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INTRODUCTION
Have you ever tried to imagine what work will be like in 2020? It’s 

not easy, but that is exactly what CoreNet Global’s Corporate Real 

Estate 2020 initiative is all about – envisioning the future of corporate 

real estate (CRE) and the workplace. Corporate Real Estate 2020 is a 

research and leadership development program designed and managed 

by CoreNet Global members to address the business environment of 

the future and to collect and distribute best practices, tools and studies 

to meet future business needs effectively. A follow up to Corporate 

Real Estate 2000 and CoRE 2010, Corporate Real Estate 2020 brings 

together more than 280 of the industry’s most thought-provoking and 

leading minds, as well as several other professionals from areas out-

side the CRE realm. 

Given today’s climate of protracted economic uncertainty, forecasting 

has never been more challenging. Predictive modeling is often an in-

exact science, yet considering the outcomes of many of the forecasts 

CoreNet Global has made in previous renditions, it can prove to be an 

effective tool for setting expectations. Volatility withstanding, compa-

nies, industries, professions and other types of networks need to set 

a baseline to gauge and anticipate change as best as current indicators 

and history allow. 

This report explores the major trends discovered and studied by the 

Location Strategy and the Role of Place team to aid corporate real 

estate executives and professionals in becoming the most effective 

leaders in an increasingly complex business environment.

Corporate Real Estate 
2020 has brought 
together more than

of the industry’s most 
thought-provoking 
and leading minds.

I.
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Corporate Real Estate 2020 began in August 

2011 and continued through May 2012. The 

program was launched at the AT&T headquarters 

in Dallas, where a group of more than 70 senior 

thought leaders convened to discuss the business 

environment in the year 2020 and create an overall 

vision of the future and what the impact on CRE will 

be. From this discussion, it was concluded that the 

research would be carried out by breaking down the 

profession into eight dimensions unique to CRE.

Following the official launch meeting in Dallas, 

each of the eight teams was tasked with defining 

its goals and predictions. Using the overall vision of 

the world in 2020 and its impact on CRE as context, 

each team created a set of Bold Statements. 

The Bold Statements were developed, evaluated 

and finalized throughout the first months of the 

project using recent research findings from a variety 

of resources and topic-specific group discussions. 

The statements, a prediction of where a typical 

CoreNet Global member firm would stand in 2020, 

were based on what the teams “thought” would 

happen, not what they “wanted” to happen, 

reflecting varying degrees of forward thinking.

The predictions were also presented at the CoreNet 

Global Paris, Atlanta and Singapore Summits, where 

members from the across the globe were given a 

chance to provide feedback on the Bold Statements. 

These predictions served as the research questions 

to be validated based on in-depth qualitative 

interviews with CRE leaders and topical content 

experts plus a quantitative survey of CoreNet 

Global’s end-user members across the world. 

Throughout the process, leading organizations and 

industry experts were identified for interviews and 

further research. Telephone and in-person interviews 

that followed a structured interview guide (Appendix 

C) were documented and analyzed for patterns to help 

the teams understand the current views and future 

perspectives of these business leaders. In addition, 

case-study materials were solicited as part of the 

interview process, and some of those real-world 

examples have been incorporated into this report. The 

research teams also used articles, books and reports 

to ground the theories and compare results. 

RESEARCH METHODOLOGYII.
EIGHT RESEARCH AREAS

Enterprise
Leadership

Service 
Delivery & 
Outsourcing

Sustainability
Location 
Strategy & the 
Role of Place

Technology 
Tools

Partnering 
with Key 
Support 
Functions

Workplace
Portfolio 
Optimization 
& Asset 
Management

Using the overall vision 
of the world in 2020 
and its impact on CRE 
as context, each team 
created a set of Bold 
Statements.



CORPORATE REAL ESTATE 2020 FINAL REPORT: LOCATION STRATEGY AND THE ROLE OF PLACE

6

Interview insights, materials and Summit feedback 

were synthesized on a number of levels. The research 

team met regularly to review the materials collected to 

determine emerging viewpoints and implications. 

The following diagram illustrates the research timeline/

process. Appendices B and E list the Location 

Strategy and the Role of Place team members and 

organizations interviewed.

FIGURE I.I  |  KEY STEPS IN RESEARCH PROCESS

RESEARCH METHODOLOGYII.
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Findings and Implications

Location Strategy and the Role of Place is one of eight work 

streams that comprise CoreNet Global’s Corporate Real Estate 

2020 research initiative. The Location Strategy research team was 

charged with describing emerging best practices for planning and 

executing global location strategies. Our main objectives for this report 

are to:

•	 Explore the mega business trends and their impact on corporate 

location strategy.

•	 Highlight future issues, challenges and opportunities shaping 

decisions of where to place corporate facilities.

•	 Impart knowledge for corporate real estate (CRE) executives and 

service providers to optimally serve corporations in the design/

execution of geographic deployment strategy.

Ultimately, this report addresses the current and future roles of 

CRE professionals in shaping successful strategies for multinational 

corporations (MNCs). Although the primary focus of this report is to 

explore solutions for large corporations and multinational enterprises, 

the results also provide insight to regional companies, as well as the 

communities that are working to attract business investment and growth.

The report analyzes six key “bold statements” that are likely to 

influence CRE strategies in 2020.

1. There will be a re-emergence of manufacturing in the developed 

countries with smaller regional facilities.

2. Supply chain/logistics, including business continuity and disaster 

risk, will exert a dominant influence over industrial location 

strategy.

3. Skilled/technical labor shortages will curtail quality job growth in 

many countries and locales.

4. South America and Africa will be the new hotspots for BPO and 

manufacturing activity.

5. Alternate Workplace Strategies (AWS) such as the virtual office 

will play a conspicuous role in some sectors, but physical place will 

predominate when we consider the totality of corporate real estate.

III. EXECUTIVE SUMMARY

Although the primary 
focus of this report is 
to explore solutions 
for large corporations 
and multinational 
enterprises, the 
results also provide 
insight to regional 
companies, as well as 
the communities that 
are working to attract 
business investment 
and growth.
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III. EXECUTIVE SUMMARY
6. All states and competitive communities will have green sustainable 

agendas, policies and strategies to compete for investment and talent

The bold statements that received the strongest support from CRE 

executives interviewed by CoreNet Global are:

•	 There will be a notable manufacturing renaissance in the U.S. 

and several other developed countries, especially those that have 

redressed labor regulations. 

•	 Supply chain optimization/balance and business disruption risk will 

spur more regional manufacturing.

•	 Alternative work force strategies will not cover a wide swath of total 

employment as physical space will continue to be important for 

most companies.

There was moderate support for the two bold statements relating to 

global labor shortages and the importance for communities to adopt 

green/sustainable policies to attract business growth. Although most 

agree that there will be global labor shortages related to skilled trades, 

views are mixed regarding labor shortages related to other skillsets, such 

as engineers and scientists. What is clear is that the availability of labor 

will play a bigger role in driving location decisions for MNCs in 2020.

Companies acknowledge that green/sustainable policies will be 

increasingly important in 2020, but opinions were mixed as to how 

much influence sustainability will carry in future location decisions. For 

example, sustainability is a bigger priority among high-tech firms, such 

as an Apple or a Google, because of the types of workers those firms 

are trying to attract, while green/sustainability is not as essential for the 

typical branch plant operation.

Opinions are split when it comes to identifying emerging hot spots. 

Although there was broad agreement on South America as a hot spot, 

MNCs remain wary of the risks and numerous hurdles to expansion in 

Africa. In addition, although it was not addressed in the bold statements, 

many interviewees believe that lower cost Asia and Central/Eastern 

Europe (CEE) will represent key markets for expansion in 2020. 

Some of the key findings discussed in the Location Strategy and Role 

of Place report are highlighted below and also are discussed in further 

detail in subsequent chapters. 
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Manufacturing Returns to Developed Nations

Developed countries are experiencing a rebound in domestic 

manufacturing that will continue to gain momentum in 2020. That 

resurgence is most apparent in the U.S., but also is occurring in other 

developed countries such as Germany and the U.K. The rebirth of 

domestic manufacturing moves counter to the wave of offshoring that 

has been rampant in recent decades. 

Manufacturers are beginning to recognize that many of the variables 

that go into location analysis, such as transportation and labor costs, 

have changed dramatically in recent years - eroding the clear cost 

advantages that once existed for offshore locations. 

The shrinking cost arbitrage for offshoring and higher productivity in 

developed nations are fueling the shift to “reshore” manufacturing. 

Other benefits to re-shoring also include:

•	 Locating in large, affluent, stable markets

•	 Maximizing quality and minimizing product defects

•	 Cost advantages of a more balanced supply chain

•	 Shorter order lead and product delivery times

•	 Lower inventory carrying cost

•	 Presence of efficient/moderate cost suppliers/outsourcers (in U.S. 

and other developed countries)

•	 Brand benefits to buy “local”

Rebalancing Supply Chains

Companies are striving to achieve a better geographic balance in 

the global real estate footprint. That balance is particularly important 

as companies work to eliminate the costs and risks of a long, 

complicated supply chain. Another driving factor behind this trend is a 

desire for MNCs to locate facilities closer to customer demand. That 

is fueling a major shift for firms based in developed countries to both 

“reshore” and/or “nearshore” facilities in lower-cost countries. 

