Project Verde

This project is related to an earlier RFI from the fall of 2008.  The project is now active again and the consultant’s client is looking to start production at a new plant beginning 3rd quarter 2011 initially with an expansion phase.  The company is primarily interested in securing quality existing buildings that are adaptable for a food processing operation. If an optimal facility is not identified with space to accommodate the building requirements, a temporary space may need to be identified in a community to begin immediate operations while a new facility is being constructed.  

Project Description:

Selected project requirements are presented below for your reference.  Information is divided into “Initial” and “Future” requirements as significant expansion is planned to occur within 5 years from start-up.  Below please find information about building and site requirements, labor, electric power usage, natural gas usage, water and sanitary sewer requirements, project investment and other critical considerations for the project.

1. Building and Site Requirements

a) The client still prefers to locate in an existing building.  An existing building previously occupied by a food processor is preferred, but an existing warehouse facility that can be retrofitted to accommodate refrigeration and freezers may also be considered.  If a suitable existing warehouse facility that can be retrofitted to accommodate refrigeration and freezers may also be considered.  If a suitable existing building cannot be located, a greenfield or remediated brownfield site will also being considered for the proposed operation.  Sale and lease options will be considered.

Required building characteristics are as follows:

	Total Square Feet
	75,000 – 125,000 SF with room to expand up to 450,000 SF

	      Production SF 
	45,000 – 75,000 SF - expand to 300,000 SF (60% of total) – expand to 300,000 SF

	      Warehouse SF
	Dry = 7,500 – 12,500 SF (10% of total) - expand to 50,000 SF

Cooler/Freezer = 10,500 – 17,500 SF (14% of total) – expand to 70,000 SF

Docks = 4,500 – 7,500 SF – (6% of total) expand to 30,000 SF

Total Warehouse Space = 22,500 – 37,500 SF (30% of total) - expand to 150,000 SF  

	      Office SF
	7,500 – 12,500 SF (10% of total) - expand to 50,000 SF  

	Site Size
	20 – 30 acres minimum, prefer rectangular configuration

	Clear Heights
	26’ minimum, 30’ preferred

	Bay Spacing
	50’ x 50’ minimum

	Crane Capacity
	n/a

	Floor Loads
	ACI Class 5 or better; floor load capacity to handle hard-tired forklift traffic

	Sprinklers
	.20 GPM per square foot, or better

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

Any interior doors should be 10’ x 12’ minimum

	Truck Docks 
	Minimum of 8 dock high doors at 9’ wide x 10’ high each, preferably at least 4 on each side of facility

	Rail Service
	Preferred - rail siding at the building or site

	Rail Docks
	Preferred, but not required

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

	Building Configuration
	Rectangle, for straight flow through is preferred

	Zoning Required
	IBC Occupancy: Factory Industrial

	Parking
	Minimum of 150 employee spaces, expand to 400 max

Minimum of 30 truck staging spaces plus expansion

Access and parking for employees should be separate from trucks

	Outdoor Storage
	Approx 10,000 SF - consisting of pallets, large equipment parts, waste handling, prefer to cover this area

	Other Requirements
	· Cast iron in-floor drain system for wash down (currently in building OR ability to install)

· Ability to install or tap into existing infrastructure for alternative energy sources, including solar power

· Building should have potential to achieve LEED status with retrofit


b) The preferred site size is a minimum of 40 to 50 acres and rectangular in configuration.  The site should be of sufficient size to support vehicle circulation including truck staging and parking, outside storage, and future plant expansion.  
c) The client would prefer to be in a food oriented industrial park area with a buffer zone removed from commercial or residential areas.

d) Site soils must support standard construction methods and not contain any toxic substances.

e) Location and geography of site should be such that does not create an atmospheric inversion layer.  Environment must be food for baking process.  Prevailing winds should also carry odors away from any nearby residential areas.
f) Approximately 25 inbound and outbound trucks per day will call on the facility.  A minimum of 30 truck staging spaces on site is required for the operation.
g) Inbound / outbound freight shipments will occur primarily between 6:00 AM to 8:00 PM.

h) An interstate highway or a quality 4-lane highway should be located within 25 miles from the recommended community and site.
i) Visibility of the building for advertising purposes is not required.
j) Properties located within the 100 or 500 year flood plain must be avoided, seismic rating of site and area must be verified.

