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Abstract 

Our team has delved into the concepts and methods of locational analysis and site 

selection as fundamentals in making key and informed decisions on the competitive market. We 

used this approach for predicting a location for Amazon’s HQ2 for Invesco to invest, finance, and 

manage a new location. From this problem our team has narrowed down the list of Amazon’s top 

twenty contenders in their RFP challenge to a location that could be their best fit location. From 

this prediction we have created an in-depth study on our prime location of Montgomery County 

and how it fits into both Amazon’s prerequisites and Invesco’s interests. Our study has taken into 

account Amazon’s RFP’s criteria and motives to calculate a possible location for the demographic 

and economic impact of a new headquarters’ move into a new region and thusly to give a 

competitive edge to our cliental in Invesco.  From our analysis we have narrowed the cites down 

a top three and have chosen to represent Montgomery County as the most plausible and with 

the highest potential for growth to accommodate Amazon’s HQ2.  
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Introduction 

 The strategic implementation of locational analytics is becoming an increasingly sought-

after skillset in our modern society.  Through proper use of the skills and tools associated with 

location analysis, business analysts can tease out the intricacies concerning what makes a 

business successful or unsuccessful based upon its spatial attributes.  Often, a business entity 

becomes the most concerned with the product they are selling, the service they are providing, 

their target market and so on.  While these things are extremely important for any organization 

to thrive, often these aspects and variables become the sole focus and the spatial aspect becomes 

neglected when, in fact, this aspect is the variable that ties all the others together.  In fact, 

location may be the most important factor for consideration, especially when concerned with 

new and growing corporate entities.   
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Amazon and HQ2  

Amazon.com, inc., publicly known as Amazon, is the world’s largest online retailer currently in 

operation.  From their beginnings as a humble online bookstore, the company has grown to 

immense global proportions, operating with over five-hundred and sixty-five thousand 

employees across 

thirteen countries and 

raising over one-

hundred and seventy-

five billion dollars in 

total revenue since it 

became operational in 

1994.  In September of 

2017, Amazon announced that their recent explosion in popularity and considerable growth has 

led them to expand their presence within North America by incorporating a second operational 

headquarters, a sister site to the current headquarters located in Seattle Washington.  This 

announcement was made by issuing a public document requesting that municipalities submit 

written proposals to amazon, detailing why their region/area is deserving of the new 

headquarters.  Amazons current corporate campus, located in Seattle, consist of 8.1 million 

square feet and thirty-three buildings (Amazon, 2018), and, through many direct and indirect 

processes, has helped to bolster Seattle’s economy by thirty-eight million dollars.  Figures such 

as these are very enticing to local governments, leading to two-hundred and thirty-eight 

proposals advocating for the location of Amazon’s new corporate campus (CNBC, 2017).  On the 

Figure 1: Locations of the top twenty regions 
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eighteenth of January 2018, amazon released a list of the top twenty proposals that they deemed 

the best fit for their new headquarters (figure 1).  These top of the top contenders include mega 

metropolitan areas such as New York, Dallas-Fort Worth and Los Angeles.  The areas included in 

Amazon’s top twenty list all meet the parameters designated in the request for proposal and 

possess certain and differing attributes that Amazon finds favorable for the site of their new 

headquarters.   

 This study is intended as a continuation of From A to Z (Padilla and Teague, 2018), a macro 

site-selection case study in which the authors filtered the list of twenty contenders to a list of the 

top ten (figure 2), ranked based on the parameters and variables that Amazon included in their 

request for proposal.  Taking Padilla and Teague’s 

work into account, this article will simulate a 

decision from Amazon to locate their second 

headquarters in Montgomery County Maryland, 

the second ranked entrant in their list of the top 

ranked ten locations.  With the selection of the 

general region simulated, the task at hand can be 

narrowed to selecting individual sites within the 

region that meet all the required parameters 

given by Amazon.   

