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The Regional Freight Profile is a companion document to the Eastern Pennsylvania Freight
Infrastructure Plan (the Plan). This document summarizes the baseline analyses that define the
study area andillustrate the existing conditions for transportation, land use, safety, and
congestion.

The following sections outline the comprehensive nature of the plan analyses. They are grouped
into summary sections for specific focus areas, including:

1

1
1
1

T
1
1

Land Usep Current and future developments, regional zoning, key industrial clusters, and
intermodal facilities

Infrastructure p Roadways, traffic volumes, bridges, and pavement

Truck Crashes p Locations, severity, types, and crashes involving nonmotorized users
Transit Demand p Identification of opportunities to address unmet demand withing EPFA
freight clusters

Freight Movement p Commodity flows, bottlenecks, and truck parking

Rail Freight Infrastructure p Infrastructure and cargo types

Air Cargo p Cargo at EPFA airports

The profile illustrates each of the key datasets that outline and define the challenges and
opportunities that ultimately inform and support many of the recommendations outlined in
Section 5 of the Plan.
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This document includes Geographic Information Systems (GIS) analyses of shapefile data
collected from multiple sources, detailed below. These datasets have been combined into a
geodatabase used to produce maps throughout the document to contextualize and v isualize
additional information and analyses. Table 1 includes a compilation of the sources leveraged to
support the analyses included throughout this effort.

Table 1: GIS Data Sources

Pennsylvania Spatial Data Access (PASDA)

Pennsylvania State, County, and Municipality
boundaries (2022)

State Roads

Local Roads

Roads with Posted Weight Restrictions
Parking Areas

At-Grade Intersections

Railroad

Rail Crossings

Transportation Improvement Projects
Airport

Local Park

Water Body

Wild Natural Areas

Bike Routes and Appalachian Trail

Berks County

Tax Parcels
Building Footprints
Land Use/Zoning

Bureau of Transportation Statistics (BTS)

Air Carrier Statistics Database (T-100 data
bank)

Carbon County
Land Use/Zoning

Federal Highway Administration (FHWA)
National Highway Freight Network (2020)

National Performance Research Data Set
(NPMRDS)

Geotab
Altitude Commercial Origin/Destination Data

IHS Markit
Transearch Commodity Flow Data

Lackawanna County
Land Use/Zoning

Lebanon County
Land Use/Zoning

Lehigh Valley Planning Commission
Land Use/Zoning

Luzerne County
Land Use/Zoning

Monroe County
Land Use/Zoning

PennShare Open Data Portal
Traffic Counts

Bridges - Condition and Clearances
Freight Generators

Major Intermodal Facilities

Pennsylvania Crash Information Tool (PCIT)
Crash records (2019-2021)

Pike County
Land Use/Zoning

Schuylkill County
Land Use/Zoning

Surface Transportation Board (STB)

Confidential Carload Rail Waybill Sample
(2021)
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1.1 Land Use

This analysis focuses on existing and future industrial development within the EPFA region. All
data in this market analysis was sourced from CoStar! in Q1 2023. It should be noted that
CosStar data may not be representative of total inventory, but it is the most comprehensive
dataset available to define and analyze real estate development trends. CoStar defines different
industrial property uses as fol lows.?

1 Refrigeration/Cold Storage : 25,000 square feet (SF) or greater rentable building
area (RBAY with one loading dock for every 15,000 SF of RBA. Up to 50% site coverage
and office area up to 20%. Must haverefrigeration and cross docks.

1 Distribution : These are typically large buildings, both single and multitenant, used for the
warehousing and distribution of inventory. Buildings are typically 200,000 SF or more, with
clear heights 28 feet plus, up to 5% office space and the balance being warehouse/storage
space. These buildings typically have one loading door for every 10,000 SF of RBA and site
coverage up to 40%. These buildings are often crossdocked with trailer parking.

1 Manufacturing : A sub-type of an industrial building primarily used for manufacturing
products. May also include warehousing or distribution areas. These buildings are
typically 300,000 SF or greater with one loading dock for every 15,000 SF.

1 Truck Terminal : A type of industrial building that is long and narrow with multiple cross -
docks that facilitate simultaneous incoming and outgoing inventory. If an industrial
building has many cross-docks, it may be a truck terminal. This facility varies from 25,000
to 150,000 SF and they are typically very narrow (approximately 60' to 80' wide). Site
coverage up to 30% with office areas up to 10%. The building is lined along the outside
(usually opposite sides) with cross -docks, usually one loading dock for every 3,000 SF of
RBA These buildings are material/freight transfer points for trucking companies or
distribution companies like UPS or FedEX.

9 Service: Industrial zoned building designed for vehicle repair. It may include cranes for
moving engine blocks, electric or hydraulic lifts, and numerous drive-in doors.

1 Warehouses: A type of industrial building generally used for storage and/or distribution.
They are typically 25,000 SF or greater in size, box shape, with one loading dock for every
15,000 SF of RBA Up to 20% office area with clear heights of 22 feet or greater. Site
coverage is typically up to 50%.

9 Food Processing: A facility used for the processing of and packaging of food products
or beverages. These buildings may or may not have cold storage or freezer space.
Typically uses include bottling plants (soft drinks, fruit juices), breweries, dairies,
bakeries, canneries, frozen foods, and dry foods.

1 CoStar is a commercial real estate database that collects information on different commercial property uses from brokers and
building managers.

2 https://www.costar.com/about/costar _-glossary

3 Expressed in square feet, this area includes the usable area and its associated share of the common areas. Typically, rents @e based on
this area. It is the space the tenant will occupy in addition to the associated common areas of the building such as t he lobby, hallways,
bathrooms, equipment rooms, etc. There is no real difference between RBA and GLA (Gross Leasable Area) except that GLA is uskwhen
referring to retail properties while RBA is used for other commercial properties.



https://www.costar.com/about/costar-glossary
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1 Showroom: 25,000 to 150,000 SF with up to 50% site coverage and office areas up to
30%. Clear height from 14 feet and up. A building where merchandise is exhibited for
sale or where samples are displayed. Examples would be furniture, or clothing and
apparel.

1 Flex: A type of building(s) designed to be versatile, which may be used in combination
with office (corporate headquarters), research and development, quasi-retail sales, and
including but not limited to industrial, warehouse, and distribution uses. At least hal f of
the rentable area of the building must be used as office space. Flex buildings typically
have ceiling heights under 18', with light industrial zoning. Flex buildings have also been
called Incubator, Tech and Showroom buildings in markets throughout the country.