2. Labor Requirements – Labor is an important criteria for the new facility.  Labor description and requirements are as follows:
a) The initial operation will employ approximately 289 workers.  Within 5 years this number may increase to about 770 workers.  Below is a breakdown of the expected work force: 

	Job Type
	Position
	Skill Requirement
	Hourly / Salaried Positions
	Initial

# of Jobs
	Future

# of Jobs

	Production Workers
	Production workers
	Unskilled
	Hourly
	160
	502

	
	Machine Operators
	Semi-skilled
	Hourly
	5
	10

	
	Quality Control
	Semi-skilled
	Hourly
	11
	38

	
	Sanitation
	Unskilled
	Hourly
	33
	79

	Warehouse Workers
	Forklift Operators
	Semi-skilled
	Hourly
	20
	56

	
	Facility Supervisor
	Skilled
	Salaried
	3
	3

	
	Drivers
	Semi-skilled
	Hourly
	2
	5

	
	Inventory
	Semi-skilled
	Hourly
	6
	10

	Maintenance Workers
	Electrical
	Skilled
	Hourly
	1
	2

	
	Mechanical
	Skilled
	Hourly
	21
	35

	Managers
	Plant Manager
	Skilled
	Salaried
	1
	1

	
	Quality Control
	Skilled
	Salaried
	5
	5

	
	Engineering
	Skilled
	Salaried
	2
	4

	
	Maintenance Manager/Supervisor
	Skilled
	Salaried
	3
	3

	
	Sanitation Manager/Supervisor
	Skilled
	Salaried
	3
	3

	
	Production Manager
	Skilled
	Salaried
	5
	5

	Office Workers
	Office / Clerical
	Semi-skilled
	Hourly
	5
	7

	
	HR Professionals
	Skilled
	Salaried
	2
	2

	
	Controller
	Skilled
	Salaried
	1
	1

	
	TOTAL
	--------
	------
	289
	771


b) The expected initial hiring date and date the plant will begin operation is as follows:

	Initial Hiring Date:
	May – June 2011

	Plant Operation Begin Date:
	August 2011

	Initial Operation (full employment)
	January 2012


c) The proposed operation will likely pay at the 50th percentile in respect to local wage structure for hourly workers.

d) The facility will operate 3 shifts per day, 5 days per week, with 8-hour shift schedules.  Two shifts will be in production and the third will consist of sanitation and maintenance.  Maintenance and sanitation support may be needed on weekends.  Operating conditions for the future plant may consist of 4 day, 10 hour shifts, 7 days per week with rotating shifts.      
e)  Special labor skills and/or certifications are required for some positions.  These include maintenance mechanics, electricians, plumbers, refrigeration technicians, quality control workers with food processing experience, certified forklift drivers and plant engineers.
f) Operations are labor intensive with hourly employees producing a variety of products in a production environment setting.  
g) Both hourly and salaried workforce will be offered a fringe benefit package including medical, dental, life insurance, long-term disability, vision, and retirement savings plans including 401(k) and profit sharing.  In addition, paid holidays, and paid personal time-off will also be offered.

3. Project Investment – Proposed investments are as follows:   

	Estimated Investments
	Initial
	Future*

	Land (assumes 50 acres)
	To Be Determined
	To Be Determined

	Building (150,000 to 450,000 SF )**
	$22,500,000
	$67,500,000

	Production Machinery
	30,000,000
	60,000,000

	Equipment and Supplies
	250,000
	500,000

	All Inventories
	2,000,000
	5,000,000

	Total Estimated Investments (excluding land) 
	$54,750,000
	$133,000,000


* includes the initial investment figures in the calculation

**assume 150,000 sf for initial and 450,000 sf for future building, based on estimated building costs of $150/sf, an existing building could lower these projected costs

4. State and Local Incentives

Financial assistance programs at the state, regional and local level are critical to this operation.  Expected incentives include state training funds and grants, revenue bonds and low interest financing, state corporate and local property tax abatements for real and personal property, site infrastructure and development assistance programs, waivers of any one-time utility connection, impact or system fee, special discretionary funds and free or reduced cost on industrial land.  Unique assistance or incentive programs that will set a community apart from standard or typical programs will also be pursued for this project.

5. Community Requirements

a) The recommended community should contain a population base that can provide an adequate pool of workers that meets the desired profile to supply the necessary workforce.

b) The recommended community should be within one hour’s drive of an urban population center to provide technical and industrial support services.  The larger community should also act as a regional catalyst to provide additional arts, shopping, recreational and leisure opportunities.  

c) The recommended community should be within an hour’s drive to a major interstate highway network.

d) The recommended community should be within an hour’s drive to a commercial airport with direct or one-stop service to San Francisco (SFO) and/or Oakland.

e) The recommended community should be within or in close proximity to quality housing, quality schools including public, secondary, and private schools, hospitals, shopping and recreational facilities.

f) A two year college or technical college located in the community is desired, but not required.  A four year school is also not a mandatory requirement for the recommended community but is desired nearby.

g) State and/or local technical training resources will be used to support the plant including maintenance, quality control, and operations positions.