 

 
Figure 2: Top ten ranked list 
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Montgomery County 

 Montgomery County is in south-central Maryland, just northwest of, and adjacent to, 

Washington D.C.  With a population of just over 1,050,000 it is the most populous county of 

Maryland as well as the fastest growing, with an estimated population increase of 7.4 percent 

from 2010 to 2016 (U.S. census, 2018).  It is also the densest county with a population density of 

2,156 persons per square mile.  The county encompasses around five hundred square miles and 

contains three notable population cores.  These areas are Bethesda, situated on the southern 

border adjacent to Washington, Gaithersburg near the center of the county and Rockville, the 

county seat, just north of Bethesda.  Montgomery County is also one of the most affluent 

counties in the United States with just over 58% of its population possessing a post-high school 

bachelor’s degree and an astonishing 29% of the population holding post-graduate degrees (U.S. 

census, 2016).  Montgomery County is also one of the wealthiest counties, sitting at 17th in the 

nation with a median household income of just under one-hundred thousand according to the 

American Community Survey (ACS, 2016).  Montgomery County is also home to many corporate 

business campuses, including organizations such as Marriot International and Lockheed Martin, 

both of which are headquartered in Bethesda, MD.  When concerned with HQ2, county officials 

have proposed and approved a five-billion-dollar tax incentive package for Amazon, should they 

decide to select the county as their destination.  Not much has been said about just what the 

package includes, however it has been confirmed that an estimated two billion is to be allocated 

towards an overhaul of the transportation infrastructure within the county (transportation being 

one of the major parameters for the site).   All these factors and variables put Montgomery 
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County leaps and bounds ahead of its competition and make it an ideal place for Amazon’s HQ2 

to call home. 

 

Literature Review  

 Being as prevalent as location analytics concerning site selection has become in a modern 

business setting, a plethora of literature can be found on the subject, each detailing unique angles 

of approach, encompassing and utilizing different factors and variables associated with the 

organization in question’s needs and goals.  Our primary source of variable extraction includes 

the primary Request for Proposal document put forth by Amazon itself (figure 3).  In part one of 

our series, we used Amazon’s “macro-parameters” concerning the region (ie. Population size, 

areas with high density (sub)urban areas, etc.) to assess and rank the list of twenty regions.  

However, with the region selection of Montgomery County simulated, we can move past the 

Figure 3: Amazon's primary spatial requirements 
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large-scale parameters and focus on the finer resolution requirements laid out by Amazon.  These 

requirements for priority consideration include (but are not limited to) areas with existing 

buildings of at least 500,000 square feet (that also meet the core site requirements, areas with 

additional potential infill/redevelopment opportunity, near major arterial highways and 

international airports and be no more than thirty miles from the region’s population core.  

 The most prominent recurring factor that was observed through our research on site 

selection was the availability of labor in a given area.  With the addition of its new headquarters, 

amazon is estimating the creation of an astounding 50,000 jobs within its area of choice.  This 

fact leads in to the related consideration of the ability for an area to “…attract and retain strong 

technical talent” (Amazon RFP, 2017), whether that be from existing residents of the selected 

area or from the relocation of individuals to the selected area.   The latter of the two scenarios 

depends solely on the attractiveness of the area in question to the target demographic of 

amazon.  With the increase in retirements of the “Boomers”, tech companies like Amazon are 

looking to the younger generations to fulfil their employment needs, which makes a site in an 

area that is likely to attract these talented and educated individuals more appealing to these 

organizations.  Normally, preferred areas for this demographic include urban infill centers where 

land use varies, walkability is high and there is a plethora of “nightlife” and culture.  However, a 

recent study suggests that upwards of 60% of young adults are willing to relocate to the 

suburbs/city outskirts to help mitigate rising housing costs (Krueger, 2017).  In this area is where 

Montgomery County shines through, as the major areas for consideration within the county lie 

in the transition zone between urban center and “suburbia”.  This coupled with Montgomery 

County’s affluent nature of its quality of living make it an excellent within the D.C. area. 
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Data Sources 