1 Telecom Hotel/Data Hosting : Telecom Hotel is exclusively used for telecommunications
companies to house switching equipment and computers that route/process the
communications that go through their lines. Telecom Hotel typically are occupied by
nboz!dwfmdpt LY !Uiftf!lgbdj mjuj f indugtrialbdildingd qqf bs! j
that were purchased and converted to the new use. Data Hosting, also known as
Switching Center, Cyber Center, and Web Hosting Facility, is a type of building or buile
out that is exclusively for the housing of telecommunications equipment for outside
companies. Space is generally industrial or flex oriented but has very little need for office
space. What it does have are floors that can handle heavy loads, extremely heavy power
that can run large amounts of electrical equipment, backup generators, and air
conditioners. It may also feature suite amenities such as high -speed internet and raised
floors, which allow for cooling and the safe storage of cabling.

In addition to the categories noted above, properties where a current use could not be
dpogjsnfel!bsfl dmbttjgj f/ldiicdrreiCdeveldpmént tierndavibathinB wb j mb ¢ m
the EPFA region, many of these properties are likely classified as distribution or warehousing,

but that cannot be confirmed within the current dataset.

1.1.1 Existing Industrial Property Supply

As of 2022, there are over 5,000 industrial developments with over 370 million SF in the EPFA
region, illustrated by county in Figure 1 (number of buildings) and Figure 2 (SF). Prior to 2015,
Lehigh, Luzerne, and Berks were the top three counties in the Study Area with the largest
industrial supply. However, in the past six years, Northampton has emerged as a hotspot for
industrial development, and since then, it has become the third-largest industrial market in the
Study Area. While the Study Area is made up of ten counties, industrial properties in the top four
counties (Lehigh, Luzerne, Northampton, and Berks) account for about 75% of the total supply.
In contrast, Pike has the smallest number of industrial developments and square footage

among all the counties.
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Figure 1: Total Industrial Supply by County (Number of Buildings), Study Area, 2012 - 2022
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Figure 2: Total Industrial Supply by County (SF), Study Area, 2012 - 2022
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The industrial square footage in the Study Area grew by 38% over the last ten years, which was a

much faster rate than Pennsylvania's overall industrial market growth over the same period

(12%). AsFigure 3 and Table 2 illustrate, all counties in the Study Area experienced growth in

their industrial space, with the highest increase in Northampton (79%) and the lowest increase

in Schuylkill (6%). In addition to Northampton, the growth of industrial properties in Lebanon,
Npospf-!Mv{fsof-!Iboe! Dbscpo!ibwf!pvugbdfeluif! Tuv

decade.

Figure 3: Total Industrial Supply by County (SF), Study Area, 2012 - 2022
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Source: CoStar, 2023

Table 2: Total Industrial Supply by County (SF), Study Area, 2012 - 2022

Northampton 36,950,000 66,070,000 78.80%
Lebanon 16,230,000 24,580,000 51.42%
Monroe 7,590,000 11,040,000 45.48%
Luzerne 52,390,000 74,320,000 41.87%
Carbon 2,210,000 3,130,000 41.70%
Berks 41,510,000 57,480,000 38.48%

Lehigh 62,890,000 81,710,000 29.92%

Pike 320,000 400,000 25.96%
Lackawanna 28,100,000 31,530,000 12.20%
Schuylkill 21,270,000 22,610,000 6.30%
Study Area 269,460,000 372,860,000 38.38%
Pennsylvania 1,273,060,000  1,424,130,000 11.87%

Source: CoStar, 2023
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1.1.1.1 Industrial Use Category

Figure 4 details the total square footage by category within the EPFA Study Area. As of 2022,
the top three industrial uses in the Study Area are warehouse, distribution, and manufacturing.
Warehouses make up 43% of the total industrial supply in the Study Area wiile distribution and

manufacturing facilities account for 31% and 15% of the total supply, respectively.

Figure 4: Use Category (SF) by Percentage of Study Area, 2022
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Among all industrial uses, distribution saw the strongest growth of 94% over the past decade,
mainly driven by the rising e-commerce market, as shown in Table 3. This was followed by

general industrial supply with no use data available (71%), warehouse (27%) and flex (23%). The

development of other industrial uses have been relatively flat over the same period.

Table 3: Total Industrial Supply by Use Category (SF), Study Area, 2012 - 2022

Distribution 59,900,000 116,180,000 93.96%
No Use Data Available 6,840,000 11,710,000 71.05%
Warehouse 125,600,000 159,380,000 26.90%
Flex 15,870,000 19,570,000 23.28%
Manufacturing 50,350,000 54,920,000 9.08%
Service 1,310,000 1,390,000 6.10%
Truck Terminal 1,170,000 1,210,000 3.69%
Food Processing 2,830,000 2,930,000 3.37%
Cold Storage 4,980,000 4,980,000 0.00%
Showroom 550,000 550,000 0.00%
Telecom Hotel/Data Hosting 50,000 50,000 0.00%
Total 269,460,000 372,860,000 38.38%

Source: CoStar, 2023
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1.1.1.2 Average Market Rent

In 2022, the average market rent in the Study Area was $6.94 per SF, which was approximately
26 &! mpxfs! ui bo! Qf oimdusiahmdrketjrebt!oft$s. 19 WHigerd ). This
represented a 66% increase over the past ten years, which was similar to the industrial rate of
rent growth in Pennsylvania. The top three counties with the highest percent change in rent
(shown in Table 4) include Pike at 110%, Monroe at 72%, and Schuylkill at 69%. Even though
Pike County has the smallest amount of industrial SF in the Study Area, the average market rent
per SF of industrial properties in Pike has consistently been higher than other regions. In 2022,
Pike recorded the average market rent per SF at $14.45, approximately two times higher than
the average market rents in other regions. The average market rents in other regions ranged
from $5.52 - $7.91 per SF in 2022, as shown inFigure 6.