The focus on locating near existing customers will fuel the previously 

noted trend of re-shoring in developed countries. It also will encourage 

Developed countries 
are experiencing a 
rebound in domestic 
manufacturing that 
will continue to gain 
momentum in 2020.

III. EXECUTIVE SUMMARY
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companies to pursue lower cost “nearshore” options that exist in 

developing countries and emerging markets closer to home. Regional 

hubs will proliferate as a means to expand in existing and new 

markets. As companies continue to strive to balance those supply 

chains, priorities in determining the best location choices include:

•	 Adequate infrastructure (e.g., roads, ports, electric power, mass 

transit, sites with all utilities in place, water availability) will be 

important for all sectors especially manufacturing, distribution 

and R&D.

•	 Supply chain cost/risk will be overriding concerns for 

manufacturing and distribution.

•	 Customer access/service/delivery times will be key for 

distribution and most manufacturing industries. 

•	 Presence of other similar companies and support networks will 

be a prime factor for a number of manufacturing segments (e.g., 

biotech) and nearly all R&D. 

Spot Labor Shortages Could Threaten Locations

Labor shortages could stall future economic growth in many 

locations and also play a more prominent role in steering future 

location decisions in 2020. Labor shortages are not expected 

to be widespread across the globe. However, spot shortages in 

particular skills and geographic regions will continue to materialize. 

A shortage of skilled labor is already emerging in countries such as 

China, India, Mexico and Indonesia where both management and 

technical skills are lacking. Locating near labor will be important 

across the board for distribution, manufacturing, headquarters and 

especially for R&D and back office. R&D centers will actually go 

to all corners of the globe to recruit the best/brightest talent. CRE 

executives need to choose locations where the initial labor markets 

will remain intact over the long haul.

III. EXECUTIVE SUMMARY

Locating near labor 
will be important 
across the board 
for distribution, 
manufacturing, 
headquarters and 
especially for R&D and 
back office.
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Identifying Hotspots for Growth

The shift to rebalance supply chains and adopt more regional location 

strategies will heavily influence location decisions in the future.  

MNCs are looking at the lower-cost countries both as a means to 

reduce costs and tap new markets for sales growth. Countries 

increasingly on the radar for MNCs in Asia beyond China and India 

include Cambodia, Laos, Malaysia and Vietnam. Brazil has been a 

leader in Latin America, but countries such as Argentina, Chile and 

Uruguay are gaining ground. MNCs also are watching less developed 

Central and Eastern European countries such as Croatia, Macedonia, 

Turkey and Ukraine. 

Virtual Office Won’t Trump the Physical Workplace

Technology is clearly changing the way companies work. The wired 

— and wireless — world continues to shine a spotlight on alternative 

workplace strategies such as telecommuting, hoteling and other 

flexible workspace options. Yet, while the virtual office will gain 

ground in the coming years, the brick-and-mortar space will continue 

to be essential for companies.

Most people want to come together to work each day, and the 

recognition that work does have a strong social component to 

it will continue in 2020. Physical space will still be important for 

collaborative activity, corporate branding, and for all the activities for 

which alternative work locations do not suffice. That said, the form 

and function of real estate is continuing to evolve. 

Companies are facing more pressure to improve efficiencies and cut 

costs, which will have an impact on the physical footprint. Another 

recurring theme across property types from manufacturing to 

headquarters will be striving for flexibility that will allow companies 

to change as needs change, use space efficiently and not be stuck 

with outdated legacy properties. 

III. EXECUTIVE SUMMARY
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Sustainability

It will be increasingly important for communities to have green/

sustainable agendas, policies and strategies in place to compete for 

a talented work force and business investment. The vast majority 

of companies want to be in physical locations that are green/

sustainable. Companies want that as part of their image, and as 

a means to enhance their ability to recruit and retain workers. 

Sustainability will be a bigger priority, especially for those companies 

that need to attract Gen Y talent.

Ultimately, the Location Strategies and Role of Place report highlights 

the changing role of the CRE team in 2020. The shifting global 

landscape magnifies the need for CRE executives to sharpen their 

skillset, utilize technology and work collaboratively with the executive 

team to develop effective and efficient location strategies. Those 

strategies will need to anticipate market shifts, mitigate a variety 

of risks, and also be flexible enough to adapt to change in the 

increasingly complex global environment. 

III. EXECUTIVE SUMMARY

The shifting global 
landscape magnifies 
the need for CRE 
executives to sharpen 
their skillset, utilize 
technology and work 
collaboratively with 
the executive team 
to develop effective 
and efficient location 
strategies.
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Developed Countries Welcome Return 
of Manufacturing

Developed countries are experiencing a rebound in 

their domestic manufacturing that will continue to 

gain momentum in 2020. Companies are choosing 

to expand manufacturing in their home countries and 

even “reshore” manufacturing functions from offshore 

locations. According to results of the CoreNet Global 

Corporate Real Estate 2020 End-User Survey1 (refer 

to figure 4.1), nearly half of corporate real estate (CRE) 

executives, 51 percent, said they agree or strongly 

agree that there will be such a rebound, while 40 

percent were neutral and nine percent did not agree.

The rebirth of domestic manufacturing moves 

counter to the wave of offshoring that has been 

the norm in recent decades. Now manufacturers 

are bringing operations back onshore, as well 

as “nearshore,” as a strategic move to shrink 

the supply chain and be closer to the domestic 

customer. Although there are several factors 

driving this trend, the dominant influence is simple 

economics. Companies are recalculating the costs 

associated with offshoring. The shrinking cost 

advantage associated with some offshore locations 

is encouraging companies to even consider using 

onshore facilities to support export functions.

“The labor cost arbitrage will likely diminish as 

a primary strategic driver as urbanization and 

industrialization trends in developing nations run 

their course,” says Chris Horblit, President of 

Fidelity Real Estate Company. “This, combined 

with ongoing security and quality concerns, as well as 

rising costs to transport goods and people, may well 

spark a marked turn to nearshoring by 2020.”

The manufacturing renaissance that is occurring can 

be further split into three distinct categories:

1. Domestic manufacturing expansion is being fueled 

by re-shoring or bringing manufacturing facilities 

back from global locations such as China or India.

2. Companies that are candidates to go offshore, and 

perhaps historically would have, are choosing to 

build onshore. 

There will be a 
re-emergence of 
manufacturing in the 
developed countries 
with smaller regional 
facilities.

IV.

1. The CoreNet Global Corporate Real Estate 2020 End-User Survey polled corporate real estate executives from multinational corporations.

FIGURE 4.1  |  Bold Statement 1 End-User Survey Results1

BOLD STATEMENT 1
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3. This re-shoring trend also encompasses foreign 

companies that have key operations in those 

developed nations and are choosing to further 

expand in those countries. 

That return of manufacturing is more pronounced in 

the U.S. with products ranging from GE appliances 

to Coleman coolers once again being made in 

the U.S. Western European countries continue 

to face significant hurdles to manufacturing 

growth, such as business regulations and high 

labor costs. Germany and the U.K. are the most 

likely candidates to emerge as leaders in that 

manufacturing renaissance among European 

countries. In fact, strong German exports, 

especially to China, and Germany’s solid foundation 

of medium-sized exporting firms has played a 

key role in that country’s rebound from the global 

recession.2 Canada is also working to strengthen 

its manufacturing base, particularly in key industry 

clusters such as aerospace and automotive.

Manufacturing Expansion Proliferates 
in Developed Countries 

Emblematic of the manufacturing renaissance 

in several developed countries is expansion of 

existing industrial companies (both domestic and 

foreign), some of which historically might have 

been sited offshore. See examples of on-shore 

manufacturing expansion (denotes historically an 

offshore candidate) in Figure 4.4.

Reverse investment or foreign corporations 

placing new manufacturing plants in another 

country has been a staple of industrial growth (e.g. 

German companies to the U.S. and vice versa).A 

recent trend has seen companies from emerging 

economies, such as BRIC, establishing production 

(or service) operations in developed countries. This 

again showcases the underlying strength of these 

nations as global manufacturing power houses. 

A chart illustrating BRIC investment in developed 

nations is shown below (includes a few BPO 

examples as well).

U.S. Leads the Way in Re-Shoring 

Whoever thought that Frisbees™ would once again 

be made in the U.S.? But, that is exactly what is 

happening. After years of seeing its manufacturing 

jobs move offshore to low-cost countries such as 

BOLD STATEMENT 1IV.

2
  

 Across the Pond, “Labor & the German Economy’s Rebound,” February, 2, 2011, Indiana University West European Studies

FIGURE 4.2  |  BRIC Investment in Developed Countries 

COMPANY ORIGIN PRODUCTS LOCATION

Braskem Brazil Chemicals Freeport, Texas

Embraer Brazil Aerospace Melbourne, Florida

Changan China
Auto Testing / 
Simulation

Plymouth, Michigan

Golden 
Dragon

China Copper Tubing Thomasville, Alabama

Ratco China
All-Terrain 
Vehicles

Lincolnton, North 
Carolina

Unicite China Plastic Firm
Laurens County, South 
Carolina

Infosys India IT Center
Atlanta, Georgia

Brno (Czech Rep.) & 
Lodz, Poland

Jubilant 
Organosys

India Free Chemicals
New Haven, 
Connecticut

TATA India IT Center
Cincinnati, Ohio

Budapest, Hungary

Welspun 
Gujarat

India Piping Little Rock, Arkansas

Workhardt India Pharmaceuticals Morton Grove, Illinois

Wipro India IT Center
Dallas, Texas

Aberdeen, Scotland

Evraz Russia Steel Portland, Oregon

Severstal Russia Steel Portland, Oregon

Source: Secondary research conducted by Location Strategy Team

http://iuwest.wordpress.com/2011/02/10/labor-amd-germany-economys-rebound/.
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China, Mexico and India, the U.S. is now seeing 

a resurgence in manufacturing expansion. In fact, 

growing manufacturing exports is one of the bright 

spots in America’s still hefty trade deficit. The 

export of goods rose from $1.28 trillion (USD) in 

20103 to $1.50 trillion in 2011, according to the U.S. 