 Much of the geographic information system (GIS) data that was utilized was acquired 

from government funded or hosted websites.  As mentioned above, several of the demographical 

data figures were derived from the United States census (circa 2010) and the American 

Community Survey (circa 2016).  GIS shapefile demographic data was mostly obtained from an 

online database provided and maintained by the Environmental Systems Research Institute 

(ESRI).  Shapefiles for Montgomery County’s property and real-estate features were especially 

difficult to acquire.  Montgomery County’s official data website offers GIS information at no cost 

to the end-user with a very user-friendly interface that groups the GIS data into categories.  

Unfortunately, the property and zoning data for Montgomery are hosted on a different site that 

was much more complicated to navigate than the County’s official site.  Other data limitations 

included outdated data sets and restricted access to data, reserved for data subscription holders 

or otherwise other authorized personnel only.  Other sources of data included online articles 

about the HQ2 competition in general, especially articles dealing with the candidacy of the 

greater D.C. area.  
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Methodology 

Build-area Base map 

 To begin our assessment of the area, we first had to create a map displaying the potential 

areas within the county that fit all the site parameters given in the RFP.  To do this we Used ESRI’s 

ArcMap v10.4 software, an application designed to work within the ArcGIS desktop suite.  Basic 

elements were added into the software file to create a simple baseman (figure 4).  These 

elements included a shapefile of the state of Maryland, segmented by county (and extracted 

Figure 4: Base map of the Montgomery County study area 
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from this an individual shapefile of Montgomery County), a line file consisting of the centerlines 

of the roads (with extracted major arteries), a point file symbolizing major international airports 

and an underlying layer of a satellite image of Montgomery County.  From these datasets we 

were able to delineate all the areas within the county that were able to adequately satisfy the 

basic requirements for Amazon’s HQ2 site.   

To address the distance from the population core, a buffer of thirty miles war performed 

around Rockville, the county seat and most populous municipality.  This technique yielded that 

the entirety of the county was within the thirty-mile range.  Being as such, we opted to use the 

county’s border as the border of our study area, neglecting the requirement.  Measuring the 

distance to major airports yielded that any location in the county was within the specified 

Figure 5: Base map detailing the potential areas that fit the site requirements 
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distance threshold, so this variable was neglected as well.  The last filtration parameter included 

distance to major transportation arteries.  Using the extracted major roads, we performed a two-

mile buffer (the cutoff point for site location).  This technique yielded corridors of potential build-

area that satisfied all the spatial requirements for the new site (figure 5).   

Montgomery County parcel data was then added into the project file to assess types and 

amount of parcels available within the study area and, more importantly, within the potential 

build area.  To do so we queried our parcel data layer and extracted parcels that fell into one of 

several types of land use category.  The categories included parcels defined as “Office”, “Retail” 

or “Vacant”.  To further filter our results, we excluded any parcels that did not meet Amazon’s 

initial size requirements (500,000 sq. feet).  Once we had our parcel data filtered down to meet 

the necessary building requirements, a query selection was performed to select all the criterial 

parcels that intersected, or fell within, the pre-determined build area.  When compiled in such a 

manner, these two parameter driven datasets provide a comprehensive set of parcels that match 

all of Amazon’s Site requirements. 

Demographics Map 

 In accordance with the recurring factor of available workforce playing an important role 

in site selection, a simple map of Montgomery county demographics was created.  This was done 

using ESRI’s Business Analyst Online web application.  Two major factors were looked at in this 

analysis.  The first is level of education attained, as the target demographic for potential Amazon 

employees will often possess at least a bachelor’s degree.  Using ESRI’s online database, we were 

able to create a thematic map showing both the percentage of the population and the total 
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population that possesses at least a bachelor’s level of education.  The second factor we looked 

at was drive time rings.  The average commute time in the United States is 26.1 minutes, with 

the average individual being willing to travel around 30 minutes with some individuals willing to 

travel an hour or more.  Amazon’s new headquarters is promoting more sustainable 

development in increasingly pedestrian friendly areas that can have the potential to increase the 

walkability of the campus and the surrounding area.  Using this data, we calculated drive time 

rings around the candidate locations extracted earlier in the process.  With amazon being 

invested in walkability, we kept the drive time rings to a maximum of 30 minutes and created 

three rings, each denoting break-lines of 10 minutes.   

