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Abstract: 

Since fall 2017, Amazon (AMZN) online retailer and cloud computing company is 

looking for locations to develop second headquarters (HQ2) to supplement its Seattle based 

headquarters. Phase I research narrowed down to ten cities in and around the hotspot cluster of 

20 shortlisted cities announced by Amazon in January 2018 and took into consideration broad 

criteria like population, anticipated workforce with bachelors and higher education and national 

and international connectivity refer Phase I maps – Figure 1 B and C. In Phase II, we use the 

Process of Elimination to finally focus on one city that is best suited for Amazon HQ2. To begin 

with the process, firstly we evaluate and do a deep dive to understand the requirements of 

Amazon’s HQ2 location and decide what variables should be used to analyze and make the final 

decision. In this process, we understand State Corporate taxes play an important role and they 

affect profitability of the company. Thus, with help of research and analysis by Tax Foundation 

(1), we also identify hierarchical structure built from five components: Individual Income Tax, 

Sales Tax, Corporate Income Tax, Property Tax, Unemployment Insurance that are weighted 

based on the variability to provide ranks based on State Business Tax Climate Index.  

We understand that physical characteristics are a key factor in decision making process, 

but Incentive has been the buzz word that every city has tried to woo Amazon and what a city 

can do to finally marry Amazon. In fact, tax benefits directly relate to business-friendly 

environment in the city, the more the incentive packages, the friendlier the city seems. However, 

many cities have not revealed the details of their packages, which makes the selection process 

depend on attributes of the cities that are available as open source. Many critics have objected to 

the city provided incentives to Amazon as the equation would most probably take away from 

non-Amazonians and can hurt locals due externalities like high real estate values (2). 
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Nevertheless, most city officials believe and argue that presence of “Amazon” will boost the city 

economy and eventually turn out to be a profitable venture worth pursuing. 

Secondly, in regard to availability of labor pool, after analyzing current labor pool of 

people with bachelor’s degree or higher education in Phase I, we look into the talent pipeline 

beginning from high school graduation numbers to number of students graduating from local 

universities and colleges with the help of Data from Census and Business Analyst, ESRI. And 

further investigation built over variable of population which directly affects number of people in 

labor pool leads us to investigate a variable like population growth of certain age group that can 

be likely the major percentage of workforce at Amazon. Thirdly, coming back to another open 

source for physical elements of the city, we study logistics with the help of infrastructure and 

connectivity locally, nationally and internationally. We also examine cost of living and life style 

needs of labor force which are important factors in this process of estimating quality of life. 

Other supporting factors like commute time and crime index also contribute to help us arrive to a 

decision as to which city that is best suited for Amazon’s HQ2. Finally, we investigate the 

proposed sites that the city has offered in their proposal and analyze it against the core 

requirements like proximity to mass commute in the city and airport, bike routes etc., to pinpoint 

the exact location for Amazon’s HQ2 and investigate the potential for real estate investments in 

the city for Invesco. 

Introduction: 

 Multiple evidence including stock price, head count of employees, and acquisitions 

reflects Amazon’s rapid growth (5). Ecommerce’s ascending trend gives positive future growth 

affirmation for Amazon who is for the most part an ecommerce giant and cloud computing  
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Phase I- Maps 

 

 Figure 1 B- Heat Map of locations of 20 Amazon’s Shortlisted cities indicating cluster on the 
Northeast side of United states 

 

Figure 1C- Hot spot map of 20 Amazon’s Shortlisted cities showing hotspots with 95% & 90% 
confidence  
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company. Multiple operations, global supply chain and provider of wide variety of services in 

most continents makes Amazon multidimensional, innovative and a fast-growing company that 

needs HQ2 to support it current Seattle headquarters (6). 

 Amazon’s preference for HQ2 includes metropolitan areas with more than one million 

people, stable and business- friendly environment, urban or suburban locations with the potential 

to attract and retain strong technical talent and communities that think big and creatively (6). 

After considering the above factors and with the help of hotspot analysis, our research in Phase 1 

provided ten cities out of twenty Amazon shortlisted cities. The ten cities include New York, 

NY; Washington DC; Northern Virginia, VA; Montgomery County, MD; Newark, NJ; Chicago, 

IL; Philadelphia, PA; Pittsburg, PA; Raleigh, NC; Columbus, OH. 

To select one city that is best suited for Amazon headquarters, we further investigate all 

variables with a new light, giving a new twist to squeeze out information that can help in 

decision making and weed out nine cities that might not be a possible good fit for Amazon HQ2 

with the concept of “Process of Elimination” (7). The selection of Chicago emerged as “Day 

One, Second city” mainly as Chicago has much to offer including airport and public 

transportation infrastructure, top universities, a large and well-educated labor pool and a 

relatively affordable cost of living and flexibility to meet Amazon’s real estate needs and with 

moderate business friendly tax structure. Chicago has proposed compelling ten sites for the HQ2 

in their bid for Amazon headquarters. Eight locations are in the city and two locations are in the 

suburbs (8). The city has existing building properties that fulfill the core requirements and in 

addition, there are greenfield sites in close proximity. It allows Amazon to build in any shape or 

form and to develop further horizontally or vertically enabling unparalleled potential to support 

Amazon’s future growth. Invesco could invest in Condo residence properties, multi family 
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residence, hospitality properties, available land, retail and restaurant space around this campus 

that is likely to see price hike and can benefit from the venture. In addition, Invesco can expect 

price hike in the high rated school districts as families may like want to settle in such 

communities. 