Commerce Department.4 In addition, the Obama 

administration introduced a National Export Initiative 

that has the lofty goal of doubling U.S. exports by 

the end of 2014.5

It may be too soon to determine how widespread 

this re-shoring trend will be across the U.S. What 

is notable is that there is a noticeable shift across 

a broad spectrum of industries from precision 

plastics to high-end apparel. Ford Motor Company, 

for example, plans to bring up to 2,000 jobs back 

to the U.S. in the wake of a favorable agreement 

with the United Auto Workers that allows the 

company to hire new workers at $14 per hour.6  

The automaker could add 12,000 hourly jobs in 

its U.S. manufacturing facilities by 2015, including 

moving work to its U.S. manufacturing facilities 

from Mexico, China and Japan. 

One factor that has enabled this re-shoring 

phenomenon is companies that are relying 

more on technology and automated production 

processes to reduce labor content and boost 

productivity. Case in point is that while production 

is on the rise, some studies predict that 

manufacturing jobs will actually shrink. Scholars at 

the Georgetown University Center on Education & 

the Work force expect a marginal shrinking in U.S. 

manufacturing jobs from 13.6 million jobs in 2008 

to 13 million in 2018.7 

Another key driver is the fact that both 

transportation and labor costs associated with 

offshoring are rising and chipping away at the cost 

advantage associated with offshoring facilities. 

According to IHS Global Insight, shipping costs 

have gone up by 71 percent because of higher oil 

prices in the past four years alone.8  In addition, 

the cost advantages of offshoring to low-cost 

countries such as China and India are shrinking as 

those economies continue to develop, with both 

3      Floyd Norris, “As US Exports Soar, it’s not all Soybeans,” New York Times, February 11, 2011 
4      Lam Vo, “What America sells to the World, NPR, March 14, 2012
5       US Department of Commerce – International Trade Administration 
6-7   Chris Farrell, “Hope for American Manufacturing—Maybe Jobs,” Bloomberg Businessweek, October 14, 2011

BOLD STATEMENT 1IV.
FIGURE 4.3  |  U.S. Companies move production back from
China to the U.S., comprising a nascent nearshoring trend:

The Coleman Company is moving production of 

its 16-quart wheeled plastic cooler from China to 

Wichita, Kansas.

Sleek Audio has moved production of its high-end 

headphones from Chinese suppliers to its plant 

in Manatee County, Florida, partially because of 

unacceptable defect rates, inflexibility of production 

volumes/schedules and rising costs in China.  

Pearless Industries will consolidate all 

manufacturing of audio-visual mounting systems 

in Illinois, moving work from China to achieve cost 

efficiencies, shorter lead times and local control 

over the manufacturing process.

NCR decided to move production of its ATMs from 

overseas factories to Columbus, Georgia, creating 

some 870 jobs and has benefitted from having 

production close to their Corporate Headquarters.

Source: Secondary research conducted by Location Strategy Team

http://trade.gov/nei/
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wages and cost of living inching higher.  

The rise in Chinese labor costs could be a further 

boon for U.S.-based manufacturing. Labor costs 

have been rising dramatically in China — a major 

competitor for U.S. manufacturing operations. For 

example, Southern China is at the point where it 

is at 20 percent of U.S. labor costs. On labor costs 

alone that still represents a significant advantage. 

However, when you factor in other costs, such as 

shipping in a long supply line, long lead times on 

orders and inventory carrying costs — all of those 

factors add up to a much smaller pricing gap. A 

Boston Consulting Group report indicates that 

within five years, the total cost of production for 

many products made in the U.S. will only be about 

10 to 15 percent less in Chinese coastal cities than 

in some parts of the U.S., such as South Carolina, 

Alabama and Tennessee.9 

In addition, manufacturing isn’t the only sector to 

experience re-shoring. Some offshore call centers, 

such as locations in India, also have returned to 

the U.S. because of language and cost issues.

Why Re-Shoring Emerges

Manufacturers are beginning to recognize that many 

of the variables that go into location analysis, such 

as transportation, labor and currency costs have 

changed dramatically in recent years, eroding the 

clear cost advantages that once existed. Although 

a shrinking cost arbitrage for offshoring, coupled 

with higher productivity in developed nations, have 

carried significant influence in the shift to re-shoring 

manufacturing, those decisions also are fueled by a 

myriad of factors.

•	 GE reshored production of energy-efficient 

water heaters to its Appliance Park, Louisville, 

Kentucky (first new manufacturing operation in 

the Park since 1957).

•	 Farouk Systems spent millions of U.S. dollars 

each year combatting knockoffs and hence 

8    Carl Doerksen, “U.S. Manufacturing Enjoying Rebith and Renewal,” The Private Business Owner, July 20, 2011
9     “Made in America, Again: Why Manufacturing Will Return to the U.S.” Boston Consulting Group (August 2011)

BOLD STATEMENT 1IV.
FIGURE 4.4  |  Existing Manufacturing In Developed Countries

COMPANY PRODUCTS LOCATION

Agro Farma Greek Yogurt Twin Falls, Idaho

Ashland
Specialty 
Chemicals

Hopewell, Virginia

Carpenter Technologies Alloy Athens, Alabama

Chromalox
Energy Efficiency 
Products

Lavergne, Texas

GA Chopsticks
Disposable 
Chopsticks

Americus, Georgia

Horsehead Specialty Zinc
Forest City, North 
Carolina

Ikea Home Furnishings Danville, Virginia

ITT Exellis
Composite 
Materials

Jordan, Utah

Medimmune Bio R&D Cambridge, England

Novartis Vaccines
Holly Springs, North 
Carolina

Party Life Candles Barrow, England

Pfizer Pharmaceuticals Southern Germany

Procter and 
Gamble 

Home & Personal 
Products

Box Elder County, 
Virginia

Rolls Royce
Aerospace

Marine Equipment

Prince George County, 
Virginia

Ulsteinvik, Norway

Shaeffler Aerospace parts Plymouth, England

Shell Petrochemical Western Pennsylvania

Soy Labs Soy Products Mexico, Missouri

Source: Secondary research conducted by Location Strategy Team
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moved manufacturing of hair care products back 

to Houston.10

•	 Carlisle relocated specialty tire products from 

China to Tennessee, reflecting efficiency of U.S. 

operations, cost compression (U.S./China) and a 

less complex supply chain.11

In Europe there has not been as much of a re-

shoring trend from China to Western Europe. But 

again reflecting cost compression and supply chain 

issues some companies have moved production 

from Asia to Central/Eastern Europe. 

•	 Barbara Bui (designer clothing) to Hungary, 

Bulgaria, Romania, & Turkey

•	 Etarm (ready-to-wear apparel) to Portugal, 

Greece, Turkey

•	 LaPerla (lingerie) to Portugal & Turkey12 

BPO Re-Shoring

There has also been a degree of re-shoring in the 

BPO sector. This has meant mostly customer service 

being moved from India to the US and to a lesser 

degree to Western Europe. The principal driver has 

been service quality/customer satisfaction. According 

to secondary research conducted by the Location 

Strategy team, re-shoring, while not a major trend, will 

continue to grow, as shown by the examples below: 

•	 Expedia (Southeast Ohio)

•	 Carbonite (Lewiston, Maine)

•	 Dell (Nashville, Tennessee)

•	 Home Depot (Atlanta, Georgia)

•	 Source Bits (IT to San Francisco, California)

•	 Santander (Glasgow, Leicester, Liverpool, United 

Kingdom)

•	 United Utilities (Philippines to Warrington & 

Whitehaven, N.E. England)

•	 Power Gen (Bolton & Nottingham, United 

Kingdom)

•	 Aviva (Norwich, England) 

Some of the top benefits of re-shoring include:

•	 Greater worker productivity

•	 Maximizing quality and minimizing product defects

•	 Cost advantages of a more balanced supply chain

•	 Shorter order lead and product delivery times

•	 Lower inventory carrying cost

•	 Presence of efficient/moderate cost suppliers/

outsourcers (in U.S. and other developed 

countries)

•	 Brand benefits to “buy American” or buy “local”

•	 Competitive advantages from smaller 

communities in those home countries as it relates 

to costs, labor and infrastructure.

