 

Quality Control (environmental 
monitoring) 

8 

Validation (project managers) 6 

Operations (manufacturing associates, 
process technicians) 

56 

Inspection/Materials Handling 14 

Administration (finance, procurement, 
clerical) 

14 

Total 135 

 

Management Work Force Number 

Engineering/Calibration/Maintenance 
(process engineers, mechanics) 

2 

Development (process engineers, 
chemical engineers) 

1 

Quality Assurance 2 

Quality Control 2 

Quality Control (environmental 
monitoring) 

1 

Validation (project managers) - 

Operations (manufacturing associates, 
process technicians) 

2 
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Inspection/Materials Handling 1 

Administration (finance, procurement, 
clerical) 

2 

Total 13 

  

PLANT TOTAL 
 (including non-management and  

management workforces) 
148 

 
   Building: 
 

Building Size 50,000 sf 

Clear Height in Manufacturing Area 30 feet 

Bay (column) Spacing Large clear span is preferred 

Floor Loads Standard warehouse loading 6” 
concrete Slabs 

Drive-in Doors N/A 

Number of truck Docks 2 to 4 doors 

Bulk Liquid Unloading/Loading Near tank farm 

Rail Docks N/A 

Building Heights 25 + feet  

Outdoor Storage Tank farm  

Sprinklers Required 

Air Conditioning  Required 

Zoning Heavy Industrial 

Highway Access Good access to local/regional 
interstate highway network 

Parking 1.5 spaces per 1000 sq. ft. 

Cold Storage 2-8 degree C 

Stand by power or generators Life safety and process protection 

Estimated construction cost $340 per square foot 

 
   Electric: 
 

 Requirement 

Demand (Kw) 1950 Kw 

Consumption (Kwh/mo) 1,098,500 Kwh/mo. 

Power Factor .9 

 
   Investment: 
 

 2011 Estimate 

Land ($______/acre)* *To Be Determined  

Building (Approx. $340/S.F.) $17,000,000 

Production Machinery $20,600,000 
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Equipment and Supplies $6,400,000 

TOTAL Land, Building, & 
Equipment (excluding Land) 

$44,000,000 

 
Advanced Manufacturing 

 
   Workforce: 
 

Job Description 
Skill 

Requirement 

# of Jobs 
at Full 

Production 

Production / 
Assembler 

Semi-skilled 37 

Machine Tool Set-
Up / Operators 

Semi-skilled 52 

General 
Maintenance 

Semi-skilled 6 

Packers Unskilled 6 

Material Handlers / 
Vehicle Operators 

Unskilled 12 

Total Hourly 113 

Plant Manager Skilled 1 

Line Supervisors - 
Plant 

Skilled 6 

Manager – 
Purchasing 

Skilled 1 

Quality Control Skilled 4 

Manager HR Skilled 1 

Information 
Technology 

Skilled 1 

Engineering  Skilled 2 

Other Management  
Manufacturing 
Manager 

Skilled 1 

Sales Manager Skilled 10 

Account Executives Skilled 14 

Office / Clerical Skilled 8 
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Job Description 
Skill 

Requirement 

# of Jobs 
at Full 

Production 

Customer Service /  
Incident Mgmt. 

Skilled 2 

Installation Training 
Manager 

Skilled 1 

Technical Service  Skilled 3 

Total Salaried 55 

Plant Total 168 

 
   Building: 
 

Lease Building 
Simple spec warehouse - $100 per sf construction 

cost (est) 

Total Square Feet 100,000 SF 

      Production SF 60,000 SF 

      Warehouse SF 30,000 SF 

      Office SF 10,000 SF 

Site Size 3 TO 6 ACRES 

Clear Heights 22’ minimum 

Bay Spacing 40 x 40 

Crane Capacity None 

Floor Loads Standard for light manufacturing 

Drive-in doors 
Minimum of 1 exterior door at 12’ x 14’ (to move in 

equipment) 

Truck Docks  Minimum of 4 dock high doors 

Rail Docks Rail is not required  

Building Heights No preference, as long as clear height is met 

Preferred Building 

Configuration 

Rectangle or square, for straight flow through (no L-

shaped spaces) 

Air Conditioning 

Required in office area.  Required in production area if 

in warmer locations (i.e. Southern California or 

Arizona) 

Zoning Required Light Manufacturing 

Parking 

Minimum of 150 employee and visitor spaces 

Access and parking for employees should be separate 

from trucks 

Other Requirements Ability to install solar panels on the roof of the facility 
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   Electric: 
 

Electric Power 
Requirements 

Full Production 

Demand (kW) 500 kW 
Consumption (kWh per month) 150,000 
Power Factor .85 

 
 
   Investment: 
 

Property Category 

Production Machinery  $24,000,000 

Equipment and Supplies  $6,000,000 

Total $30,000,000 
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Food Processing 
 

   Workforce: 
 

 Full Buildout Tubes (production lines) 25 

Hourly 

Trimmer 289 

Packer 119 

Packaging Machine Operator Trainee 8 

Packaging Machine Operator 42 

Fruit Room Trimmer 51 

Dryer Operator 25 

Box Maker 23 

QA Technician 25 

 (Sanitation Technician 48 

Fork Lift Driver Receiving 22 

Fork Lift Driver Shipping 137 

Maintenance Technician – Electrical 8 

Maintenance Technician – Refrigeration 2 

Maintenance Technician 20 

Total Hourly Work Force 819 

Salaried  

Plant Manager 1 

Senior Managers 6 

Human Resource Support 2 

Division Supervisor 7 

QA Supervisor 3 

Financial Analyst 1 

Logistics / Customer Service Manager 1 

Customer Service Management 2 

Warehouse Manager 1 

Warehouse Supervisor 4 

Transportation Coordinators 3 

Customer Service Coordinators 6 

Total MG/QC/Logistics/Customer Service 37 

Total Plant Work Force 856 
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   Building: 
 

Total SF 350,000 s.f. 