Data and Method: 

Each decision driving variable helps eliminate cities that would not be a suitable location 

for HQ2 but a careful focus of specificity in criteria help in making a much compelling case for 

selection of location in this paper. Part 1 used the broad categories for selecting 10 cities out of 

20 shortlisted cities. Part 1 used Nearest Neighborhood and Hot Spot analysis for finding a 

cluster of cities that would be ideal for HQ2. However, the details built of the broad categories 

help us focus on Amazon’s specific needs and then with the concept of “Process of Elimination”, 

we conclude with one city that is most suitable for HQ2. 

The reason for using variables in the process of elimination (9): 

1- Capital and operating cost:  

• Tax structure: is considered high priority. Taxes are not popular with most businesses, 

as they detract from its bottom line profitability. Amazon believes its choice of 

headquarter location would help with its tax liability, thereby increasing its 

profitability. 

• Incentives indicate business friendly environment and boosts the businesses by 

reducing the initial cost and ongoing cost of doing business. It will help Amazon get a 

jump start to achieving best of benefits. 
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2- Labor force: Since Amazon is a rapidly growing company, employees are significant 

part of the equation for what they do and is critical in selecting the location of HQ2 as it 

has significant employment requirements over multiple years. Hence, we not only focus 

on current talented labor pool but also on significant population of certain segments that 

can provide estimated number of graduates with required talent over multiple years. 

3- Logistics: 

• National and International Connectivity is essential for Amazon as it has multiple 

operations, global supply chain and providers of wide variety of services in most 

states within United States and many continents cross the world. 

• Infrastructure within the city estimates the commute time for potential employees as 

well as establishes connectivity with the company facilities. 

4- Quality of life: Quality of life of employees indicates focus on mainly on economic and 

physical aspects along with other supportive factors (10). 

• Cost of living- As cost of living rises, buying power tends to fall and companies have 

to compensate it with higher salary to employees which can result in reduced 

profitability of the company. 

• Crime -physical safety refers to being protected from any situation that puts a 

person’s physical security at risk, such as crime. A perceived lack of physical safety 

may affect subjective well-being more than the actual effects of a physical threat.  

• Cultural community fit includes cultural mindset of the communities and age 

appropriate life style of potential employees of HQ2 

Tapestry segment help in analyzing the type of people that are similar or different. 
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• Commute time 

Numerous studies suggest links between work commute and life satisfaction and 

commuting affects wellbeing and impacts mental and physical health (11). 

Figure 1: Concept of Process of Elimination: Elimination Matrix 

 

Metroplex Columbus New York Newark Washington,DC Montgomery county Pittsburg Philadelphia Raleigh N.Virginia Chicago
Tax
Labor Pool-Edu
Infrastructure
Cost of living

Metroplex Pittsburg Philadelphia Raleigh New York-Newark N.Virginia/ Montgomery Co/DC Chicago
Capital/ cost: Tax
Labor Pool/Edu
Logistics: Infrastructure
Cost of living

Metroplex Raleigh New York-Newark N.Virginia/ Montgomery Co/DC Chicago
Capital/ cost: Tax
Labor Pool/Edu
Logistics: Infrastructure
Cost of living

Metroplex New York-Newark N.Virginia/  DC/ Montgomery Co Chicago
Capital/ cost: Tax
Labor Pool/Edu
Logistics: Infrastructure
Cost of living

Metroplex Chicago
Capital/ cost: Tax
Labor Pool/Edu
Logistics: Infrastructure
Cost of living
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Legend: 

  Red indicate poor status and is eliminated  
  

  
Orange indicate poor status in one category but is moved forward as it has 
other advantages 

  
  Purple indicate Mix of cities ( due to proximity) of poor status and good status 
  
  Green indicate good status 
  
  Dark Green indicates excellent status 

 

Elimination Matrix Result: 

The first table in elimination matrix figure 1, we use capital/ cost variable to assess the 

cities (however, taxes are considered per state levels) and take a look at the tax foundation (1) 

ranking of states to eliminate Columbus, However, New York metroplex is coded orange as they 

do have poor ranking in terms of taxes, but they do move forward to the next table so as to be 

considered in other categories due other advantages like presence of educated labor force and 

Infrastructure. Other states with cities like Philadelphia, Pittsburg, N Virginia, Chicago, Raleigh 

have good to excellent status and moves to next table. 

The second table in elimination matrix figure 1, we use labor pool to examine the cities 

and eliminate Pittsburg and Philadelphia as the cities have less number of people with bachelors 

or higher degree (12). N. Virginia, Washington DC, Montgomery is coded purple as there is a 

mixed status of poor and good status in terms of Tax and each belong to different states and they 

are clubbed due to proximity between them and cannot isolate them as they share resources due 

to presence of good infrastructure. Washington & New York metroplex, Chicago, Raleigh have 

good to excellent status and moves to next table. 



Part II-Location Analysis for Amazon HQ2- Project #11 April 24, 2018 
 

Page 10 of 51 
 

 The third table in elimination matrix figure 1, we use infrastructure to analyses the cities 

and eliminate Raleigh. After comparing Washington DC, New York, Chicago metroplex with 

Raleigh in terms of infrastructure, we conclude Raleigh has low population density and does not 

have advantage of mass transportation that exists in mega cities. (4)(3). 