10   Paul Davidson, “Some Manufacturing Heads back to USA,” USA Today, August 6, 2010
11   Kate Linebaugh and James R. Hagerty, “US Market Shines Brighter,” Wall Street Journal (online), February 8, 2012
12   Textile and Apparel Weekly, March 30, 2012
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In addition, locating manufacturing and supply 

functions offshore away from customer demand 

has the potential to produce negative effects on 

competitive advantage and business growth. A 

2011 survey conducted by Accenture that polled 

executives at 287 manufacturing companies 

found that nearly half of respondents, 49 percent, 

encountered problems with cycle or delivery 

time, and 46 percent experienced product quality 

concerns as a result of offshored manufacturing 

and supply operations.13

Some of the negatives associated with offshoring 

include:

•	 Risks associated with long, complex supply 

chains

•	 Human rights/worker abuses and impact on 

company reputation

•	 Patent infringement/counterfeit goods

•	 Product quality/defects

•	 Rising transportation costs

•	 Rising wages in many developing countries 

including China

Manufacturing at home avoids a growing problem 

for major corporations operating in China and 

other developing markets — the lack of protection 

of intellectual property. Top executives from 

companies including GE, Microsoft, Kawasaki 

Heavy Industries, BASF and Siemens are among 

those firms that have criticized China for not 

safeguarding foreign companies’ proprietary 

information, a failure that has cost these 

companies billions of dollars. The American 

Chamber of Commerce in China recently found 

that 85 percent of its members rate China’s 

enforcement of intellectual property rights as 

ineffective.14

Undoubtedly, this remains a global economy and 

there is going to be a continuing need to locate 

facilities offshore. However, re-shoring is simply 

not practical for every product or every industry. 

Products that demand high volume, low-cost 

production because of competitive pressures 

will continue to gravitate to offshore production 

facilities. Some of the sectors that are most likely 

to be excluded from this trend include software, 

electronics and pharmaceuticals. However, for 

many other industries, research indicates that the 

re-shoring trend will gain ground as we march 

toward 2020.

13  “Manufacturing’s Secret Shift: Gaining Competitive Advantage by Getting Closer to the Customer,” Accenture (2011)
14   Daniel Michaels Alesund, “Rolls-Royce Powers Ahead in High Wage Countries,” Wall Street Journal, October, 20, 2011.
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Rebalancing the Supply Chain

Most supply-chain strategies have been engineered 

to manage stable, high-volume production by 

capitalizing on the low-cost labor available in China 

and other countries. Cost reduction, risk minimization 

and geographic balance remain as top priorities for 

creating effective and efficient supply chains. Yet 

the strategies that shape those supply chains are 

changing because of a myriad of factors, such as 

higher transportation costs. 

Some of the main drivers for change in the supply 

chain will be: the focus on locating closer to 

customers, better managing costs and mitigating 

risks. According to the Accenture survey, slightly 

more than half of respondents, 54 percent, plan to 

improve existing supply networks in light of changing 

costs and competitive pressures, while 37 percent 

said they were shifting their networks to better align 

with the customer base.15 

A McKinsey Quarterly report contends that many 

well-engineered supply chains are inadequate for 

dealing with an altered business landscape filled with 

significant uncertainty and complexity.16 Among the 

factors most affecting supply chain continuity are:

•	 Rise of emerging markets that tend to be less 

stable

•	 Voracious appetite of China and other developing 

countries for consuming raw materials

•	 Stability of the global financial system

•	 Far flung suppliers and customers with increased 

economic globalization

The broader implication for the corporate real estate 

(CRE) team is that it has to be much more cognizant 

of supply-chain dynamics. CRE executives need 

to look at the entire portfolio, not just from a real 

estate standpoint but also in terms of total cost 

for the end product or service, logistics and risk. 

Where are the weak points, the strong points and 

how does the company achieve greater geographic 

balance in the supply-chain. Logistics are an 

important part of the holistic view, but logistics 

can’t drive everything. The physical location of the 

customer will play a more prominent role in how 

those location strategies are crafted.

Supply chain/logistics 
including business 
continuity and disaster 
risk will exert a 
dominant influence 
over industrial location 
strategy. 

15   “Manufacturing’s Secret Shift: Gaining Competitive Advantage by Getting Closer to the Customer,” Accenture (2011)
16   “Building the Supply Chain of the Future,” McKinsey Quarterly (January 2011).
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Regional Manufacturing and 
“Nearshoring”

CRE teams are rebalancing supply-chains to create 

efficiencies, better manage costs, mitigate risk 

and reduce shipping time. The solution for many 

firms is to create greater geographic balance, 

including more regional operating hubs. Such 

regional strategies are one of the factors driving 

the re-shoring phenomenon that was discussed 

in Bold Statement 1, as well as the related shift in 

“nearshoring” facilities. 

Simply put, nearshoring refers to locating facilities in 

lower-cost countries closer to home. In the U.S., for 

example, companies are nearshoring in countries 

such as Mexico, Costa Rica and Brazil rather than 

going across the globe to China, India or Vietnam. 

In many cases, nearshoring has comparable 

advantages to offshore locations, such as lower 

costs for labor, raw materials and real estate. One 

key distinction is a tighter supply-chain from a 

logistics perspective. “10 to 20 years back, the 

main issue would have been the labor pool. Today, 

there is labor available around the world, and there 

are some good skills available. Now the go-to place 

is going to be where the logistics are better, says 

an interviewee based in the Asia-Pacific region. 

Nearshore locations also have added benefits 

in terms of less time and money spent traveling 

to these nearshore destinations as well as more 

compatible time zones. 

Companies are already putting those nearshoring 

strategies in play with numerous examples 

around the globe. In Asia, rising costs in China are 

prompting multinational corporations to spread 

out to lower-cost countries such as Vietnam, 

Cambodia, Laos and Thailand. European companies 

are expanding into CEE countries such as Albania, 

BOLD STATEMENT 2IV.

COMPANY HQ 
COUNTRY INDUSTRY NEARSHORE

COUNTRY

BYD China Autos Malaysia

Geely China Autos Indonesia

Mazhongdu & 
Hainen Baisha

China Rubber Products Indonesia

PT Guandong China Medicinals Indonesia

Sinochcem China Chemicals Thailand

Henkel Germany Cleaning Products Serbia

Ixetic Germany Auto Parts Bulgaria

Knauf Germany Bldg. Materials Croatia

Siemens Germany
IT

Power Plant Equipment
Russia

Yue Yuen
Hong Kong/
China

Shoes Vietnam

Dabur India Beverages Sri Lanka

Nat’l Aluminum 
(Nalco)

India Smelter Indonesia

TATA India Power Equipment Bhutan

Canon Japan Electronics Thailand

Nissan Japan Autos Indonesia

Akzo Nobel Netherlands Powder Coatings Turkey

Oerlemans Netherlands Food Products Hungary

Royal Philips 
Electronics

Netherlands Electronics Hungary

LG Electronics South Korea Electronics India

GlaxoSmithKline U.K. Pharmaceuticals Poland

GKN U.K. Auto Components Turkey

Mtel / Vodafone U.K. Customer Service Bulgaria

Tate and Lyle U.K. Shared Services Poland

Unilever U.K. Ice Cream Russia

ACS U.S. Customer Services Brazil

Boston Scientific U.S. Medical Instruments Costa Rica

Citigroup U.S. Shared Services Chile

Dole U.S. Shared Services Costa Rica

Ford U.S. Autos Mexico

FMC U.S. Specialty Chemicals Argentina

Honeywell U.S. Aerospace Mexico

HP U.S. Software Argentina

IBM U.S. Software Brazil

Intel U.S. Design Argentina

Massey 
Ferguson

U.S. Tractors Brazil

Oxy U.S. Tractors Chile

Sitel U.S. Customer Services Nicaragua

Sykes U.S. Customer Services El Salvador 

Source: Secondary research conducted by Location Strategy Team

FIGURE 4.6  |  Global Companies Embrace Nearshoring
Numerous Asian, European, and US firms have adopted nearshore 
deployment strategies as a means to reduce transportation costs, mitigate 
risk and locate closer to customers. Figure 4.6 includes BPO examples, in 
addition to manufacturing examples.
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Bosnia, Croatia, Moldova and Ukraine. North 

America, the U.S. and Canada are targeting new 

markets in South and Central America, such as 

Argentina, Brazil and even emerging markets such 

as Paraguay and Uruguay. 

Attendees at the CoreNet Global 2012 Summit 

in Singapore agreed that the shift to increased 

regional manufacturing strategies is occurring 

across the globe. Low cost is still a significant 

driver for location decisions in Asia, but companies 

are increasingly looking beyond China to other 

alternatives as markets become more accessible. 

For example, the continuing evolution of 

infrastructure in countries such as Indonesia, the 

Philippines and Vietnam, has sparked new business 

growth in these markets.

Nearshoring will continue assuming greater 

prominence in global location strategy for a number 

of reasons including:

•	 Competitive costs

•	 Less supply-chain risk

•	 Better proximity to supplies/customers

•	 Easier to manage (close to home and cultural 

affinity)

Those supply-chain location decisions will vary 

depending on the industry, availability of labor and 

the product itself, in terms of how fragile or how 

easily transportable it is. In some cases, there will 

be an increase in regional operations because of 

the increased cost of transportation. Companies 

also are focusing on rebalancing the supply-chain 

as a means to get closer to the customer. Although 

this may not always be the lowest cost strategy, 

companies recognize the competitive need to:

•	 Provide better service

•	 Enable accelerated growth

•	 Improve flexibility to respond to shifts in demand

•	 Produce faster response and delivery time

•	 Maintain high-quality products and services

Rebalancing Supply Chains to Mitigate 
Risks   

MNCs are working to rebalance supply-chains as a 

means to better manage risks. Supply-chain/logistics, 

including business continuity and disaster risk will 

exert a dominant influence over industrial location 

strategy in 2020. The majority of respondents to the 

CoreNet Global Corporate Real Estate 2020 End-

User Survey (refer to Figure 4.5), 68 percent, agreed 

that business continuity and supply chain logistics 

will be critical factors in location strategies. An 

additional 19 percent were neutral on their view, and 

13 percent disagreed with the statement. 