Analytical Results 

 Through our extensive research and preparation/manipulation of the data, our study has 

delineated two premier sites that could be considered Montgomery County’s candidate locations 

that could be pitched to Amazon.  Both sites fit all the requirements for the location of the site 

within the county as well as the building/lot size parameter, while also entertaining the idea of 

future expansion of up to an incorporated eight-million square foot of space (Amazon, 2017).  

Both sites also denote a pseudo-idea of twisted irony. 

The Dead Mall 

Since the advent of E-commerce, that popularity of shopping from the comfort of one’s 

own home has risen to immense proportions (hence, Amazon).  From electronics and underwear 

to novelty items and even groceries, an individual can literally find everything that they require 

or need by surfing the internet from their office desktop computer or even by pecking at a tablet 
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on their own couch.  This has put many physical retail outlets in a major bind and has led to many 

store closings over the past few years (Sanburn, 2017).  Retail outlets within shopping malls and 

shopping malls in general are extremely vulnerable to this shift to e-commerce as many outlets 

in a mall setting do not furnish priority goods (such as foodstuffs and toiletries) and many 

individuals opt to purchase these non-essential goods online. Announcements of store closings 

across the nation have become commonplace and an increasing number of malls are unable to 

sustain themselves without store tenants to increase the buildings’ revenue flow.  Online 

retailers, such as Amazon, are far from oblivious to these scenarios.  In fact, this past year Amazon 

purchased the lot of the former Randall Park Mall in North Randall, Ohio with plans for converting 

it into a regional fulfillment center (Withers, 2017).  In a dramatic twist of fate, the very closing 

of these Brick-and-Mortar facilities are fueling the cycle of mortality, contributing towards the 

enhanced distribution capabilities of the very organizations that are driving them out of business.  
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In accordance with this, both sites proposed in this document are based around either currently 

dead or “one-foot-in-the-grave” nearly dead mall sites (Figure 6). 

 

Site #1: White Flint Mall, Rockville, MD 

 White flint mall is a recently closed mall located in North Bethesda, an un-incorporated 

area that is a census designated place.  It is situated on the eastern side of Rockville Pike (Hwy 

355) and is just minutes away from Interstate 270 and Interstate 495.  The mall closed in 2015 

and shortly thereafter was demolished, leaving 45 acres of open space ready to build upon.  While 

some municipal proposals are public and readily available for viewing, Montgomery County’s 

Figure 6: Candidate sites in Montgomery County 
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proposal is not public and most of the information contained within has been redacted.  

However, information regarding the site itself seems to be making the rounds through the media 

outlets.  White Flint is apparently Montgomery County’s sole site that they have proposed to 

Amazon.  All their eggs have been put into White Flint’s proverbial basket, and for good reason 

too.  In 2010, the Montgomery County Planning Commission approved an extensive urban 

development proposal known as the White Flint Sector plan.  This plan details the initiative to 

“create a thriving, diverse mixed-use center with highest intensity closest to Metro and along 

Rockville Pike” (MCPC, 2010).  It also lays out the groundwork for converting the white flint area 

into a newly created grid transportation system that will aid in pedestrian and cyclist 
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transportation and the promotion of sustainable development (Figure7).