 The fourth table in elimination matrix figure 1, we use Cost of living to gauge the cities 

and eliminate Washington DC and New York Metroplex. Washington & New York metroplex 

have high cost of living and have expensive housing market in general whereas Chicago has 

flexible options and is comparatively affordable (13). 

 The fifth table in elimination matrix figure 1 has Chicago with good status in all category 

which includes Operating cost-Tax & Incentive, Educated Labor pool, Logistics and 

Infrastructure and good quality of life. 

 Elimination process and Result Explanation for Amazon HQ2: 

Capital and Operating cost:  

Tax: The Tax Foundation’s State Business Tax Climate Index is designed to show the states 

structure of tax systems. Tax Foundation is organization that enables community to gauge states 

tax systems with help of ranks derived from the indices. The five components are used but are 

not weighted equally in indices. Rather, each component is weighted based on the variability of 

the fifty states’ scores from the mean. The standard deviation of each component is calculated 

and a weight for each component is created from that measure. The result is a heavier weighting 

of those components with greater variability. The weighting of each of the five major 

components is:33.0% — Individual Income Tax, 23.3% — Sales Tax, 19.0% — Corporate Tax, 

15.1% — Property Tax, 9.6% — Unemployment Insurance Tax. Scores on the five major 
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components are “normalized,” which brings the average score for all of them to 5.00, excluding 

states that do not have the given tax. This is accomplished by multiplying each state’s score by a 

constant value. Once the scores are normalized, it helps to compare states across indices. 

The State Business Tax Climate Index is designed as a relative index rather than an 

absolute or ideal index. In other words, each variable is ranked relative to the variable’s range in 

other states. The relative scoring scale is from 0 to 10, with zero meaning not “worst possible” 

but rather worst among the fifty states. According to Tax Foundation, North Carolina is at 

overall rank of 11, Pennsylvania has an overall rank of 26, Virginia is at 31, Illinois is at 29.   

See figure 1A (1). 
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Figure 1A- State Business Tax Climate Index Ranks and component tax Ranks-(Tax Foundation) 

Ohio made the bottom of the list due to their inclusion of an intangible property tax and 

higher property taxes in general. It is ranked at 45th place. They also got low scores for their 

gross receipts tax that offers no deduction for the cost of goods sold or employee compensation.              
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District of Columbia and Maryland is at 47 and 43 ranks respectively have good corporate state 

rank however scores bad in property tax rank and individual tax rank. 

New York dropped down to be ranked 49th this year.  New York can blame the fall on 

the enactment of two new personal income tax brackets this year, with a new top rate of 8.97 

percent, an increase of 30 percent over the prior year.  If you live in New York City, which tacks 

on an extra 3.648 personal income tax, you have the honor of living in the city with the highest 

state-local combined income tax rate in the nation.it is at 49th place. New York’s neighbor, New 

Jersey is the only state that has a more penalizing tax system, coming in as the worst in the 

nation for business.  New Jersey receives this title due to their uniformly high rates in most tax 

types.  The state received poor ratings in corporate income tax, personal income tax, and sales 

tax.it ranked 50th place (1). 

Incentive: Many cities have not disclosed their incentive packages. However, we know bits and 

pieces of information in some cases. Newark has offered $7 billion dollars in incentive. 

Chicago Incentive Package shows sincerity and commitment to welcome the company who is 

likely going to generate jobs in the city. It also exhibits its current stable business environment. 

Chicago Incentive Package include: 

• Roughly $1.4 billion in state EDGE tax credits. The newly-revised program provides a 50 

percent tax break for every job they create in Illinois. 

• $170 million in state sales tax breaks for building materials purchased by and new 

construction completed by “high-end businesses.” 

• $60 million in property tax breaks through the city and county programs known as Class 

7B and 7C. 
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• $450 million in site-specific infrastructure improvements that would come from the 

Illinois Department of Transportation, the Chicago Department of Transportation, the 

CTA and other agencies. 

• $250 million worth of investments in education, workforce development and 

“Neighborhood Opportunity Funds” to make certain that all Chicagoans can qualify for 

the 50,000 high-end Amazon jobs and that businesses that spring up or move here to 

support Amazon locate in Chicago neighborhoods. 

• Free land worth $100 million, if Amazon chooses to build its second headquarters at the 

old Michael Reese Hospital site purchased by former Mayor Richard M. Daley as the site 

for an Olympics Chicago didn’t get. If Amazon chooses either to re-purpose or demolish 

and rebuild the Thompson Center that the state has been trying desperately to sell, the 

free land would be worth even more money ( 8). 

However, we are using incentives in our paper as most information of various other cities is not 

disclosed. 
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Labor Force:                                                                                                    

 

Figure 2 – Current % of people with Bachelor and Higher Degree – Data by US Census Bureau            

 

Figure 2A- Current number of people with Bachelor or Higher Degree in bubble and bar chart 

Data- https://www.census.gov/quickfacts/fact/table/US/ 

https://www.census.gov/quickfacts/fact/table/US/
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Above figure 2 show the percentage of people with bachelor or higher degree in New York- 

Newark, Chicago, Washington DC/ N Virginia/Montgomery co, Philadelphia, Pittsburg, 

Columbus, Raleigh ranging from 26.2 to 55.4. However, the number of people in each of city 

with bachelor or higher degree seen in Figure 2A, differ per population- making Pittsburg, 

Philadelphia and Columbus with least number of people with bachelor or higher degree.  