As we go forward, companies will need to do a 

better job of identifying and managing potential 

risks. A white paper from the MIT Center for 

Transportation & Logistics shows that only 16 

percent of small- to-mid-sized companies have a 

dedicated risk management function in their supply-

chain organization, and only about half, 47 percent, of 

large enterprises have a dedicated person or staff.17

Some of the perennial supply-chain risks, such as 

turbulent trade and capital flows, have been magnified 

by the global economic downturn. Other shifts, such 

as those associated with the developing world’s rising 

wealth and the emergence of credible suppliers from 

these markets will have supply-chain implications for 

decades to come. The bottom line for MNCs that are 

BOLD STATEMENT 2IV.

17   “Going Global: Building a Sustainable Logistics Model in the Age of Globalization,” C.H. Robinson (2012).
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analyzing manufacturing and supply-chain strategies 

is a greater risk of making key decisions that are 

negatively affected due to forces beyond their control.

Supply-chain/logistics including business continuity 

and disaster risk will absolutely exert a dominant 

influence over industrial location strategy, agrees 

Derrick Bock, Head of European WorkPlace 

Services at eBay. “As long as there are 

organizations out there that have responsibilities 

for their shareholders, they need to ensure that 

these things are being taken care of and addressed 

and taken seriously,” says Bock. “I think more 

businesses are also going to focus on that when 

they’re choosing their locations to make sure that 

they’re not dependent or can be that affected 

by natural disasters which, to be honest, we’re 

probably going to be seeing more and more of as 

the climate changes.” 

Supply-chains were disrupted by the earthquake 

and tsunami that shook Japan in 2011, especially for 

the automotive and electronic equipment industries. 

For example, a shortage of Japanese-made parts 

after the earthquake caused General Motors to 

temporarily shut down its Louisiana truck plant.18 

“Disasters emphasize how important the supply-

chain is. With the earthquake in Japan, there were 

companies in the U.S. that couldn’t finish their cars 

because of the lack of the relevant parts. The other 

thing that is important is business continuity/disaster 

recovery. This is very important for our company,” 

says an interviewee based in the Asia-Pacific region. 

Their company puts disasters into two categories 

– not natural and manmade, but instant and time-

lagged. Earthquake is instant, typhoon/hurricane is 

time lagged. “When there is a time element involved 

and there is time to be prepared I can be prepared. 

The kind of facility might also depend on the kind of 

anticipated disaster,” added the interviewee.

MNCs are treating their supply-chains as hedges 

against uncertainty by reconfiguring their 

manufacturing footprints to weather a range of 

potential outcomes, such as:

•	 Swings in foreign currency

•	 Rising oil/transportation costs

•	 Rising labor costs

•	 Rising commodity costs

•	 Natural disasters

•	 Environmental regulation

It is never easy to prepare for the unexpected. Yet 

some MNCs are doing just that. According to the 

McKinsey Report, one strategy is “splintering” 

traditional supply-chains into smaller regional 

hubs that are more flexible and better equipped to 

manage higher levels of complexity and sudden 

shifts, such as rising costs for labor or raw 

18    Nick Bunkley and David Holly, “Toyota, Struggling With Parts Shortages, To Restart Car Lines,” New York Times, March 24, 2011
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materials. Relying too much on any one geographic 

hub could prove to be a liability if conditions in that 

market changed quickly.19

The top-rated firms look at their supply-chains from 

end to end, starting with customers and moving 

from the outside in, aligning cross-functional 

objectives enabled by technology, and these 

components are starting to collaborate with global 

networks and key value partners. 

Gartner, a management consulting firm ranks the 

best practice companies for effectively managing 

global supply-chains in a report.20 Refer to Figure 

4.7 for a list of the most highly rated.

19    “Building the Supply Chain of the Future,” McKinsey Quarterly (January 2011).
20    “The Gartner Supply Chain Top 25 for 2011,” Gartner, June 1, 2011

BOLD STATEMENT 2IV.
MOST HIGHLY RATED FIRMS

Apple Microsoft

Dell Colgate-Palmolive

P&G IBM

Research In Motion (RIM) Unilever

Amazon Intel

Cisco Systems HP

Wal-Mart Stores Nestle

McDonald's Inditex

PepsiCo Nike

Samsung Johnson & Johnson

The Coca-Cola Company Starbucks

Microsoft Tesco

Colgate-Palmolive 3M

IBM Kraft Foods

FIGURE 4.7  |  Gartner Ranking of Global Supply Chains

FIGURE 4.8  |  Top Five Site Selection Factors for 2020 (in order of priority)

MANUFACTURING DISTRIBUTION R&D BACK OFFICE HQ

Market Proximity Customer Access Talent Pool
Labor Market Surplus 

(Supply Exceeds Demand)
Air Service

Transportation costs / 
services

Inbound / Outbound 
freight Cost

Industry Eco System
Labor Market Stability 

(e.g., cost)
Professional / managerial 

talent pool

Infrastructure (sites, roads, 
utilities)

Large site availability, 
assembly, permitting time

Higher Education 
Resources / Access

Available Buildings
Quality-of-Life / Cost-of-

Living

Labor Market (supply, 
quality, union risk, 

legislation)
Labor Availability / Cost Time Zone Payroll Costs

Ability to Nationally / 
Globally Attract Talent

Stability / Risk Minimization
Electric Power Cost / 

reliability 
Higher Education 

Resources
Telecommunications Proximity to Customers
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BOLD STATEMENT 2IV.
FIGURE 4.9  |  Factors Influencing Location Strategies for Facilities in 2020

MANUFACTURING

•	 There	will	be	two	distinct	paths	relative	to	size	of	the	company:
1.	 For	some	industries	(e.g.,	pharmaceuticals),	there	will	be	fewer	but	larger	facilities	in	big	market	countries.
2.	 For	other	industries	(e.g.,	precision	metals),	the	strategy	will	focus	on	smaller	regional	operations	close	to	major	customers.

•	 Offshoring	to	reduce	cost	will	continue	but	the	level	will	be	decidedly	less	than	in	the	past	two	decades.
•	 Part	of	the	reason	for	less	cost	reduction	offshoring	is	continuous	application	of	robotics	and	other	labor	saving	technologies	in	

developed	nations.
•	 The	bulk	of	offshoring	will	occur	to	penetrate	markets.
•	 Geographic	supply-chain	balance	will	be	critical	for	siting	manufacturing	facilities.

DISTRIBUTION

•	 In	most	industries,	especially	retail,	there	will	be	more	distribution	centers	to	serve	smaller	geographic	territories	and	produce	
inventory	control/reduction	and	customer	delivery	times.

•	 In	a	few	industries	(e.g.,	high-tech	products)	there	will	be	fewer	but	larger	warehouses.
•	 Optimal	supply-chain	efficiency	will	be	critical	in	2020.
•	 There	will	be	greater	use	of	cross	docking	(e.g.,	grocery	warehouses).
•	 The	impact	of	higher	fuel/transportation	costs	will	affect	configuration	of	warehouse	portfolios.

R & D

It	will	be	imperative	to	go	where	the	talent	resides.	That	focus	on	labor	will	drive	location	strategies	that	include:
•	 Smaller	R&D	centers	scattered	throughout	the	globe	(e.g.	Boeing,	HP,	Intel,	Microsoft,	Nortel	,	Oracle,	Phillips,	Red	Hat,	

Siemens)
•	 An	upswing	in	companies	seeking	to	collocate	R&D	with	manufacturing	(collaborative	design	and	accelerate	time	to	market)
•	 Greater	emphasis	on	workplace	design,	social	responsibility,	sustainability,	and	flexible	HR	practices	to	ensure	R&D	center	

success

HQ

•	 Most	HQs	will	gravitate	to	metros	with	a	global	business	platform.
•	 Location/relocating	HQs	will	place	a	premium	on	quality	of	life,	executive	talent	pool	depth	and	air	service.
•	 As	has	always	been	the	case,	regional	headquarters	need	to	be	near	customers	and	in	a	city	with	extensive	air	service.
•	 HQs	will	continue	to	downsize,	e.g.	moving	support	functions	to	BPO	centers	and	outsourcing	non-essential	functions	such	as	

collections.
•	 Green/sustainable	sites,	campuses	and	buildings	will	be	a	must.

BACK OFFICES

•	 Location	will	continue	to	be	labor	driven.
•	 All-in-costs,	especially	payroll,	will	be	most	important.	
•	 There	will	be	a	preference	for	second-	and	third-tier	metros	with	large	underemployed	pools	available	at	moderate	cost.
•	 Operations	will	be	spread	among	continents	to	efficiently	serve	regional	markets	and	to	minimize	risk/disruption
•	 Smaller	communities	in	developed	countries	will	more	successfully	compete	on	a	global	basis	because	of	service	quality	and	

modest	cost	levels.
•	 Most	companies	(more	so	in	the	BPO	sector)	will	have	headcount	sizing	limits	per	facility	for	labor	market	reasons	that	include:

	--		Often	500	to	1,500	employees
	--		Could	be	greater	if	enterprise	wide	employment	is	substantial
	--		Most	for	any	company	is	5,000	per	location
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Global Hotspots: Where in the World 
Should We Locate? 