h) The recommended community should have a green philosophy, including having recycling and other environmental protection programs in place.  In addition, the community should also have programs for composting food waste, as well as a local food bank for donations of excess product.  
i) A community with a low crime rate is required.

j) A community with local metal fabrication operations, including stainless steel, motors, metal equipment and supplies, refrigeration components, etc. is also desired.

k) Availability of refrigerated and dry truck service is required for the operation.  In addition, proximity to material handling/forklift repair services, pallet vendors, and local truck stop for fuel and driver accommodations are also desired.

l) A community with existing ammonia users (other food manufacturers, distributors, etc) and fire protection and training in place is also desired.

m) Prevailing winds in the area should be directed away from the local population center and/or any nearby residential areas.
6. Electric Power

a) Electric power requirements for the proposed operation include the following:

	Electric Power Requirements
	Initial
	Future

	Demand (kW)
	2,400 kW
	9,600 kW

	Consumption (kWh per month)
	1,000,000 kWh
	5,000,000 kWh


b) Assume a power factor of .95 – 1.0. 

c) Special power requirements include a facility that is serviced with: 480-Volt / 3-Phase / 208 Amp, as well as 120 Volt / 1 Phase surge suppression.
d) Primary service (the company will own and maintain electric transformers and equipment) is required for the operation.
7. Natural Gas

a) Natural gas is preferred type of fuel for both processing and space heating (980 to 1060 BTU value).  The proposed operation will require the following natural gas usage:

	Natural Gas Requirements
	Initial
	Future

	Volume required (therms per month)
	50,000 therms
	120,000 therms


b) Seasonal fluctuations in fuel requirement may occur, depending on environmental heating and building location.

c) A firm non-interruptible fuel source is required for the operation.

8. Municipal Water Service  

a) Water service is critical at the proposed operation, as water is an ingredient in the production of products.  In addition, water is used for cooling, cooking, and sanitation.  Municipal is preferred but quality well water sources will be considered, subject to quality standards.  

b) Water requirements for the proposed operation include the following:

	Water Requirements
	Initial
	Future

	Daily Requirement (gallons per day)
	60,000 GPD
	600,000 GPD

	Monthly Requirement (gallons per month)*
	1,380,000 
	18,000,000 

	Peak Demand (gallons per minute)
	75 GPM
	750 GPM


* Assumes 23 days per month for initial facility and 30 days per month for future facility

c) Water quality is also critical to the proposed operation.  Consultant will request water analysis reports from investigated communities and provide these reports directly to Project Verde.  
9.  Municipal Sanitary Sewer Service 

a) Municipal sanitary sewer service is critical and required at the proposed operation.  Sanitary sewer requirements for the proposed operation include the following:

	Wastewater Requirements
	Initial 
	Future 

	Daily Requirement (gallons per day)
	48,000 GPD
	450,000 GPD

	Monthly Requirement (gallons per month)*
	1,104,000
	13,500,000

	Peak Discharge (gallons per minute)
	200 GPM
	1,500 GPM


* Assumes 23 days per month for initial facility and 30 days per month for future facility

b) The ratio of process waste to domestic waste is: 97:3. 

c) Characteristics of untreated wastewater discharge include:

	Effluent Measurement
	Amount

	BOD (mg/L)
	2500 mg/L

	COD (mg/L)
	(not measured locally currently)

	TSS (mg/L)
	1000 mg/L

	pH
	4.5 – 8.0


d) Project Verde would prefer all wastewater effluents to be discharged into the municipal system.  Consultant will investigate the likelihood for effluent discharge into the municipal sanitary system and discharge limits and surcharges at the community level during the field investigation phase. 

10. Telecommunications

a. Telephone service with reliable local access and long distance service including T-1 and voice and data lines is required.  Less than 50 analog lines will be required at the facility.  Multiple bonded T-1s or MPLs (preferred) from AT&T or similar provider are also required.  In addition, 1-3 PRI lines will be required.  
b. The local area must have reliable cellular service, preferably from Verizon, AT&T, or Sprint.  Verizon service is preferred.  

c. A reasonable internet connection through cable or DSL must also be available.  

d. Satellite and microwave capabilities are not required.