 

Figure 3- Fig 1: Median Employee age at top Tech Companies:data provided by Business Insider 

Figure 3 indicate that there are certain age-based segments of population that are likely to work 

in tech-based companies as per information provided by Business Insider (14). Population and 

population growth in a particular age group can also help in estimating available labor pool.  
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We analyze all cities that have high number of people with education of bachelor’s or higher 

degree but here we give an example of Chicago, IL 

 

Figure 4- State wise median age of United States. Utah is the median age of 30.4 whereas Maine 

has median income of 44.6, Pennsylvania has median age of 41.3 which indicate there likelihood 

there is comparatively older population in the state. DATA provided by ESRI 

             

Figure 5- Median age of Illinois is 37.7 which is neither too high or too low. Data by ESRI 
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Figure 6- County wise median age in Chicago metroplex, show median age group range from 

29.2-38.2 are present in Chicago downtown area, whereas median from 38.3-44.4 are in the 

suburbs of Chicago around the mainland. Data provided by ESRI 

 

Figure 7 indicate growth of population in range 0.1 to 4.63 in 20-44 median age in Chicago per 

date provided by ESRI. The population growth rate with 20-44 median age group indicate there 

is possibility of increase in age group that are likely to work for tech companies in Chicago. 
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In addition, due to presence of sphere of influence around the central place, not only 

population within the city or metroplex is evaluated but migration within states and outside states 

have also been explored in this paper. With landing of Amazon in the city, there is likelihood 

such factor is likely to play significant role in fulfilling the employment need. 

 

Figure 8- indicate state-state migration in Illinois, New York and Pennsylvania in 2016  

Data- https://www.census.gov/data/tables/time-series/demo/geographic-mobility/state-to-state-

migration.html 

Census data indicate that the migration in state is more likely than outside the state, however 

further observing the table, we can see the pattern that region to region migration is more like 

than inter regional, for example the migration from outside the state is more likely within the 

region ie from Midwest region to Midwest region which also have high number of educated 

people like from Michigan. Other most migrating people to any state are from California and 

New York state which have high number of educated people.  

 Population density is essential when we talk about migration. Externalities can occur 

when there is increase in population like there can be increase in cost in providing infrastructure, 

the locals may face price hikes some may go out of business (15). Hence existing infrastructure 

that can absorb additional population density can plays a significant role. Philadelphia, Pittsburg 

has population density less than 10,000 per sq. Mile, where as many areas of New York have 

Estimate MOE Estimate MOE Estimate MOE Estimate MOE Estimate MOE
Illinois 12,654,142 +/- 5,822 10,996,695 +/- 35,598 1,387,848 +/- 31,048 203,713 +/- 9,123 2,022 +/- 1,150
New York 19,526,443 +/- 6,611 17,465,164 +/- 35,945 1,634,487 +/- 32,252 260,723 +/- 11,746 402 +/- 277
Pennsylvan12,645,493 +/- 5,619 11,016,361 +/- 36,704 1,308,271 +/- 34,321 252,060 +/- 10,750 1,978 +/- 1,064

Current 
residence 

in --

Population 1 year and 
over

Same house 1 year 
ago

Same state of 
residence 1 year ago

Different state of residence 1 year ago
Total Alabama

https://www.census.gov/data/tables/time-series/demo/geographic-mobility/state-to-state-migration.html
https://www.census.gov/data/tables/time-series/demo/geographic-mobility/state-to-state-migration.html
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high population density more than 10,000 per sq. mile, while certain areas of Chicago have high 

density while some areas have less population density as seen in figure 9  

 

Figure 9- Areas in Chicago Metroplex with Population density more than 10,000 per sq miles. 

Data by US Census Bureau   

 

Figure 10- Shaded map of states demonstrating population density (2013).  Figure 10 shows New 

York- New Jersey has the highest population density, whereas New Mexico, North- South 

Dakota, Wyoming, Montana, Idaho have low density.                             Data by US Census 

Bureau   

Rank Incorporated Area Metropolitian city Population density per sq miles
37 Stone Park Chicago 15,378.20
41 Cicero Chicago 14,645.20
48 Berwyn Chicago 13,876.20
50 Elmwood Park Chicago 13,328.40
75 Chicago Chicago 11,868.00
97 Oak Park Chicago 11,173.40
132 Harwood Heights Chicago 10,094.40
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We also look at the pipeline of Graduates as part of labor force study. Chicago has 103 

public, private universities and colleges, New York has 173 public, private colleges and 

universities, Pennsylvania has about 90 while Pittsburg has about 104 public, private colleges 

and universities. 

 

Figure 11- shows the states with number of High school graduates          Data by ESRI 

 In the map we can see is high number of graduates in state of California and low in states 

like North-South Dakota, Montana, Idaho, Nevada. Data by ESRI.                                           

Illinois has moderate number of high school graduates- approximately 2,038,354. 
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Figure 12- shows number of High school graduates in Chicago, Map indicates high number of 

high school graduates in Chicago and metroplex than the surrounding town of Illinois (ESRI)   

 Thus, current number of people with bachelors or higher degree, and pipeline of labor 

pool is analyzed to help eliminate cities and to find potential ideal location for HQ2. Potential 

labor pool is studied by defining age groups of labor force that are likely to be employees in tech 

companies and inquiring about age group population, population growth, observing migration 

pattern and anticipating possible migration and the city’s capacity to acquire the growth in 

population due to migration.                      
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Logistics and Connectivity                                                                                                   

Amazon’s presence is in every state of United states and most continents of the world. Hence 

national and intenational connectivity plays a vital role in location of  Amazon’s HQ2.  