Office/Employee Area 40,000 s.f. 

Warehouse Area 170,000 s.f. 

Manufacturing Area 120,000 s.f. 

Other 20,000 s.f. 

Clear Heights 25 feet 

Bay Spacing 60 x 40 feet (minimum bay 

spacing in warehouse is strongly 

preferred) 

Crane Capacity None 

Floor Loads 6,000 lbs. (full fork-lift load) 

Drive-in doors Minimum of 2 

Truck Docks 

(indoor/outdoor) 

Minimum 8 (inbound) and 22 

(outbound) 

Rail Docks (indoor/outdoor) None 

Building Heights 35 feet 

Outdoor Storage None 

 

   Electric: 
 

3,500 (kW) average demand (potential of 4,500 KW maximum 

demand) 

1,535,000 (kwh) average consumption per month 

Power factor of .85  

 
   Investment: 
 

 At Buildout 

Land (40 acres @ 

$42,500/acre) 
$1,700,000 

Building (350,000 s.f. @ 

$100/s.f.) 
35,000,000 

Value of Production 

Machinery 
35,000,000 

Equipment and Supplies 8,000,000 

Total Land, Building and 

Equipment 
$79,700,000 

 





PHARMACEUTICAL MANUFACTURING SCENARIO EXAMPLE

ESTIMATED ANNUAL BUSINESS OPERATING COSTS COMPARISON

Employee Fringe & Building/Lease Property Total Operating

Metro Area Payroll Mandate Benefits Utilities Payments Tax Cost

Atlanta $7,988,369 $2,183,412 $647,434 $177,000 $480,794 $11,477,009

Reno $8,326,903 $2,241,078 $570,264 $203,500 $330,211 $11,671,956

Las Vegas $8,385,824 $2,256,316 $591,156 $348,000 $291,117 $11,872,413

Solano $8,682,355 $2,489,699 $1,026,660 $227,000 $306,450 $12,732,164

San Jose $9,800,023 $2,796,947 $1,026,660 $414,000 $324,540 $14,362,170

San Francisco $9,893,829 $2,827,175 $1,026,660 $558,000 $320,760 $14,626,424

The annual estimated business operating costs table 

summarizes the annual cost of labor, utilities and facilities for 

selected metropolitan areas.  Does not include transportation 

costs.
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ADVANCED MANUFACTURING SCENARIO EXAMPLE

ESTIMATED ANNUAL BUSINESS OPERATING COSTS COMPARISON

Employee Fringe & Building/Lease Property Total Operating

Metro Area Payroll Mandate Benefits Utilities Payments Tax Cost

Atlanta $8,996,507 $2,453,086 $204,930 $354,000 $534,216 $12,542,739

Reno $9,259,705 $2,487,090 $167,196 $407,000 $366,901 $12,687,892

Las Vegas $9,336,034 $2,506,444 $166,044 $696,000 $323,463 $13,027,985

Solano $9,653,288 $2,740,757 $337,296 $454,000 $340,500 $13,525,841

San Jose $11,039,151 $3,115,106 $337,296 $828,000 $360,600 $15,680,153

San Francisco $11,103,583 $3,137,478 $337,296 $1,116,000 $356,400 $16,050,757

The annual estimated business operating costs table 

summarizes the annual cost of labor, utilities and facilities for 

selected metropolitan areas. Does not include transportation 

costs.

MetroComp 11/22/2016 Page 1 of 1



FOOD PROCESSING SCENARIO EXAMPLE

ESTIMATED ANNUAL BUSINESS OPERATING COSTS COMPARISON

Employee Fringe & Building/Lease Property Total Operating

Metro Area Payroll Mandate Benefits Utilities Payments Tax Cost

Atlanta $34,438,645 $9,984,607 $1,109,681 $3,109,222 $1,278,519 $49,920,674

Reno $36,452,859 $10,220,573 $1,124,568 $3,437,300 $915,255 $52,150,555

Las Vegas $36,690,801 $10,282,927 $1,566,025 $3,934,696 $856,567 $53,331,016

Solano $37,569,944 $11,555,468 $1,779,432 $3,864,499 $894,304 $55,663,647

San Jose $41,380,056 $12,696,941 $1,779,432 $5,872,375 $1,170,633 $62,899,437

San Francisco $42,326,698 $12,983,774 $1,779,432 $6,756,555 $1,254,287 $65,100,746

The annual estimated business operating costs table 

summarizes the annual cost of labor, utilities and facilities for 

selected metropolitan areas. Does not take into account 

transportation costs.

MetroComp 11/22/2016 Page 1 of 1
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