Figure 5: Average Market Rent Per SF, Study Area, and Pennsylvania, 2012- 2022
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Table 4: Average Market Rent Per SF byCounty, Study Area, 2012 p 2022

Pike $6.89 $14.45 109.72%

Monroe $4.49 $7.73 72.16%
Schuylkill $3.63 $6.14 69.15%
Berks $3.92 $6.54 66.84%
Lebanon $3.32 $5.52 66.27%
Northampton $4.71 $7.81 65.82%
Luzerne $3.76 $6.20 64.89%
Lehigh $4.80 $7.91 64.79%
Lackawanna $3.73 $6.09 63.27%
Carbon $4.90 $7.92 61.63%
Study Area $4.18 $6.94 66.03%
Pennsylvania $4.93 $8.19 66.13%

Source: CoStar, 2023

Figure 6: Average Market Rent Per SF byCounty, Study Area, 2012 - 2022
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Figure 7 illustrates the average rate per SF by industrial use type. Among all uses, flex spaces
commanded the highest market rent per SF of $11 in 2022. This was followed by showroom at
$8.97 per SF and cold storage at $8.12 per SF. Despite having the lowest marlkt rent per square
foot in 2022, distribution experienced a significant surge in rental rates over the past decade,
with a 77% change, illustrated inTable 5. Average market rents for warehouses and showrooms
also saw strong increases of 69% and 59%, respectively.

Figure 7: Average Market Rent Per SF by Use, Study Area, 2012- 2022
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Table 5: Average Market Rent Per SF Growth by Use, Study Area, 2012- 2022

Distribution $3.71 $6.56 76.82%
Warehouse $3.93 $6.66 69.47%
Showroom $5.64 $8.97 59.04%

Telecom Hotel/Data Hosting $4.80 $7.63 58.96%
Truck Terminal $4.70 $7.45 58.51%
Manufacturing $4.45 $7.02 57.75%

No Use Data Available $4.73 $7.46 57.72%
Service $4.68 $7.38 57.69%

Food Processing $4.70 $7.37 56.81%
Cold Storage $5.16 $8.12 57.36%

Flex $7.97 $11.00 38.02%

Source: CoStar, 2023

1.1.1.3 Vacancy

Over the last decade, the Study Area has been following the overall market trend within the

Commonwealth, where the industrial sector has tightened due to the growth in e-commerce, as

shown in Figure 8. As of 2022, the Study Area recorded an overall vacancy of 4.8%, slightly
ijhifs!luibo! Qf oot zmwbojb!t!sbuf!pg!5/4&/ 1 Uifl!taqgjl
have been driven by an influx of new industrial spaces coming on to the market in those years in

response to previous demand.

Figure 8: Industrial Vacancy Rate, Study Area, 2012 - 2022

9.00%
8.00% ~7.30% 0
o 7.10%

7.00% —750% 6.30% 6.30%
6.00% 6.90% 5.80% 5.70%

6.00% , 4.80%

5.00% > 5.80% 5.60% ’ ’
5.10% 5.10% )

4.00% 4-70% 4.50%

3.00%
2.00%
1.00%

0.00%
2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

= Study Area Pennsylvania

Source: CoStar, 2023




Eastern Pennsylvania Freight Infrastructure Plan | Regional Freight Profile

Table 6 illustrates the change in vacancy rates, by county, between 2012 and 2022. Vacancy has
decreased across the Study Area except in Monroe and Carbon Counties. Notably, Pike County
had 100% its industrial developments occupied in 2022, making it the only county in the Study
Area to achieve full occupancy, according to the data recorded in CoStar. In contrast, Carbon
County had the highest vacancy rate of 31%, followed by Monroe County with the second
highest vacancy of 14%.

Table 6: Industrial Vacancy Rate by County, Study Area, 2012 - 2022

County 2012 2022 % Change
Northampton 10.00% 4.20% -5.80%
Lebanon 6.20% 1.20% -5.00%
Lackawanna 11.20% 7.00% -4.20%
Lehigh 6.10% 2.50% -3.60%
Berks 9.30% 6.90% -2.40%
Schuylkill 5.10% 2.70% -2.40%
Luzerne 5.20% 4.70% -0.50%
Pike 0.00% 0.00% 0.00%
Monroe 12.50% 14.40% 1.90%
Carbon 2.80% 31.00% 28.20%
Study Area 7.50% 4.80% -2.70%
Pennsylvania 7.30% 4.30% -3.00%

Table 7 summarizes the change in vacancy rates, by use, between 2012 and 2022. Vacancy
decreased across all industrial use categories. Among all uses, cold storage had the greatest
decrease in vacancies losing about 6%. Distribution is the only use that did not experience any
change in vacancy, even though it added the most SF of any use.

Table 7: Vacancy Rate by Use, 20122022

Uses 2012 2022 % Change
Cold Storage 6.90% 1.00% -5.90%
Manufacturing 9.40% 3.90% -5.50%
Warehouse 8.80% 3.60% -5.20%
Truck Terminal 7.00% 2.00% -5.00%
Showroom 3.70% 0.00% -3.70%
Food Processing 4.40% 0.70% -3.70%
Service 4.80% 1.20% -3.60%
Flex 6.80% 3.40% -3.40%
Telecom Hotel/Data Hosting 1.80% 0.00% -1.80%
Distribution 7.10% 7.10% 0.00%

No Use Data Available 9.60% 10.50% 0.90%
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1.1.1.4 Industrial Property County Profiles

As a supplement to the analyses included in the preceding sections, county-level industrial
property profiles have been developed using 2023 CoStar data as well. These profiles are
included as in Appendix C.

1.1.2 Future Development (BuildOut/ Proposed)

To understand future industrial development and potential future growth trends in the Study
Area, the team examined under construction and proposed projects included within the CoStar
database and information obtained from EPFA members, as illustrated in Table 8. Based on the
data, the industrial market in the Study Area will continue to grow through 2026 with 33 projects
(12 million SF) currently under construction and an additional 168 projects (83 million SF)
proposed. This represents a 26% projected growth inthe total industrial supply within the Study
Area. Among all counties, Luzerneis anticipated to add the largest number of projects (53) as
well as the largest amount of industrial supply SF (20.3 million SF), followed by Northampton
(52 projects p 18.3 million SF) and Berks (30 projects p 17.8 million SF).

According to the projections, Pike and Carbon Counties exhibit robust growth in the industrial
market over the next few years, with anticipated growth of 108% and 88%, respectively, if all
under construction and proposed projects come online. While these two counties currently
experience substantially lower existing industrial development SF than other EPFAregion
counties, the scale of growth in Pike and Carbon Counites illustrates the pressures of growth
throughout the region. Although Northampton and Leb anon were the fastest-growing counties
from 2012 to 2022, their growth rates are projected to slow in the coming years. Lebanon
County, in particular, is ranked secondto-last county in terms of the expected future supply
growth, with only two projects (2 million SF) proposed.