   

Figure 13: provides information of number of passenger/ International passenger boarding at 

airport in the city.                                                                 Data by FAA- https://www.faa.gov/ 

 

Figure 13A- travel time from Chicago to various part of the country----- data by FAA 

https://www.faa.gov/
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We do study the infrastructure of all cities in the table 2 which are coded green in 

elimination matrix but in ths paper, we do comparative analysis between Chicago and Raleigh as 

an example. 

National and international connectivity Chicago- New York- Raleigh: 

Chicago O’Hare airport is 3rd busiest airport in the United States as seen in figure 13 

Chicago is centrally located and serves most cities across the country by air, see figure 13A. Fig 

13A also shows travel time to the cities aross the country. O'Hare serves a major hub for United 

and American airline, as well as a focus city for Frontier and Spirit. It is United Airlines' largest 

hub in both passengers carried annually and daily flights. Chicago has 2 airport- Ohare and 

Midway International. Following New York’ JFK airport is 5th busiest airport. New York has 2 

airport- JFK and LaGuardia Airport. Raleigh has lowest number of passengers boarding at 

Raleigh–Durham International Airport and top destinations are mainly hub airports. The  airport 

serving Raleigh, Durham, and the surrounding Research Triangle region of North Carolina.(3) 

 

Figure 14: shows the satelite view of the city interstate highway & cities of Chicago metroplex 
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Data of the above map is obtained from Google maps 

Connectivity within metroplex- Chicago 

Seven mainline and four auxiliary interstate highways (55, 57, 65 (only in Indiana), 80 (also in 

Indiana), 88, 90 (also in Indiana), 94 (also in Indiana), 190, 290, 294, and 355) run through 

Chicago and its suburbs as seen in figure 14. Segments that link to the city center are named after 

influential politicians, with three of them named after former U.S. Presidents (Eisenhower, 

Kennedy, and Reagan) and one named after two-time Democratic candidate Adlai Stevenson. 

The Kennedy and Dan Ryan Expressways are the busiest state maintained routes in the entire 

state of Illinois. Chicago is a major transportation hub in the United States. It is an important 

component in global distribution, as it is the third-largest inter-modal port in the world after 

Hong Kong and Singapore. Chicago has largest bicycle travelling sysstem in North America.  

 

Figure 15: shows Chicago Transit Authority subway system                              -data by CTA 
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The Chicago Transit Authority (CTA) handles public transportation in the City of Chicago and a 

few adjacent suburbs outside of the Chicago city limits. The CTA operates an extensive network 

of buses and a rapid transit elevated and subway system , with lines designated by colors. These 

rapid transit lines also serve both Midway and O'Hare Airports. The CTA's rail lines consist of 

the Red, Blue, Green, Orange, Brown, Purple, Pink, and Yellow lines. Both the Red and Blue 

lines offer 24‑hour service which makes Chicago one of a handful of cities around the world (and 

one of two in the United States, the other being New York City) to offer rail service 24 hours a 

day, every day of the year, within the city's limits(16). 

 

Figure 15A-Metra Routes  
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The METRA is a commuter train system providing service to people who live far outside the city 

as seen in Figure 15A. The CTA has limited service outside the city, but an extensive 

interconnected system of buses and rapid transit trains within the city(17). 

 

Figure 16: shows the satelite view of the city interstate highway & cities of Raleigh-Chapel Hill-

Durham metroplex      Data- Google maps 

Road connectivity- Raleigh: Interstate Highways (see figure 16) 

I-40 traverses the southern part of the city & I-440, Also known locally as the Raleigh Beltline, it 

makes a loop around the central part of the city. I-540/NC 540 is currently under development. It 

is a partially completed outer beltway that will run around the outer edges of Wake County and 

into a small portion of southeast Durham county.I-87 route is completed it will link Raleigh to 

the Norfolk, Virginia area. Various United States highway enter the city like US 1, US 64, US70, 

264, 401.(3) 
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However since the population is comparatively less than other metroplex, the Raleigh-Durham-

Capital Hill connectivity within the metroplex is limited and is comparatively less connected 

within the city/cities than New York, Washington DC and Chicago Metroplex . 

Quality of Life:  

Since the big part of the project is employees, it is essential for Amazon to locate HQ2 

where employee could have high quality of life where they can enjoy living, have recreational 

and educational opporunities. In this paper, we analyze Quality of life indicators framework that 

includes economic aspects and physical safety along with many other supporting components 

like cultural fit and commute time(10). 

Cost of Living 

Cost of living partly contributes to quality of life. (REF) Cost of living is part of the spending 

and every city has different dynamics that contributes to overall cost of goods and services.  