As stated in previous chapters, the shift to 

rebalance supply-chains and adopt more regional 

location strategies will heavily influence location 

decisions in the future. Multinational corporations 

(MNCs) are looking at developing countries both as 

a means to reduce costs and tap new markets for 

sales growth. In particular, real estate strategies 

are increasingly reflecting MNCs desire to expand 

in existing and new markets. Emerging markets 

represent big growth prospects and effectively 

penetrating those markets will be critical for 

success to many firms. 

John Deere, for example, expects its customers to 

provide the biggest influence on location decisions 

in 2020. As the middle class continues to grow 

worldwide, the focus will be on providing better, 

more balanced diets. That shift puts more pressure 

on providing a more efficient agricultural process, 

which in turn will drive demand for agricultural 

equipment, notes Robert Hand, Manager of 

Global Real Estate for John Deere. As such, 

John Deere anticipates that its 2020 growth will 

be more global overall with continued strength in 

North America and increasing activity in developing 

countries such as India and China, as well as Brazil 

in South America.

China and India have dominated location decisions 

over the past decade both for the cheap labor, as 

well as the access to growing consumer markets. 

China’s population of 1.5 billion and India’s 

population of 1.3 billion — and each country’s 

growing middle class — represent promising 

consumer markets for many firms.21 But as both 

countries continue on the path of development, the 

question remains as to where the next hotspots 

for growth will be in 2020 and beyond. Clearly, 

both China and India will remain hotspots because 

of their growing consumer markets. Given rising 

income levels in China and the rest of developing 

Asia, the demand for goods in the region is on 

the rise. MNCs are likely to devote more of their 

capacity in China toward servicing the domestic 

Chinese and the larger Asian market.

However, rising labor costs in China are already 

prompting some MNCs, including major Chinese 

firms, to explore alternative markets with lower 

South America and 
Africa will be the new 
hotspots for BPO and 
manufacturing activity.

21    “Going Global: Building a Sustainable Logistics Model in the Age of Globalization,” C.H. Robinson (2012)
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FIGURE 4.10  |  Bold Statement 3 Survey Results
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labor costs. Beyond the labor costs, companies 

also need to weigh the pros and cons related 

to sufficient infrastructure, skilled workers and 

domestic supply networks, as well as social issues 

such as lower worker productivity, corruption and risk 

of personal safety.

The team contends that the new hotspots for BPO and 

manufacturing activity in 2020 will be South America 

and Africa. However, these two theories were received 

with mixed results in the CoreNet Global Corporate 

Real Estate 2020 End-User Survey (refer to Figure 

4.10). One in three respondents agreed that South 

America and Africa will be the new hotspots for BPO 

and manufacturing activity in 2020, while 50 percent 

were neutral and 18 percent disagreed. However, 

in-depth interviews conducted by the team with CRE 

executives reveal that corporations are exhibiting more 

interest in the emerging South American market, 

while Africa has a longer development time line that 

likely will not see a significant acceleration in business 

investment until at least 2030.

Based on interviews, the nearshoring trend that was 

discussed in the previous chapter is creating new 

hotspots in the following regions:

Nearshoring Fuels Expansion in South 
America

Central and South America are attractive 

nearshore destinations, particularly for 

U.S.-based companies because of the cost 

advantages, cultural affinity and abundant 

resources they offer. In fact, companies have 

already “discovered” these markets. Firms have 

been outsourcing a variety of functions to Latin 

America for years including operations for BPO, 

IT maintenance, software development and 

operations support. MNCs such as Unilever, 

American Express, IBM and Exxon are just a 

few of the companies that have established 

significant operations here.

Some of the advantages that Latin America 

offers MNCs include:

•	 Skilled work force

•	 Bilingual, and in some cases, multi-lingual 

work force

•	 Cultural affinity (especially for U.S. and 

European companies)

•	 Time zone and air access (especially for U.S. 

companies)

•	 Good infrastructure

•	 Lower-cost alternative for labor, 

transportation and real estate

According to the World Economic Forum 

report, the robust recovery of Latin America 

from the global economic downturn has helped 

to highlight the economic strength of this 

region.22 The Latin American market has been 

buoyed by a strong international demand for 

its commodities — both natural resources and 

22    “The Global Competitiveness Report 2011-2012,” World Economic Forum (2011)
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inexpensive labor — as well as by a strong 

domestic demand for goods and services. 

However, there are still obstacles in this region 

to overcome in terms of low productivity, rigid 

labor requirements, political instability, inflation 

and lack of innovation.

Chile represents the most competitive 

economy in South America with GDP growth 

of 6.5 percent in 2011 and forecast growth of 

5.1 percent in 2012, according to the World 

Economic Forum. Despite concerns that 

Brazil is becoming overheated, the country 

is garnering considerable attention from 

MNCs. Brazil represents one of the largest 

internal markets, tenth in the world according 

to the World Economic Forum. Although its 

overall infrastructure continues to lag, Brazil 

is recognized for its efficient financial markets 

and a high rate of adoption of technology and 

innovation. Uruguay also has been recognized 

as an up-and-coming market that is lauded for 

its stability and high rate of education. Argentina 

has the potential to become a hotspot in 2020, 

particularly if its politics stabilize.

Companies Remain Wary of Risks in 
Africa

Companies interviewed by the Location Strategy 

team were skeptical on whether Africa will 

emerge as a hot spot by 2020. Those views 

mostly likely reflect the fact that Africa still has 

some very significant hurdles to overcome. One 

of the biggest stumbling blocks to business 

growth in Africa is business ethics. Africa has 

hit the radar screen for many firms because of 

its low labor costs. But, Africa also is high risk 

and can be highly corrupt. In addition, large 

international companies aren’t able to work there 

for compliance reasons. 

The lack of an integrated market and a common 

currency is another impediment to business 

investment. African nations are especially 

reluctant to make such a move in light of the 

turmoil that swept through the European Union 

due to the debt crisis that plagued countries 

such as Greece and Portugal. Other negatives 

include:

•	 Small base of skilled labor

•	 Inadequate electricity supply

•	 Poor infrastructure

•	 Political instability

•	 Corruption

Yet Africa also has potential that can’t be 

ignored. Sub-Saharan Africa has posted 

impressive growth over the past decade. Even 

after revising downward its 2012 forecast 

because of a slowdown in the Northern 

hemisphere, the International Monetary Fund 

still expects sub-Saharan Africa’s economies to 

expand by 5.75 percent in 2012. Several of the 

larger countries are likely to hit growth rates 

BOLD STATEMENT 3IV.
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of 10 percent, according to The Economist.23  

According to the World Bank, “Africa could be on 

the brink of an economic take-off, much like China 

was 30 years ago and India 20 years ago.”24 

The commodities boom is partly responsible. Africa 

has sizable reserves for oil, gold and diamonds, as 

well as a variety of other minerals and metals such 

as copper and coltan. In 2000-08 around a quarter 

of Africa’s growth came from higher revenues from 

natural resources, according to The Economist. 

Africa also has a growing population. With fertility 

rates dropping across Asia and Latin America, half 

of the increase in world population over the next 40 

years will be in Africa. 

Although the timing of that anticipated economic 

boom remains unclear, Africa will eventually emerge 

as a legitimate option for manufacturing and BPO. 

Africa is attractive for its low business costs and its 

large and rapidly growing consumer market. Some of 

its many attributes include:

•	 One billion consumers

•	 Strong population for growth

•	 Many countries on a path to becoming more 

democratic and stable

•	 Costs among lowest in world
•	 Diverse language capabilities (important for 

BPOs)

Countries that are democratic, stable, open for 

business and invested in infrastructure/human capital 

will be the early leaders in that activity. South Africa 

is clearly the dominant economy in the region. 

Other emerging countries include Morocco, Tunisia, 

Senegal, Ghana, Tanzania, Mauritius and Kenya.

In fact, those attributes are already attracting 

foreign investment. For example, two Chinese 

automakers, Chery Automobile and Beiq Foton 

Motors, have both expanded in Kenya.25 China’s 

arrival has provided an important boost to Africa’s 

infrastructure and manufacturing sector. Other 

non-Western countries, from Brazil and Turkey to 

Malaysia and India, are following its lead. Based 

on secondary research conducted by the Location 

Strategy team, examples of companies that are 

expanding in Africa include:

•	 Boeing (aerospace suppliers) in Morocco

•	 Scania (trucks) in Tanzania

•	 Clorox (cleaning supplies) in Egypt

•	 ADP (customer service) in Tunisia

•	 Ceridian (customer service) in Mauritius

•	 Global Response (customer service) in Ghana

•	 Dell (customer service) Morocco

•	 Millicom International Cellular/TIGO (customer 

service) Tanzania 

23    “Africa Rising,” The Economist, December 3, 2011
24    “Africa’s Future and the World Bank’s Role in it,” The World Bank, November 15, 2010
25   “Chinese car industry set up a second plant in Kenya with Chery Automobile,” The Asia Career Times, August 15, 2011
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In addition, blocks of African countries led by 

Western and Southern African countries are 

working to increase their attractiveness to both 

local and foreign owned companies. Countries 

are hoping to lower trade barriers between 

themselves and take advantage of strength in 

numbers by leveraging common markets. African 

leaders also hope to boost economic growth 

by opening borders as a means to encourage 

international investment. 