Table 8: Future Supply Projection by County, Study Area

Existing Supply Future Supply
No. of No. of % Change
County  Projects SF Projects SF (SF)

Pike 21 400,000 1 430,000 107.50%

Carbon 78 3,130,000 3 2,750,000 87.86%
Schuylkill 232 22,610,000 9 9,770,000 43.21%
Luzerne 851 71,960,000 16 7,360,000 66.67%
Northampton 720 66,070,000 12 11,080,000 35.14%
Lackawanna 467 31,530,000 30 18,310,000 31.85%
Monroe 195 11,040,000 53 20,290,000 28.20%
Berks 933 57,480,000 52 17,840,000 27.00%
Lebanon 264 24,580,000 2 2,100,000 8.54%
Lehigh 1,322 81,710,000 23 5,080,000 6.22%

Total 5,083 370,510,000 201 95,010,000 25.64%
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With all under-construction and planned industrial supply ( Figure 9), Luzerne will become the
county with the most industrial space in future years with 95 million SF, followed by Lehigh with
87 million SF and Northampton with 84 million SF. Luzerne, Lehigh, Northampton, and Berks
Counties will continue to dominate the in dustrial real estate market in the Study Area with a
total combined supply of 339 million SF, accounting for 73% of the total industrial supply in the
EPFA region.

Figure 9: Total Industrial Supply Projection by County, Study Area
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Table 9 illustrates the pace of future growth within the EPFA region. By the end of 2023, an
estimated 13 million SF of new industrial space is projected to be completed. This growth is
expected to continue in 2024, with an anticipated completion of approximately 34 million SF. In
2025, an additional 3 million SF of industrial space is expected to be completed.

Further, there are plans for an additional 45 million SF of industrial space, either currently under
construction or in the planning stages, with no specific completion date currently available.
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Table 9: Future Supply Projection by County and Expected Completion (SF), Study Area

Luzerne 71,960,000 4,300,000 14,480,000 830,000 680,000
Lehigh 81,710,000 330,000 3,150,000 0 1,600,000
Northampton 66,070,000 3,010,000 10,030,000 1,110,000 3,700,000
Berks 57,480,000 1,660,000 1,960,000 830,000 13,860,000
Lackawanna 31,530,000 1,000,000 750,000 150,000 9,180,000
Schuylkill 22,610,000 1,230,000 1,770,000 0 6,770,000
Lebanon 24,580,000 1,100,000 0 0 1,000,000
Monroe 11,040,000 400,000 1,410,000 0 5,550,000
Carbon 3,130,000 10,000 740,000 0 2,000,000

Pike 400,000 0 0 0 430,000
Total 370,500,000 13,040,000 34,290,000 2,920,000 44,770,000

Source: CoStar, 2023, Berks County Planning Commission, Monroe County Planning Commission, and Lackawanna
County Department of Planning and Economic Development
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1.1.2.1 Industrial Use Category

This section summarizes industrial use square footage. As of 2022, warehousing makes up the
largest industrial supply in the Study Area, followed by distribution and manufacturing, as shown
in Table 10. Combined, those two uses account for approximately 75 percent of all industrial
square footage within the EPFA region. Among all uses, general industrial supply with no use
data available is expected to add the largest supply to the Study Area (56 million SF), followed
by distribution (19 million SF) and warehouse (17 million SF). The distribution and warehouse
sectors are expected to sustain their growth momentum, fueled by the increasing demand from
e-commerce. There are no service, showroom, or telecom hotel/data hosting facilities under
construction or proposed as of Q1 2023.

Across all use categories, the general industrial supply with no use data available is expected to
see the strongest growth in supply at 475%, indicating that specific uses associated with
proposed new facilities may not yet be determined.

Table 10: Future Supply Projection by Use Category (SF), Study Area

Under Total Future Expected
Property Type Existing Construction Proposed Supply Growth
NoUseData ;210000 3230000 52,360,000 55,590,000 474.72%
Available
Truck Terminal 1,210,000 0 390,000 390,000 32.23%
Distribution 116,180,000 5,210,000 13,920,000 19,130,000 16.47%
Warehouse 159,380,000 2,830,000 14,360,000 17,190,000 10.79%
Food Processing 2,930,000 0 260,000 260,000 8.87%
Refrigeration/Cold — 451 g 430,000 0 430,000 8.63%
Storage
Manufacturing 54,920,000 740,000 770,000 1,510,000 2.75%
Flex 17,200,000 10,000 500,000 510,000 2.97%
Service 1,390,000 0 0 0 0.00%
Showroom 550,000 0 0 0 0.00%
Telecom HoteI/Dgta 50,000 0 0 0 0.00%
Hosting
Total 370,500,000 12,450,000 82,560,000 95,010,000 25.64%
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After the completion of all planned and under -construction projects, warehouses, distribution
centers, general industrial with no use available, and manufacturing facilities are expected to
remain the primary industrial land uses in the Study Area (Figure 10), with an estimated total of
177 million SF, 135 million SF, 67 million SF, and 56 million SF, respectivelyWarehouses and
distribution centers will make up 67% of the total industrial supply in the Study Area while
general industrial supply with no use data available and manufacturing will account for 14% and
12%, respectively.

Figure 10: Total Industrial Supply Projection by Use Category (SF), Percent of Study Area
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1.1.2.2 Average Market Rent

As Figure 11 illustrates, the overall rate of rent increases in the near term is expected to slow
down relative to the average annual rent growth rate of 5.20% over the last decade. In the Study
Area, the average market rent per SF is projectedto grow by 16.77% between 2022 and 2026,
which reflects an average growth rate of approximately 3.46% per year. This rental growth rate
is comparable with the expected industrial rent growth in wider Pennsylvania, which is
anticipated to be 3.31% per year.