RPPs are price indexes that measure geographic price level differences for one period in 

time within the United States. In figure 17, RPP for Washington DC is 119, which means prices 

in DC are on average 19% higher than the U.S. average. RPP is a weighted average of the price 

level of goods and services for the average consumer in one geographic region compared to all 

other regions in the U.S. Prices in New York- Newark are 21% higher than US average whereas 

Chicago is 4% higher than US average and Columbus is 7% lower than US average (18). 
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Figure 17: shows Regional price parities of metroplex.  Data- U.S Census Buearu  

 

Figure 18: Rent level in various metroplex  .  Data- U.S Census Buearu 
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We can see the price difference in house rents between different cities in figure 18. Figure 18 

show high price level in New York and Washington DC are comparatively expensive than 

moderate price level in Philadelphia and Chicago and low price level in Raleigh, Pittsburg and 

Cloumbus. 

2010 Census data of rents consist of monthly rental estimates at seven levels of 

geographic aggregation, three definitions of units, and five bedroom size categories. The mean of 

the price levels across the 38 areas is 1.00 by construction, while that of the unweighted rents is 

US$ 663. 

The New York area had the highest rent seen in figure 18, with an average of $821.5 and a rent 

level of 1.24. Washington has rent level of 1.22. Columbus, OH has rent of $490 and rent level 

0.72. Chicago has average rent of $669 and rent level of 1.01 and is affordable (18). 

Community cultural fit:           

 With the help of tapestry segment of population, in this case segmentation is defined by 

ERSI, we can see the similarity between the communities. Figure 19 shows the  segment 3B as 

Metro Renters in king county in Seattle where current Amazon Headquarter is located.  

When a area is defined by Tapestry segments, it usually means residents in that area share 

common traits like similar socioeconomic status, lifestyle, spending patterns. Metro Renters 

(Tapestry segmentation @ Amazon HQ in Seattle) are well-educated consumers, many currently 

enrolled in college and are interested in the fine arts and strive to be sophisticated; value 

education and creativity. They are willing to take risks and work long hours to get to the top of 

their profession. They are become well informed before purchasing the newest technology and 

prefer environmentally safe products. Other characteristics can be seen below in figure 20. 
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Figure 19 shows countywise, tapestry segmentation in Seattle, WA     Data by ESRI 

 

Figure 20- Metro Renter characteristics by ESRI  

Chicago city has similar tapestry segment -3B Metro Renters in dowtown area in Cook 

County where most sites for HQ2 are proposed, seen in figure 21. In addition it is a buzzing 
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place with Infinite speakeasys, bars, and places to hang out to get to know your work buddies—

without the three-hour lines. There’s endless art and entertainment to keep you busy and 

refreshed over the weekend. 

           

Figure 21- shows the countywise, tapestry segmentation in Chicago, IL --data by ESRI 

Physical safety: Crime  

Crime causes a small percentage of disturbance and damage, but its effect on people’s 

emotional lives is very huge. Consequently, the effects of those crimes that affect a person’s 

physical safety are socially magnified and affect the quality of life not only of those close to the 

victim, but also of many others who then feel insecure or afraid (10). 
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Figure 22- shows Total crime index by state 

 Total crime index of state of Illinois is 84 whereas Washington is 127. But if we consider 

at county level , Cook county in Chicago (see figure 23) has total crime index of 106 is lower 

and safe than King County of Seattle (see figure 24) where current location of Amazon 

headquarters has crime index of 146. 

 

Figure 23- Shows Total crime index of Cook County- Chicago, IL data obtained from ESRI 
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Figure 24- Shows Total crime index of King County- Seattle, WA. data obtained from ESRI 

Commute time 

 According to the U.S. Census Bureau, it now takes the average worker over 26 minutes to 

travel (one-way) to work. Average Commute Time of Chicago is 30 minutes which higher than 

the U.S average commute time. However, Chicago Metropolitan Agency for Planning (CMAP) 

is working with experts and stakeholders from the private and public sectors to identify ways to 

maintain and build upon its transportation system and reduce commute time (11). 

Chicago Sites: 

 In this part of the paper, we study the proposed sites that Chicago offered to Amazon. 

There are ten proposed location, out which 8 are within the city and two are in the suburbs of 

Chicago.  Five location: River district, City center campus, fulton market, downtown gateway 

district and The 78 sites out of the eight sites in the city are with a radius of 2 miles from the 

center as seen in figure 25 and fulfill all core requirements. All sites have proximity to 

international airport within 45 minutes and access to highways in about 1-2 miles and access to 

mass transit at site (8) 
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Figure 25: Proposed Chicago Sites In the cities bid to Amazon for HQ2
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Proposed Chicago Site Description 

City Center Campus 

Located in the heart of Chicago’s Central Business District (CBD), the so-called ‘City Center 

Campus’ would allow Amazon to fully integrate into the Loop. Offering connections to 

Chicago’s below-ground pedway system and the Blue Line train to O’Hare, the plan includes the 

redevelopment of the State of Illinois-owned James R. Thompson Center at 100 W. Randolph St.  

The Downtown Gateway District 

A second downtown option for Amazon features a mix of move-in ready buildings, renovation 

opportunities, and a chance to build from scratch. Dubbed the ‘Downtown Gateway District,’ 

this location provides existing office space in the remodeled Willis Tower, 2.5 million square 

feet in Chicago’s Old Post Office, and 3.1 million square feet of possible commercial and 

residential space in three new buildings to be built above Amtrak-controlled real estate around 

Union Station which offers unparalleled access to regional commuter transit. 