11. Environmental

a) Air Emissions – Air Emissions are generated by 2 - 300 hp boilers, a 4,000,000 btu/hr cooking oven, and 2 - 150,000 btu/hr hot water heaters.  Expected emissions from the proposed facility are as follows:

	Type
	Amount

	Hydrocarbons
	None

	Sulfur Dioxide
	.027 tons per year

	Nitrogen Oxide
	1.050 tons per year

	Carbon Monoxide
	.882 tons per year

	Ozone
	(not currently reported)


b) Solid Waste – Solid waste from the facility will include wet and dry food and vegetable waste, as well as plastic, paper, cardboard, and wood waste.  The volume of waste per day will consist of 5,000 lbs of non-recyclable materials and 3,000 lbs of recyclable waste.  Project Verde expects to recycle all metal, plastic, paper, cardboard, wood, and miscellaneous food products.  

c) Noise – Noise from the facility is not expected to exceed a level of 60 decibels within 50 feet of the facility.  The recommended site or building should not be located near a residential area which may be irritated by the noise. 

d) Odor, Dust, and Smoke – Odors from the facility will consist of garlic, onions, and wastewater.  Prevailing winds should blow away from close neighbors in order to minimize any negative effects of odors emitted from facility.  Dust and smoke from the facility will be minimal, but will consist of flour dust and smoke from boilers and ovens.  No odor or dust will emit from off-site sources related to the operation.   

e) Other Environmental Factors - Anhydrous ammonia will be used in refrigeration and freezer systems in the facility.  CO2 may also be used in refrigeration.  

12. Confidentiality – Please refer to this study as Project Verde.
Request For Information:
1. Available Properties - Please provide information on available properties you wish to submit for the project: 

· Available Buildings – existing buildings that meet requirements as outlined under “Project Description” in this document.  Special attention should be given to any former food processing facilities.  Buildings that are available for lease or for sale are of interest.
Primary Search:  
· Buildings between 150,000 – 450,000 SF (note:  buildings that are less than 450,000 SF must have room to expand up to 450,000 SF)

· Food grade (former food processing) or other very clean, light manufacturing or warehouse environment 

· Stand alone building

· Available for sale or lease

Secondary Search:
· Buildings between 75,000 SF – 150,000 SF

· Food grade (former food processing) or other very clean, light manufacturing or warehouse environment

· Stand alone or multi-tenant buildings that house other food processors, light manufacturing, or warehousing operations

· Available for lease 

· Available Greenfield Sites and Remediated Brownfield Sites – available sites that are a minimum of 40 to 50 acres and meet other criteria as outlines under “Project Description” in this document.  
· Please use the Site and Building Comparative Forms attached to the email to fill in the information that Consultant needs to complete our analysis.  Also please submit any maps such as site plans, aerials, USGS topographic maps, utility line maps, neighboring property maps or locations maps that will provide additional information on the available building or site.    

2. Labor and Business Market – Please provide information on the labor and business market within the community, county or region that you are submitting for consideration, specifically:

· Local wage studies at the community, county or regional level – Please provide any wage surveys that have been conducted on a regional basis and/or by any local communities within your region.  Wages for production and distribution positions are of interest, especially for any food related production and distribution job functions.  

· List of food manufacturers in region – Please provide a list of food manufacturers within your region including, company name, production description (if available), location, year located, employee counts and if represented by an organized labor union please specify union and date organized.  
· Local labor market studies – Please provide any labor market studies that have been conducted for your area as well as any other workforce information including demographics.

3. Estimated Utility Costs:  Please provide estimated itemized monthly utility costs (electric, natural gas, water and sanitary sewer) based on the estimated usage for the initial and future operations.  Please incorporate all estimated utility bills on letterhead and have them confirm that they can supply the necessary utility needs for the initial and future operations.  It will also be necessary for contact person to have a copy of the site / building comparative form and complete all pertinent information relating to the utility they are representing.  This information should be incorporated into their letter.  Also please include the contact information for each person providing the estimated cost information.  In addition it is important to quantify any one-time utility cost (such as impact, connection, start-up, line extension, upgrade fee) to provide the necessary utility service to serve the site.  Also please confirm in writing that the local sanitary sewer provider has the excess capacity to handle the proposed effluent discharge characteristics (i.e. BOD, TSS) stated earlier in the RFI and can be discharged directly without pretreatment into the municipal sewer system.  If a surcharge is necessary please calculate the cost on a monthly basis and incorporate into the estimated sanitary sewer bill.     
4. Taxes:  Please provide the most recent effective property tax rates per $1,000 for all properties submitted for:
	· Land
	· inventories:

	· building
	raw materials

	· production machinery
	goods-in-process

	· equipment and supplies
	finished goods


5. Development and Financial Incentives at the State and Local Level:  Financial assistance programs at the state, regional and local level are critical to this operation.  Expected incentives include state training funds, state corporate and local property tax abatements for real and personal property, site infrastructure and development assistance programs, waivers of any one-time utility connection, impact or system fee, special discretionary funds and free or reduced cost on industrial land.  Unique assistance or incentive programs are sought after and will aggressively be pursued for this project.  Please begin to document state, regional and local incentive programs than could be available to this project based on employment and investment levels.  