Figure 11: Average Market Rent Per SF Projection by Study Area, and Pennsylvania, 2012 -
2026

Figure 40: Average Market Rent Per SF Projection by Study Area, and Pennsylvania, 2012 - 2026

$10.00
$9.00 $8.19

$8.00 $74L v e cenees
8672 Lo ® T ettt

6.32
4600 55.46 $0-73 $6.00 ’ %6.94 $7.39 $7.6
= I . .
$6.00 $4.03 $5.01 $5.10 $5:24 —

$5.00 $5.72
$4.00 5 $4.89 $5.10 5038
$3.00

$2.00

$1.00

$0.00

$8.71 $9.01 $9.22 $9.33

$4.18 $4.25 $4.32 $4.47 $4.6

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026
EST

= Study Area Pennsylvania

Amongst all counties, Pike County is anticipated to see the strongest rise in rent (26% by 2026
or 5.85% per year), as shown inTable 11, while the remaining counties within the region are
expected to experience smaller but similarly scaled rent increases with compound annual
growth rates (CAGR)of 3.39% to 3.65% per year.
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Table 11: Average Market Rent Per SF Projection by County, Study Area, 2012 p 2026

Pike $6.89 $14.45 $18.14 7.69% 5.85%
Lebanon $3.32 $5.52 $6.37 5.22% 3.65%
Carbon $4.90 $7.92 $9.12 4.92% 3.65%
Northampton $4.71 $7.81 $8.97 5.19% 3.52%
Lehigh $4.80 $7.91 $9.07 5.12% 3.48%
Schuylkill $3.63 $6.14 $7.04 5.40% 3.48%
Berks $3.92 $6.54 $7.49 5.25% 3.45%
Luzerne $3.76 $6.20 $7.10 5.13% 3.45%
Monroe $4.49 $7.73 $8.85 5.58% 3.44%
Lackawanna $3.73 $6.09 $6.96 5.02% 3.39%
Study Area $4.18 $6.94 $7.95 5.20% 3.46%
Pennsylvania $4.93 $8.19 $9.33 5.21% 3.31%

Source: CoStar, 2023

In terms of growth by use type, Table 12 illustrates that showroom facilities are anticipated to see
the strongest rent increase of 4.14% per year during 2022p 2026, followed by cold storage at
3.95% per year, and food processing at 3.87% per year. Flex is expected to have the highest
market rent per SF in 2026 at $12.65, followed by showroom at $10.55 and cold storage at $9.48.

Table 12: Average Market Rent Per SF Projection by Use Category, Study Area, 2012p 2026

Showroom $5.64 $8.97 $10.55 4.75% 4.14%
Cold Storage $5.16 $8.12 $9.48 4.64% 3.95%
Food Processing $4.70 $7.37 $8.58 4.60% 3.87%
Service $4.68 $7.38 $8.58 4.66% 3.84%
Truck Terminal $4.70 $7.45 $8.61 4.71% 3.68%
Manufacturing $4.45 $7.02 $8.11 4.66% 3.67%
Flex $7.97 $11.00 $12.65 3.27% 3.56%
No szilg;t: $4.73 $7.46 $8.53 4.66% 3.41%
Distribution $3.71 $6.56 $7.50 5.87% 3.40%
Warehouse $3.93 $6.66 $7.58 5.42% 3.29%
Te:DeacfamHZ';tif]'é $4.80 $7.63 N/A 4.74% N/A
overall ¢4 18 $6.94 $7.95 5.20% 3.46%

Industrial/Flex
Source: CoStar, 2023
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1.1.2.3 Vacancy

In 2022, the Study Area recorded an industrial vacancy rate of 4.80%, which was slightly higher

ui bo! Qf oot zmwboj b! t! bwf &igurefld). WMoweveroitdszptojedied thattheg ! 5/ 4 1 &
industrial real estate market in the Study Area will improve over the next few years,
pvuqfsgpsnjoh! Qf oot zmwbojb!t! pwfsbmm!joevtusjbm!n
Study Area and Pennsylvania are expeted to decrease in 2023, and then gradually increase

between 2024 and 2026 as new development projects come online.

Figure 12: Industrial Vacancy Rate Projection, Study Area, and Pennsylvania, 2022 p 2026
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Table 7 illustrates current and project industrial vacancy rates, by county, within the EPFA study
area. Among all counties, Carbon is expected to see a substantial improvement in its industrial
vacancy rate. As of 2022, Carbon had the highest industrial vacancyrate of 31% due to its
recently completed large distribution center that had not yet been filled by tenants as of
December 2022. However, the overall industrial market in Carbon is relatively healthy. By the
end of 2026, Carbon is expected to have the lowest industrial vacancy rate in the Study Area
(less than 1%). The projected industrial vacancy rates in other counties in 2026 range from
2.28% to 6.47%.
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Table 13: Industrial Vacancy Rate Projection by County, Study Area, 2022 p 2026

Carbon 31.00% 0.96% -30.04%
Monroe 14.40% 5.01% -9.39%
Berks 6.90% 4.42% -2.49%
Lackawanna 7.00% 5.44% -1.56%
Northampton 4.20% 3.43% -0.77%
Lehigh 2.50% 3.42% 0.92%
Luzerne 4.70% 6.47% 1.77%

Pike 0.00% 2.28% 2.28%
Lebanon 1.20% 3.56% 2.36%
Schuylkill 2.70% 5.83% 3.13%
Study Area 4.80% 4.52% -0.29%
Pennsylvania 4.30% 5.29% 0.99%

Source: CoStar, 2023

Table 14 illustrates current and project industrial vacancy rates, by use type, within the EPFA
study area. The general industrial supply with no use data available is anticipated to experience
the largest decline in its vacancy rate, decreasing from 10.50% in 2022 to 6.65% by 2026.
Distribution centers are also expected to see significant improvement in occupancy, with the
vacancy rate declining from 7.10% in 2022 to 3.68% by 2026. These two use categories
represent the fourth- and second-largest industrial uses in the Study Area, and their anticipated
improvement in vacancy rates will contribute to the overall decline of the Study Areals vacancy
rate. Among all uses, demand for telecom hotel/data hosting facilities is projected to remain
strong with full occupancy projected in 2026.