The River District 

Located just northwest of Chicago’s CBD is the 37-acre ‘River District’ site. Slated for 

waterfront property controlled by Tribune Media, the River West site would provide Amazon 

with a carte blanche opportunity to essentially build a city within a city. The site is within 

walking distance of multiple CTA stops and could include a future shuttle or transitway 

connecting to regional rail hubs 
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Lincoln Yards 

North of The River District and Goose Island is another opportunity for Amazon to plant its roots 

along the river’s North Branch. Known as ‘Lincoln Yards’ the Sterling Bay proposal includes a 

number of previously industrial properties such as the former steel plant and the city’s former 

Department of Fleet and Facility Management.  

The 78 

A major riverfront development opportunity also exists on the South Branch at a 62-acre parcel 

of vacant land controlled by developer Related Midwest. Anticipated to increase Chicago’s 77 

recognized neighborhood areas by one, ‘The 78’ redevelopment plan will include a mix of 

residential, commercial, academic, civic, cultural, and recreational spaces master. A newly 

announced University of Illinois-led research facility known as the Discovery Partners Institute 

will help establish the site as a major public-private research hub. 

Burnham Lakefront 

This massive redevelopment opportunity for the former Michael Reese Hospital in the Bronzville 

neighborhood on Chicago’s Near South Side would provide Amazon with Lake Michigan views 

as well as to room grow. The Burham Lakefront plan calls for 12 million square feet of mixed-

use space. 

Fulton Market District 

A favorite among tech giants such as Google and small startups alike, this trendy corner of 

Chicago’s West Loop is already experiencing an unprecedented influx of new apartment 

proposals, boutique hotels, and chef-driven restaurants. McDonald's upcoming move to its new 
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Fulton Market world headquarters in 2018 is only expected to turbocharge the transformation. 

While land prices in the area are climbing, there are still a number of development sites 

available. 

The Illinois Medical District 

Featuring no shortage of unused or underutilized land, the Illinois Medical District (IMD) is 

Well-served by transit and is located relatively close to Chicago’s Central Business District, the 

area around the IMD has recently started to see more mixed-use development and investment. 

Schaumburg 

Located just 17 minutes west of O’Hare, Schaumburg offers land acquisition costs lower than 

downtown Chicago. Schaumburg’s bid for Amazon would see a new mixed-use neighborhood 

grow-up around HQ2 on a 265-acre site that once served as Motorola’s global headquarters. 

Zurich’s recently completed Schaumburg HQ shows that leading companies are still betting on 

Chicago’s burbs. 

Oak Brook 

With McDonald’s headed to Chicago’s Fulton Market, the fast food giant’s former Oak Brook 

location is up for grabs. Stretching over 100 acres, the campus includes offices, a training center, 

Hyatt hotel, and two lakes. 
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Opportunities for investment in Chicago, IL : 

 

Figure 26 - shows different areas demarcation in Cook county  

 In order to understand the real estate opporunity in Chicago, we need to familiarise  with 

different areas of the town, see figure 26. According to census bureau, the population of Chicago 

metroplex is declining. However, the occupancy in commercial offices is rising. The study 

suggest migration of companies from suburbs to downtown. (19) 
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Figure 26 A- Migration from Suburb to Dowtown Chicago             Data by JLL 

The study also indicate that there is likelihood that the offices are tech based companies 

that are moving to Chicago Mainland which generates need for more commercial office space.As 

we have seen from figure 3, the median ages of employee in tech companies is ranging from 27-

44, it is likely that the tapestry segment of population shall be 3B- Metro renters who needs 

multifamily residence to live near the place of work. The spending pattern and life style of Metro 

renter suggest, there is going to be need for retail, entertainment, restaurants in the area. And can 

serve as profitable investment. Mainland Chicago is a destination for Business and leisure travel. 

Hospitality  sector can also provide high yeild. There are old, landmark and historic buildings in 

Chicago which are refurbishing opporunity. If there is old appartment building that needs to be 

renovated, converting it into a hotel, maybe a boutique hotel could turn out to be beneficial if 
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zoning regulations permits. Any vacant land in this area also has good potential. So, with or 

without Amazon, central Chicago has high yield prospects and is ideal location for investment. 

Central Chicago is well connected with mass transit options. 

Near Westside of Chicago - Fulton market area is buzzing with new development(20) 

Originally dominated by industry, warehousing and transportation, the Fulton River District 

became increasingly residential in 2000. Low and mid-rise loft buildings were converted to 

condominiums and apartments as well as offices. New residential development brought 

townhomes, mid-rise and high-rise condos and apartments to the district. By the mid 2010s with 

the arrival of tech companies such as Google to the immediate west in the Fulton Market, the 

Fulton River District has become an established upscale neighborhood.The Fulton River District 

is also the home of The Boeing Company, and the Ogilvie Transportation Center. Investment in 

near Westside can be profitable venture. So, with or without the presence of Amazon, these 

locations have potential for growing capital. 

Northside and Near North side of Chicago has various new multiuse project underway in 

Lincoln yards, Logan square and River district. Such development can propel more growth 

which can yield to property price growth and hence Northside of Chicago area also has high 

Yield prospects (21). Schaumburg and Oak Brook are proposed two locations in suburbs of 

Chicago for Amazon’s HQ2(8).  These suburbs can serve as worthwhile investment property if 

Amazon or any other companies are able to adopt already existing headquarter locations.  

School districts rating can affect the property price. Naperville suburb and suburbs in lake 

county have good school district. Investment in such suburb can serve profitable as there is 

likelihood of hike in property price as families working for the company are likely to move in a 

good school district when Amazon lands in Chicago. Multifamily housing and Retail spaces in 
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various shopping centers can serve these suburbs residents. And investment in retail sector in 

suburb can become profitable.  