 

Figure 7:  Conceptual sketch of the White Flint Sector Plan 

 This proposed development of the area would transform the areas into a highly urbanized core, 

which is exactly what amazon is looking at for their new corporate campus.  This could make it 

an attractive for young and talented individuals that would be willing to relocate to such a 

location.  And aside from the allocation of new talent from elsewhere, the existing demographics 

and education of the surrounding area could potentially account for more than enough to make 

up a pool of labor for Amazon.  When concerned with the D.C. area, North Bethesda/ southern 

Montgomery is nestled in a small pocket between highly affluent clusters of census tracts (Figure 
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8) located in the different areas of the D.C. Area.  Even when compared with other candidate 

locations (ie. D.C., and N. Virginia) southern Montgomery County has acquired a sort of 

centralized hub stature that could be the “meet-in-the-middle” for all the potential employees 

of the area.   This is especially true when considering the drive time rings generated (Figure 9).  

When compared with the education map, it is found that nearly all of the census tracts of with 

Figure 8:  Post-Graduate population at the census tract level with the white flint location shown in green while lake forest is 
shown in blue 
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the highest number of post graduate populations are within around a thirty minutes commute 

to white flint, which is right about at the national average commute time. 

 

Site #2: Lakeforest Mall 

 Continuing with our theme of failing physical retail centers, Lakeforest mal is a modreately 

sized shopping mall located in Gaithersburg, MD (figure 6).  It lies just to the northeast of 

Interstate 270 and is the center of a small urban center.  In August of 2017, the facility was solfd 

for a fraction of its original value at a forclosure acution, denoting serious issues (Reed, 2017).  

The mall is currently still in operation but judging by its sale at a foreclosure auction, it is just 

Figure 9: Drive time rings in increments of 10 minutes up to a maximum of 30 minutes 
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barely treading water, and a shutting down of operations would mean an available lot of around 

one-hundred and five acres, over double the size of White Flint and certianly enough space to 

fulfull Amazon’s needs.  Currently there are no sector plans for development concerning this 

area, which definitely puts it behind White Flint, however it is a likely candidate as an alternative 

to White Flint should that proposal be rejected.  It lies further away from the core of the D.C. 

area but still remaing viable when concerned with the availability of labor, due to its somewhat-

close proximity to Rockville and a single census tract with high education numbers.     

Final Disscusion and Recommendations 

 Our main objective has been to explain the why Amazon has chosen the Montgomory 

County over the other 20 cities in competition and the reason they have risen above the 

competition. Through the needs presented by Amazon’s RFP we analyzed the county and 

extracted the areas with the highest potential and were better able to survey the landscape to 

find the best fit locations for both Amazon and Invesco. Through are careful anaylises we were 

able to make several maps showing the major locations of interest for housing, office space, and 

retail. From the maps on the potential buidling area to the census tracts on population we were 

able to gain insight for the use of both Amazon and real estate. These areas are significant for 

Invesco as this is their target area for real estate use and allows them to gain some insight on 

what the areas are like.  The maps created present two possible home locations for Amazon to 

build-up their HQ2 from and presents opportunities for real estates agencies, such as Invesco, to 

procure territory in Montgomory County. From both of the Dead Malls Amazon can create their 

HQ2 and the areas surrounding are excellent for housing, additional office space, and travel. 

These results are significant in showing the ‘why’ Amazon has chosen this county and the ‘where’ 
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areas of importance for any entity interested in doing business with or around the arrival of one 

of the largest companies in North America.  

 The major areas of interest for the real estate side are not exact or definitive but highly accurate 

guesses created from an indepth analysis of the landscape. Our results can be used or interpreted 

differently based on the user and thus can be beneficial in many more ways than described in the 

report. The maps show the potenital areas of high interest or use, thus showing canidite locations 

the have differential uses.  

Had we the time or money to travel we could identify more specific locations or areas for 

housing and offices over our more generalized area buffers. We strongly recommend contacting 

brokers of the area to get accurate estimantes and to learn of the land use policies before making 

any final decision on the areas shown. We would also recommend talking with the county 

government to learn more on the areas of interest for their utilities, services, and potential 

benefits of investing in the area.  Finally we had to use data from the Maryland State Government 

over the county government due to insufficent and missing data and thus the areas could be out-

dated or distorted from reality.  
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