Table 14: Industrial Vacancy Rate Projection by Use Category, Study Area, 2022 p 2026

No Use DataAvailable 10.50% 6.65% -3.85%
Distribution 7.10% 3.68% -3.42%

Cold Storage 1.00% 0.47% -0.53%
Telecom Hotel/Data Hosting 0.00% 0.00% 0.00%
Service 1.20% 1.66% 0.46%

Flex 3.40% 4.09% 0.69%

Showroom 0.00% 0.50% 0.50%
Warehouse 3.60% 4.63% 1.03%

Food Processing 0.70% 1.89% 1.19%
Manufacturing 3.90% 6.39% 2.49%

Truck Terminal 2.00% 4.49% 2.49%

Source: CoStar, 2023
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1.1.2.4 Future Industrial Property Development County Profiles

As a supplement to the analyses included in the preceding sections, county-level future
industrial development property profiles have been developed using current CoStar data as well.
These profiles are included in Appendix D.

1.1.3 Regional Zoning

Existing zoning data within the EPFA region were compiled from several existing sources,
including municipal, county, and MPO databases. These sources were combined into a single
geodatabase where zoning categories were normalized into general zoning categories that
depict broad zoning patterns within the region. These categories are intentionally broad and do
not reflect density nor municipal -specific zoning codes. The general zoning categories depicted
in Figure 13 are:

1 Open Space/Conservation 9 Transportation/Utilities
9 Residential 9 Business Park/District
1 Commercial 1 Mixed Use
9 Agricultural 9 Institutional

9 Industrial/Manufacturing

Areas where current zoning data was not available or where zoning is not currently present have
been compiled as well. A summary of zoning category area (square miles) for each of the EPFA
Study Area counties is included in Table 15.

Table 15: Zoning Categories (square miles) by County

Agricultural ~ 1298.88  82.21 0 198.65 357.13 11.61 134.75 309.21 86.84 22.71 95.76

Business Park/District 46.66 5.19 0.45 0.85 6.03 0 10.54 13.81 4.63 3.67 1.5

Commercial 187.66 13.66 42.79 12.77 30.18 8.27 14.11 17.09 12.93 25 10.86

Conservation/Recreation/
Open Space

Industrial/Manufacturing 308.62 0.78 16.62 74.56 44.69 16.74 25.46 81.85 21.28 14.97 11.68

1683.78 199.66 214.37 28599 212.87 5151 79.04 330.12 87.44 90.66 132.12

Institutional 29.28 0 112 0.01 6.83 10.7 3.81 2.84 231 152 0.14

Mixed Use  123.62  37.31 5.84 0.42 5.27 0.05 0.4 1.97 0.32 27.52 4452

Residential  1659.45 127.85 335.7 11593 200.91 237.92 108.98 148.81 133.11 158.99 91.24

Transportation/Utilities 5.45 1.99 0 0 2.89 0.57 0 0 0 0 0

No Zoning/Data
Unavailable

Total Square Miles 5681.92 568 61555 783.66 865.66 363.08 377.57 906.26 348.38 465.13 388.63
Source: PennDOT, PASDA&RennShare

338.52 99.34 0 94.48 0 25.71 0 0 0 120.1 0
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Figure 13: EPFA Study Area Zoning, by Category
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locations for which geocoded zoning data is not currently available.

Industrial, Manufacturing, and Commercial zoning is present throughout the study area,
generally aligning with the regional highway network. Many of these areas reflect the current
proliferation of warehousing and distribution centers within the region. Fu rther growth within
these industrial segments is likely within the region. Particular focus should be placed on rural
agricultural areas, where current zoning code language may allow for ambiguous definitions of
industrial uses that permit modern warehouse s. While individual zoning laws vary within each
municipality and/or county within the region, these areas, particularly those adjacent to existing
industrial developments, are likely the most vulnerable for future growth.

1.1.4 Identification of Regional Industrial Employers

The top 10 employers within each county are displayed in Table 16.# These top employers
illustrate a diversity of uses throughout the region, but also highlight the prominence of the
freight and logistics industry, with a majority of these employers playing a direct or indirect role
in freight (highlighted in red). WalMart is a top employer in nine of ten EPFA counties, with the
exception of Lehigh County. Amazon is a top employer in four counties: Berks, Lehigh,
Lackawanna, Luzerne. Other key employers include East Penn Manufacturing in Berks County,
ui f ! x jagentesihgelsite, lead-acid battery facility. Sapa Extrusions Inc., a top employer in
Schuylkill County, is an established mining and metal business, supplying aluminum for the
construction, transportation , and other industries. C&SWholesale Grocers, Inc, a top employer in
Northampton County, is a nationally prominent wholesale grocery supply serving local and
national grocery chains. Additional freight -focused employers are highlighted in red within Table
16. In addition to freight -centric employers, a government agency (County, State or Federal) is a
top employer in each county, and, with the exception of Pike County, all counties contain a top
employer in the medical industry.

4dzQf oot zmwboj b! Upg! 61! Fngmpzfst!boe! Joevtusjft-LI Qf oot zmwboj b! Df ouf s
https://www.workstats.dli.pa.gov/Products/Top50/Pages/default.aspx
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Table 16: Top 10 Employers by County, 2022

1 East Penn Manufacturing Company 1 Amazon.com Services Inc

2 Reading Hospital 2 Federal Government

3 Amazon.com Services Inc 3 Geisinger Wyoming Valley Medical Center
4 Carpenter Technology Corporation 4 State Government