In addition to knowing where to buy, we also should find the areas that should be 

avoided. Crime is one variable/ factor that can help find areas that likely may not serve as 

worthwhile investment (10). 

 

Figure 27- County wise Total crime index in Chicago 

 

Figure 28- County wise Property Crime Index in Chicago 
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 Both Figure 27 and figure 28, countywise map of total crime index and property crime 

index suggest West side of Chicago especially West Town, North Lawndale, Humboldt park, 

East and west Garfield park and Far southWest side have high crime index and may not be safe 

to invest in that areas. South and Southwest side of chicago also show high index of crime. 

There are a lot of options for finding different properties. Let’s see some listing of 

Commercial properties that are on sale at present in Central, Near West side, Near North side and 

Northside of Chicago, with the help of LoopNet.com. We also will look at properties in Suburbs 

like Schaumburg, Oak Brook and Naperville (22). 

 

Properties in Central Chicago, Near Westside, Near North side, North side: 

                                              

Figure 29- Available Commercial Office spaces  >10,000 sqft in Cook County- LoopNet.com 



Part II-Location Analysis for Amazon HQ2- Project #11 April 24, 2018 
 

Page 44 of 51 
 

 

Figure 30- Available Multifamily >10,000 sqft in cook county 

 

Figure 31- Available Retail >10,000 sqft in cook county 
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Figure 32- Available land for development in Cook county 

 Let see some of the properties in the suburbs- Schaumburg 

 

Figure 33- Available retail >10,000 sqft 
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Figure 34- Available Hospitality building >10,000 sqft ( since it close to O’Hare airport) 

 

Figure 35- Available Office < 10,000 sqft 
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Oak Brook properties for sale 

 

Figure 36- Commercial office space >10,000 

Naperville properties for sale  

 

Figure 37- Available retail >10,000 sqft 
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Concluding Discussion and Recommendations 

 Amazon needs no introduction, given their pervasive, growing, and influential presence 

in the American economy. Amazon’s rapid growth has created the need for second headquarters 

(HQ2) in addition to main headquarters in Seattle. The project scope is to find the location for 

HQ2 in two phases- Phase I and II. Phase I identified ten cities in and around the northeast 

cluster of the Amazon provided shortlisted lists. The study used broad categories to qualify the 

cities in the list. However, phase II ‘s task is to identify “One City” that would be most 

appropriate for Amazon’s second Headquarters.  

After careful study of Amazon’s requirements for HQ2, this paper has identified 4 

variables with added details to narrow down the list to one city. The variables include operating 

cost/tax, educated labor pool, logistics/infrastructure and quality of life. Each of these variables 

was studied with careful scrutiny and was reviewed from all perspectives to be able to extract its 

real purpose. The paper examines these variables by using the elimination process. This process 

gives us matrices that eliminates the cities that do not provide advantage of the above-mentioned 

variables that are essential for Amazon’s HQ2. In the final table of elimination process, we have 

Chicago which could pass every test. Chicago has every property that Amazon would need for its 

second headquarter.  

Furthermore, we examine the proposed site locations for HQ2 that were put forth by the 

city in its bid to Amazon in fall of 2017. Eight out of ten proposed sites are in Chicago central 

area and two in suburbs. Five out of eight locations are within a 2-mile radius of the famous 

Chicago loop (Fig. 25). These locations allow Amazon to plan its office with maximum 
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flexibility. In addition, Chicago has a well-knit infrastructure that can allow Amazon to expand 

endlessly. 

There has been a decline in Chicago’s population over last three years as per census 

bureau. However, the trend suggests that there is inflow of corporate companies from suburbs to 

mainland Chicago. The studies suggest, vacancy in office space in downtown Chicago has 

reduced. The area is likely going to see domino effect, with increase in demand for multifamily 

housing spaces which is going to be occupied with Metro renters tapestry segment of population 

(Business Analyst, ESRI). In addition, there is also likelihood that there would be increase in 

demand for retail, entertainment, restaurant and multiuse spaces. Hospitality sector could be 

profitable in the Chicago mainland as it is a tourist destination and central Chicago has 

companies with global connectivity which need hotels around their offices. Any vacant land or 

refurbishing opportunity in this area also has good potential. So, with or without Amazon, central 

Chicago has high yield prospects and is an ideal location for investment. 

Other than central Chicago, Near Westside, Northside Chicago has various new multiuse 

projects underway in Lincoln yards, Logan square and River district (Fig. 26). Such development 

can serve as a catalyst for property price growth and hence Fulton Market, Northside Chicago, 

Near Westside of Chicago has high yield prospects. Schaumburg and Oak Brook are the two 

proposed suburban locations of Chicago for Amazon’s HQ2. Areas in this suburb can serve as 

worthwhile investment property if Amazon or any other companies are able to adopt already 

existing headquarter locations. Naperville suburb has a good school district and can serve as a 

good investment as families working for the company are likely to move in a good school district 

if Amazon were to land in Chicago. Fulton Market is also a destination for investment due to 

new inflow of tech and other companies in the area. In short, there are various opportunities to 
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invest in Chicago. With 50 new skyscraper projects planned in the near future 

(Chicago.curbed.com), the anticipated soaring skyline and business environment suggests 

Chicago is ripe for investment!  
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