BOLD STATEMENT 3IV.
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Labor Shortages Could Impede 
Location Strategies

Businesses are facing a myriad of short-, medium- 

and long-term changes that will impact global 

business growth and ultimately, location strategies 

and decision making. One of the big drivers for 

real estate location decisions has always been 

labor. The cost, availability and skill set of that 

labor have traditionally served as a key component 

in corporate real estate (CRE) strategies. Labor 

shortages have the potential to rise up and stall 

future economic growth in many locations, and 

also play a more prominent role in steering future 

location decisions in 2020. 

Labor shortages are not expected to be 

widespread across the globe. However, many 

companies anticipate “spot shortages” in particular 

skills and geographic regions. The majority of 

multinational corporations (MNCs) in the CoreNet 

Global Corporate Real Estate 2020 End-User 

Survey (refer to Figure 4.13), 68 percent, agree that 

skilled/technical labor shortages will curtail quality 

job growth in many countries and locales, while 

26 percent were neutral and six percent disagreed 

with that statement. That shortage of skilled labor 

in jobs such as machinists, electricians and other 

crafts is even now emerging in many countries 

where both management and technical skills are 

already lacking. 

“We are already seeing this in the German 

press, and it won’t be restricted to Germany,” 

says Derrick Bock, Head of European WorkPlace 

Services at eBay. “There is a very effective older 

labor pool of skilled and technical people that 

are going to move into retirement, and I think 

because there’s been such a focus on internet 

there will be a shortage in the pool of people in 

the more manual labor type positions.” In addition, 

universities in many countries are training and 

educating foreign students, and then seeing those 

students take those skills and expertise back to 

their own countries, whereas in the past they were 

more apt to stay.

Labor shortages are most evident in skilled labor. 

There also is the potential for shortages among 

scientists, engineers and IT. However, the reality is 

that those shortages will vary widely depending on 

a particular country or region. A Manpower survey 

Skilled/technical labor 
shortages will curtail 
quality job growth in 
many countries and 
localities.
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found that shortages are already appearing in skilled 

trades among numerous countries including:26

•	 U.S.

•	 Germany

•	 Canada

•	 Brazil

•	 Southern China

Although shortages are emerging, it is important 

to reiterate that a global, systemic shortage is not 

anticipated. Large talent pools exist across the 

globe and underemployed workers can be trained 

to fill necessary jobs. The labor shortages that 

are emerging, and will continue to emerge, will 

likely be fueled by generational shifts, as well as 

the imbalance of supply and demand in particular 

markets. Even in situations where there is a surplus 

of workers, those who have the skills can choose 

what kind of company they work for and what kind 

of environment they work in. 

Discussions on this bold statement at the CoreNet 

Global 2012 Summit in Singapore further confirmed 

that the labor shortages that will emerge are likely 

to be very market specific. MNCs with operations 

in India, for example, don’t believe there is going 

to be a shortage of skilled or technical workers in 

that country. One difference is that many Asian 

countries typically have a much younger work force. 

Therefore, the problems that may arise in the U.S. 

or Europe, as a result of workers retiring are not 

likely to materialize in countries such as Vietnam 

or Indonesia that rely on a younger work force. 

The bigger issue for some Asian markets, such as 

China, is a shift in the supply of unskilled workers 

— those workers charged with repetitive tasks such 

According to the ‘Manufacturing’s Secret Shift: Gaining 
Competitive Advantage by Getting Closer to the 
Customer’27 report by Accenture, manufacturers sited 
labor costs, proximity to the customer/market and 
skills of work force as the top three “most important” 
site selection criteria. The chart below shows the 
percentage of respondents who identified factors as 
“most important” in selecting locations for manufacturing 
operations or supplier operations.

FIGURE 4.14

Percentage of respondents identifying factors as “most 
important” in selecting locations for manufacturing operations 
or supplier operations.

Copyright © 2011 Accenture

Top Site Selection Factors for 
Manufacturing & Supply Operations

26   “Strategic Migration – a Short-Term Solution to the Skilled Trades Shortage,” Manpower, (August 2010)
27   “Manufacturing’s Secret Shift: Gaining Competitive Advantage by Getting Closer to the Customer” (Accenture, 2011)
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as assembly-line production. The increased focus 

on education means that workers that were once 

candidates for unskilled factory jobs are now staying 

in school longer to pursue more advanced training or 

university education.

In addition, there is a valid concern that if competing 

companies move into the same geographic area, 

it will create a strain on the available labor pool 

with many companies chasing the same workers. 

That risk will make it even more important for CRE 

executives to be judicious about where they locate 

new facilities, not only taking into account the 

available labor supply, but the growing demand for 

those workers. This potential over-concentration 

of labor markets must be carefully assessed in 

corporate site selection.

Identifying Spot Labor Shortages

The shortage of skilled labor, particularly for 

manufacturing, is already apparent in developed 

countries. In the U.S., for example, there is a 

concern that there will not be enough students in 

scientific and engineering fields. Shortages also are 

expected to emerge because of lack of sufficient 

replacements for baby boomers that are getting 

closer to retirement age. In Europe, where there is a 

very strong union culture, unions are losing ground 

because they are having a difficult time attracting 

young members. The average age of union members 

is greater than 50 years. That is not good for both 

companies and unions, and there is a need to push 

forward huge change in the union culture and 

policies related to the workplace environment. 

One question raised in workshop discussions at 

the CoreNet Global 2011 Summit in Atlanta was, 

whether this is an HR issue or an education issue. 

There are a lot of high school graduates, but not 

many who are qualified to do machinist work. In 

Germany, you can take two paths to your education, 

either learn a technical skill or go to college. In the 

US, e.g., everyone goes through high school as if 

they are going to go to college, but not everyone 

does. Perhaps that mindset needs to change, 

along with more emphasis on training, to prevent 

the massive shortages of technical skills such as 

machinists and craft workers.

Some markets are still producing plenty of talented 

workers, but the demand may be so high that it 

results in a shortage. “As an example, anticipated 

shortfalls in the supply of capable engineers will be 

a concern of data center managers. In fact, we see 

this as a broad, national concern, affecting not just 

data centers but the broader realms of the utility 

infrastructure and the management of building 

systems. Location decisions affecting data centers 

will have to consider the availability of this specialized 

labor pool as a major factor in 2020,” says Chris 

Horblit, President of Fidelity Real Estate Company.

Globally, skilled trade positions are the hardest to 

fill, according to the Manpower survey. Shortages 

of skilled workers are acute in many of the world’s 

biggest economies, including the U.S., Germany, 
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France, Italy, Canada and Brazil, where employers 

ranked skilled trades as their number one or number 

two hiring challenge. 

Currently observed work force dynamics, such as 

older workers remaining in their jobs longer, may 

result in younger workers delaying entry to the job 

market and experiencing diminished opportunity 

once there. As a consequence, by 2020 we may see 

significant shortfalls in the portion of the work force 

that should be assuming mid-management roles. 

Diminished labor mobility as a consequence of the 

current recession could also impact the availability of 

workers with the broad array of skills and experience 

required to assume challenging management and 

individual contributor roles in 2020. 

China Faces Labor Shortages

China is facing an increasingly acute labor shortage, 

particularly among its unskilled factory workers. 

Some economists say the recent global downturn 

obscured a longer-term trend that China has depleted 

its supply of unskilled workers in rural areas, which is 

in turn producing shortages for Chinese factories. 

Rising wages are further evidence of the worker 

shortage that may become even more pronounced 

as the global economic recovery gains momentum. 

A survey by the Chinese government three years 

ago of 2,749 villages in 17 provinces found that in 74 

percent of them, there was no one left behind who 

was fit to go work in city factories. Wages are on 

the rise in China, and those higher wages could ease 

labor shortages by prompting factories to reduce 

their work forces.28

Reasons for China’s labor shortage:

•	 Declining birth rate because of the one-child policy

•	 Decreasing migration rate from rural areas

•	 More higher education opportunities for young 

Chinese

•	 Not enough unskilled workers taking training 

courses

•	 Heavy demand for workers from both Chinese 

and foreign manufacturers

Wage and benefit increases of 15 to 20 percent per 

year at the average Chinese factory are expected 

to reduce China’s labor cost advantage and further 

drive the move to reshore and nearshore facilities. For 

example, China’s labor cost advantages compared to 

low-cost states in the U.S. is expected to shrink from 

55 percent today to 39 percent in 2015 when adjusted 

for the higher productivity of U.S. workers, according 

to a report by the Boston Consulting Group.29 

How will labor shortages impact 
location strategies?

CRE executives will have to be a lot more savvy in 

looking at the efficacy of labor markets both in the 

near term and long term. Are the advantages that a 

market brings a company in the early days going to 

be sustainable? 

28    Keith Bradsher, “Defying Global Slump, China has labor shortage,” New York Times, February 25, 2010
29    “Made in America, Again: Why Manufacturing Will Return to the U.S.” Boston Consulting Group (August 2011)

Rising wages are further evidence 
of the worker shortage that may 
become even more pronounced 
as the global economic recovery 
gains momentum.
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Manpower warns that future economic growth 

could suffer around the globe unless businesses, 

governments and trade associations work together 

to develop long-term strategies to alleviate talent 

shortages among skilled trades. The lack of skilled 

blue-collar workers could impede the progress of 

infrastructure projects and inhibit national growth. 