5 Penske Truck Leasing Co LP 5 TJ Maxx Distribution Center

6 Wal-Mart Associates Inc 6 Chewy Inc

7 County of Berks 7 Wal-Mart Associates Inc

8 Reading School District 8 Luzerne County Government

9 State Government 9 Hazleton Area School District

10 Saint Joseph Medical Center 10 Lowe's Home Centers LLC

1 Saint Luke's Hospital 1 Federal Government

2 Carbon County 2 Aventis Pasteur Inc

3 Blue Mountain Resort 3 Wal-Mart Associates Inc

4 Wal-Mart Associates Inc 4 Pocono Medical Center

5 State Government 5 Pocono Mountain School District

6 Jim Thorpe Area School District 6 Kalahari Resorts & Conventions

7 Lehighton Area School District 7 Mount Airy Casino Resort

8 Palmerton Area School District 8 Saint Luke's Hospital

9 Blue Ridge Cable Technologies Inc 9 Stroudsburg Area School District

10 Behavioral Health Associates Inc 10 East Stroudsburg Area School District

1 State Government 1 Wal-Mart Associates Inc

2 Allied Services Foundation 2 United Parcel Service Inc

3 Community Medical Center 3 Lehigh University

4 Amazon.com Services Inc 4 Northampton County

5 Chewy Inc 5 Bethlehem Area School District

6 Scranton School District 6 FedEx Ground Package System Inc
7 Lackawanna County 7 Wind Creekp Bethlehem PA

8 University of Scranton 8 C&S Wholesale Grocers Inc

9 Wal-Mart Associates Inc 9 Victaulic Company

10 Federal Government 10 St. Luke's University Health Network

1 Federal Government 1 Delaware Valley School District

2 Farmers Pride Inc 2 Woodloch Pines Inc

3 The Good Samaritan Hospital 3 Wallenpaupack Area School District
4 State Government 4 Wal-Mart Associates Inc

5 Wal-Mart Associates Inc 5 Pike County

6 Cornwall-Lebanon School District 6 The Lodge at Woodloch

7 Bayer US LLC 7 ShopRite of Westfall Town Center

8 Lebanon School District 8 East Stroudsburg Area School District
9 TE Connectivity Corporation 9 Federal Government

10 Ace Hardware Distribution Center 10 Weis Markets Inc

1 Lehigh Valley Health Network 1 Wal-Mart Associates Inc

2 St. Luke's University Health Network 2 State Government

3 Amazon.com Services Inc 3 Sapa Extrusions Inc

4 Lehigh Valley Physician Group 4 Schuylkill Medical Center-South Jackson St.
5 Mack Trucks Inc 5 Jeld-Wen Inc

6 St. Luke's Physician Group Inc 6 Cargill Meat Solutions Corporation

7 Allentown School District 7 Lowe's Home Centers LLC

8 Dorney Park & Wildwater Kingdom 8 Wegmans Food Markets Inc

9 Air Products and Chemicals Inc 9 County of Schuylkill

10 Lehigh County 10 Federal Government
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There are several intermodal facilities (facilities that provide for the transfer of freight from one
mode to another) located within the study area. These facilities are predominantly located in the
Allentown -Bethlehem and Scranton-Wilkes Barre regions, & shown in Table 17. While each of
these intermodal facilities includes truck connections (air -truck, rail-truck, truck-port-rail, or
truck-truck), these facilities predominantly fulfill rail -truck movements.

Table 17: Intermodal Facilities

Facility Type Municipality Modes Served
Lehigh Valley International Airport Air Hanover ‘?ﬂr m
Norfolk Southern - Taylor-PA Rail Taylor E “-.-B
;ihigh Valley Rail Management- Bethlehem- Rail Bethlehem E w-'_a
Valley Distributing & Storage Company Rail Wilkes-Barre E w-.-B
Warehouse Specialists, Incorporated Rail Allentown E ..-.-B
Gress Public Refrigerated Services Rail Scranton E "-.-B
_?Ig:;?ilga?_%uégsir:g;g;\dependent Bulk Transfer Rail Reading E “-'_B
?g:::ilrlfaic;lglf::;?a:lzl)rxiependent Bulk Transfer Rail Palmyra E ---5
l(:irc:;ll]t(ia\:e\)(ellow Freight - Allentown-PA Terminal Truck Allentown “-i_a g

I(:ir(?;rgt(iavre\;ellow Freight - Scranton-PA Terminal Truck Pittston w-'-B g

g;l;ﬁtg:f);zssing and Distribution Center Truck Scranton ﬁ %
USPS Processing and Distribution Center Truck Wilkes Barre m ﬁ

Wilkes Barre-PA
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1.2 Infrastructure

This section documents the existing conditions of the multimodal transportation infrastructure
that goods movement relies upon within the EPFA study area. The inventory of the network
includes highways, railroads, and aviation assets.

Ui f!lsfhjpo!t!gsfjhiul!tztufn-!joufsnpebm! gbdj mjujf
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regional highway system and interstate routes. Lehigh Valley International Airport (ABE) is the

second busiest air cargo (by tonnage) airport in Pennsylvania and predominant air cargo node

in the region, having experienced substantial air cargo growth, serving a regional hub for

Amazon Air. Additionally, several freight railroads traverse the region, primarily consisting of

Norfolk Southern and short line operations. Existing condition s for each mode are detailed

individually within the following sections.
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Figure 14: EPFA Study Area Freight Infrastructure and Clusters
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1.2.1 Roadway Network

PennDOT geospatial data obtained from the Pennsylvania Spatial Data Access (PASDA)

clearinghouse was used to highlight the EPFA study area highway freight network, a crucial
fmfnfoul!tvggpsujoh!uifl!ltuvez!bsfb!t!fdpopnz/! Uijt
bsfb!t!ijhixbz!ofuxpsl -! U9 stgeenagddldcdl joad\wayd, mhanylof ouf st ub
which are critical local or regional freight routes. The study area is connected by six interstate

routes that traverse the region. Interstates 78, 80, and 81 are primary freight corridors that

provide connections to major freight nodes in New Jersey (Newark/Elizabeth) and Pennsylvania

(Carlisle, Chambersburg), while the Pennsylvania Turnpike Northeast Extension #476) provides

an indirect link to Philadelphia. Major USroutes (including US22, 209, 222, and 422) link the
sfhjpol!t!gsjnbsz!gpgvmbujpo!dfoufst!gspwjejoh! mpd
study area includes numerous state routes which provide local connections to the regional

highway network. Figurel4immvt usbuf t ! ui fl!tuvez! bsfb!t!lspbexbz!c
to key regional and national freight corridors.

There are over 30,000 miles of roadways in the EPFA study area. Ag-igure 15 illustrates, this is
predominantly comprised of locally (75%) or state (23%) owned roadways, with the remainder
(approximately 2%) comprised of non-state Federal Aid Roads, or toll authority (Pennsylvania
Turnpike or Delaware River Joint Toll Bridge Commssion) owned roadways.

Roadway ownership (mileage) is further broken down by county, illustrated in Figure 15. Berks
and Luzerne Counties together contain nearly one third of the state roads in the study area.
Table 18 also illustrates the substantial representation of roadways under local jurisdiction
within each county, with five counties having nearly three-fourths of their roadway network
locally owned.

Figure 15: Roadway by Ownership (miles)
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Table 18: Roadway Mileage by Ownership Within Each County (by mileage and percentage, by
county)

Non-State
State Turnpike Federal Aid Toll Bridges Local Total

County Miles % Miles % Miles % Miles % Miles % Miles
Berks 1,033 18.9% 5 0.1% 164 3.0% - 0.0% 4,275 78.1% 5,477
Carbon 291 18.7% 27 1.7% 2 0.1% - 0.0% 1,236 79.4% 1,555
Lackawanna 699 28.0% 13 0.5% 53 2.1% - 0.0% 1,727 69.3% 2,492
Lebanon 425 25.8% 6 0.4% 47 2.8% - 0.0% 1,168 71.0% 1,645
Lehigh 635 19.2% 26 0.8% 109 3.3% - 0.0% 2,531 76.7% 3,301
Luzerne 1,020 28.7% 20 0.6% 99 2.8% - 0.0% 2,417 68.0% 3,555
Monroe 597 20.2% - 0.0% 4 0.1% <1 0.0% 2,360 79.7% 2,962
Northampton 568 18.6% - 0.0% 87 2.9% 3 0.1% 2,397 78.4% 3,055
Pike 370 34.7% - 0.0% 20 1.9% 1 0.1% 676 63.4% 1,066
Schuylkill 700 26.0% - 0.0% 2 0.1% - 0.0% 1,988 73.9% 2,689
Total 6,337 22.8% 96 0.3% 587 2.1% 4 0.0% 20,773 74.7% 27,797

When local roadways are removed, the majority of the highway network mileage is
predominantly made up of state and non-state federal aid roads, as illustrated in Figure 16.
State-owned roadways account for nearly 90 percent of roadway mileage, while non-state
Federal aid roadways account for 8 percent. The remaining two percent are comprised of
roadways under Turnpike or Toll Bridge authority jurisdiction. Daily Vehicle Miles Traveled
(DVMT) follows a similar distribution with majority occurring on state roads (88%). Turnpike and
non-state federal aid roads comprise the bulk of the remainder (6% each). Truck DVMT on state
roads represents 12 percent of DVMT for all vehicles, while truck DVMT on non-state federal aid
roads represents 0.2 percent of DVMT for all vehicles.

There are 7,025 miles of roadway (norHocal roadways) in the study area with a relatively
balanced distribution of urban (3,238 miles) and rural (3,786 miles), representing 46% and 54%
of the total mileage, respectively, as shown in Figure 17. These roadways represent almost one
guarter of all roads within the study area. This illustrates the general character of the
transportation network within each of the EPFA partner counties, with primarily urban (Lehigh,
Northampton), primarily rural (Carbon, Pike, Lebanon, Schuylkill), and balanced (Berks, Luzerne,
Lackawanna, Monroe) counties.
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Figure 16: DVMT and Total Mileage, by Roadway Ownership
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Figure 17: Rural and Urban Roads by Mileage (and by County)
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The functional classification of the EPFA regional highway freight network is summarized in
Figure 18 and Table 19 and illustrated in Figure 19, This displays the variety of roadway types
carrying freight trips throughout the region, as each functional classification category exhibits
specific characteristics that may or may not be conducive to heavy vehicle trips. Each functional
class is detailed individually below:

T

Interstate Highways : The highest classification of roadways, these limited -access facilities
are designed for longer-distance, higher-speed travel. Interstate highways offer a high level
of mobility and link major urban areas.

Other Freeways and Expressways These roadways operate in a similar fashion to Interstate
highways. They are also characterized by limited access with no abutting land uses, though
occasional at-grade intersections may exist.

Other Principal Arterials : These roadways serve major centers of metropolitan areas
and offer a high degree of mobility. Unlike Interstate highways, these roadways may
serve abutting land uses directly. At-grade intersections and driveways to specific
parcels are characteristic of t hese roadways.

Minor Arterial : These roadways provide service for trips of moderate length, serve
smaller geographic areas than principal arterials, and offer connectivity to principal
arterials and Interstate highways from collectors and local roadways. Minor arterials in
rural settings are typically spaced on intervals based on population density and help
connect small rural communities to larger towns .

Major Collector : Major collector roadways provide intra -county travel at lower speeds
than arterial roadways. Major collectors gather traffic from local roads and funnel
vehicles to the arterial network. Major collectors offer direct access to large residential
neighborhoods, industrial areas, and agricultural facilities.

Minor Collector : Minor collectors are typically shorter than major collectors, have lower
travel speeds, are spaced closer to each other, have lower annual average traffic
volumes, and have fewer travel lanes. Minor collectors serve smaller neighborhoods and
developments than major collectors.

Local: Local roads provide direct access to individual properties and land uses. They are

not designed for through traffic, so they are typically the slowest and narrowest

roadways. Local roadways are classified by default in that any federally classified roads

that have not been classified as arterials or collectors are automatically considered local
spbexbzt/ Ui flufsn!dimpdbmL) jo!gvodujpobm! dmbtt
ownership of the roadway; it refers to the features and functions of t he roadway only.
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Figure 18: Highway Freight Network: Roadway Mileage by Classification and County
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Table 19: Highway Freight Network: Roadway Mileage by Classification and County

Urban Local 1 1 2

Urban Minor Collector 194 27 88 72 182 157 73 177 8 43 1,021

Urban Collector 137 16 98 27 88 189 78 98 5 62 799

Urban Principal
Arterial Other 21 1 90 58 95 44 20 15 7 349
Freeways

Urban Principal
Arterial Interstate

125 32 75 57 76 144 78 54 56 31 727

Rural Local 163 47 69 69 52 112 61 37 63 121 795

Rural Minor Collector 159 88 120 92 41 108 64 37 79 151 938

Rural Major Collector 71 26 26 36 9 82 70 41 89 102 553

Rural Minor Arterial 2 6 2 2 5 17

Rural Other Freeway

21 12 21 23 15 9 22 27 2 46 199
and Expressways

Rural Principal

Arterial Other 90 49 50 59 17 76 56 12 61 96 565

Rural Principal

Arterial Interstate 6 13 35 38 39 40 45 48 51 53 368

Undetermined 17 1 23 7 59 19 38 37 7 4 211

Total 1,205 331 783 507 757 1,158 618 672 433 750 7,215

Source: PennDOT




Figure 19: Existing Roadway Network
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Figure 20 illustrates the relationship between roadway PennDOT functional classification
groups and truck vehicle miles traveled (VMT). While Interstate routes support the majority of
truck VMT within the region, a substantial amount of truck VMT is evident on all r oadway types,
particularly rural roadways.

Figure 20: Truck VMT vs Roadway Classification Mileage (2022)




























































































































































































































































































