This is a problem for which national governments 

must find a long term solution to foster economic 

health and fuel business growth. Manpower also 

contends that it will be necessary to implement 

strategic migration policies in order to create a 

mobile work force and plug the gap of skilled 

workers. Increasing the mobility of these workers 

could help ease the talent shortage.

Another solution may be renewed focus on job 

training. Unemployment levels remain high across 

the globe, particularly among young people. 

Providing training programs and working to 

promote skilled trades as a viable career choice 

could open up these jobs to a wider talent pool. 

Those steps also could help businesses tackle 

their shortages effectively and sustainability. For 

example, the Manpower survey cites results from 

the Organization of Economic Cooperation and 

Development that shows that fewer than one 

in three 15-year-olds in Germany and the Czech 

Republic see themselves in a high-skilled, blue-

collar job by the age of 30, and that figure is even 

lower in Italy, the U.S. and Japan.

MNCs are keeping an eye on the available labor 

supply, as well as how countries are striving to 

train future workers. The U.S., for example, has 

been criticized for not doing enough in math and 

science to keep up with the growing demand. If 

the economy in the U.S. booms in 2020, those 

shortages will be more widely apparent, and those 

jobs could shift to wherever the skills exist. Labor 

shortages also will force companies to be more 

competitive in recruiting and retaining talent, and 

for many firms the physical location will play a more 

important role in giving companies a competitive 

edge in that battle, particularly for the talented/

educated work force.
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Role of Place Remains Essential

Technology is clearly changing the way companies 

work, communicate, and collaborate. The wired 

– and the wireless – world continues to shine a 

spotlight on alternative workplace strategies (AWS) 

such as telecommuting, hoteling and other flexible 

workspace options. Yet, while the virtual office 

will gain ground in the coming years, the brick-

and-mortar space will continue to be essential for 

companies.

The vast majority of respondents to the CoreNet 

Global Corporate Real Estate 2020 End-User 

Survey (refer to Figure 4.15), 83 percent, agree 

that even though AWS and the virtual office 

will play a conspicuous role in some sectors, 

physical place will remain the dominate choice 

for corporate real estate (CRE). Nine percent of 

respondents disagreed with that statement, and 

eight percent were neutral. In fact, the physical, 

company sponsored workplace will be even more 

important for those firms striving to recruit and 

retain top quality talent, particularly in areas such as 

technology and R&D.

Most people want to come together to work each 

day, and the recognition that work does have 

a strong social component to it will continue in 

2020. Physical space will remain important for 

corporate branding, collaborative activity and 

innovation. “Five years back we were all thinking 

that alternative workplace strategies would be the 

big push,” says Terry Wood, Vice President of 

Workplace Solutions at JDS Uniphase. “Place 

will be important with collaboration, time-to-market 

and company culture being significant factors. 

Company culture is also a factor driving attraction 

and retention.”

Discussions on this bold statement at the CoreNet 

Global 2012 Summit in Singapore further reinforced 

the point that the role of place will continue to 

play an important role for office facilities in 2020. 

Attendees at the Summit in Asia agreed that there 

is a broader trend towards collaborative, open 

Alternate Workplace 
Strategies such as the 
Virtual Office will play 
a conspicuous role 
in some sectors, but 
physical place will 
predominate when we 
consider the totality of 
corporate real estate.
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work spaces. In fact, Asia and Europe are leading 

the U.S. in their use of AWS strategies such as 

unassigned desks or work stations. However, Asia 

is not embracing remote, flexible work options. 

Although telecommuting does exist on a small 

scale, there are some distinct cultural barriers 

that will limit growth in that type of remote 

work situation, namely the smaller houses and 

apartments in many Asian markets that make 

it more challenging to find adequate space for 

flexible work situations.

There is no doubt, that the virtual office will 

play a bigger role in CRE decisions in 2020 

across many markets. Growth is inevitable, in 

part, because it represents such a small part of 

the work force right now. The actual number of 

people working full time from a remote location 

represents a relatively small percentage of the 

broader workplace — less than 20 percent — 

and that volume is not expected to see a radical 

jump anytime soon. AWS will touch all industries 

in some way, particularly those sectors that rely 

on a highly mobile work force. For example, 

sales and relationship management work can be 

performed from remote locations for a significant 

portion of each week, and the requirement of 

dedicated space for workers in these areas will be 

significantly diminished in 2020. 

Another emerging AWS strategy that could be 

more prevalent in the coming years is companies 

that are “co-working” as a means to share space 

and collaborate on projects. For example, in San 

Francisco, Atlassian Software lets the start-up Wibi 

Data occupy space for free in return for advice on 

analyzing large volumes of data.30 CRE executives 

will need to fashion occupancy strategies for co-

working, should this trend continue.

Technology Will Influence the Role of 
Place

Technology does play an essential role in driving 

both alternative workplace and CRE strategies. 

The speed of communication and collaborative 

tools are allowing executives to do a lot more 

with fewer people — even if the business is 

growing. A number of those interviewed for the 

CoreNet Global Real Estate 2020 Report cite the 

continued emergence of technology and how 

firms communicate as the biggest factor shaping 

location decisions in the future. The improved 

communication network both in video and sharing 

information real time is already diminishing the need 

to physically travel to different locations. Right now 

laptops are the norm, but the use of smart phones 

and tablets is becoming a more prevalent workplace 

tool. Cloud computing also could enable more 

mobile workers in the future.

30  Rachel Emma Silverman, “Looking for Ideas in Shared Workspaces,” The Wall Street Journal, March 20, 2012
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According to one interviewee, their company is 

pushing for a more mobile work force. Although the 

firm would like to see 20 percent of its work force 

consist of “virtual workers,” the reality will likely 

be closer to 10 percent. One reason that the virtual 

office won’t be more widely utilized is that many 

employees, especially young workers, want to be in 

a social environment. Yet even having that relatively 

small portion of virtual workers will require more 

flexible work arrangements that will be conducive 

to remote work scenarios. 

Workers of all ages are increasingly mobile. “We 

note intertwined developments in mobility enhancing 

technology and growing requirements that people 

be mobile in their jobs. We expect that these trends 

will only accelerate, and that in 2020 workers of 

all ages will require more access to unassigned 

space wherever they happen to be, and will place 

correspondingly less emphasis on an assigned 

home base,” says Chris Horblit, President of Fidelity 

Real Estate Company. “In fact, in our industry older 

workers may exert a stronger transformational 

influence on the role of place, as they are the ones 

more likely to occupy positions that require mobility.”

Location Strategies Cater to New
Gen Y Workers

Born between 1982 and 2000, Generation Y — also 

known as the Millennials — is the fastest growing 

segment of today’s work force. As firms compete 

for available talent, employers cannot ignore the 

needs, desires and attitudes of this vast generation. 

This new generation will have an impact on work/

life balance, and will force the company to rethink 

how the space is used to accomplish the work of 

the company. Millennials are more mobile, tech-

nologically advanced, flexible and adaptable. They 

don’t want or need a traditional office, but still pre-

fer networking opportunities and the social aspect 

of the workplace. In other words, while they are not 

tied to a specific place, e.g. an office, cube, or work 

space, they do want a space where they can con-

nect face to face.  

BOLD STATEMENT 5IV.

MATT FANOE

Vice President Of Real Estate

Coca-Cola Refreshments USA, 
Inc.

The way companies and workers use technology will 
impact workplace design in 2020 and drive change 
across the CRE group. “I think the biggest change is 
going to be the integration between the real estate 
group, the HR group and the IT group, to ensure cross 
functional strategies are aligned. Changes in technology 
and IT applications will require policies that are aligned 
against this new workplace,” says Matt Fanoe, Vice 
President of Real Estate at Coca Cola Refreshments 
USA, Inc.

The talent requirements for the real estate group will 
change, as the skill set needed to perform in the new 
workplace will be different than it is today. Management 
will need to learn new skills and be more tech savvy. 
“Changes in technology are driving increased mobility 
in the work force, which is going to change workplace 
design,” says Fanoe.

Management is going to have to align its strategic 
decision making like never before. For example, CRE 
will need to work closely with its HR partners to ensure 
real estate strategies support the HR strategies and 
vice-versa. “Today, work-from-home and other policies 
don’t necessarily align with a company’s real estate 
strategies. Therefore the future is going to be about 
better integration of policies within the framework of 
technology,” says Fanoe.

This alignment will require a different skillset for the 
CRE group, including better relationship management. 
In 2020, there will be less emphasis on the transactional 
side of real estate and more emphasis on the alignment 
and integration of goals across functions. 

Technology is a Driver for Change
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Many companies already have an eye on recruiting 

and retaining workers in this demographic group. 

Despite the fact that this generation grew up with 

cell phones and computers, they also value a work-

place that allows them to socially interact and col-

laborate on projects face to face. As such, the work 

place of the future will need to foster an environ-

ment that stimulates collaboration, innovation and 

social interaction.

It will be imperative to site new facilities close to 

where this young, growing work force lives. Some 

of the factors that are important to Gen Y include:

•	 Modern workspace 

•	 Flexible work arrangements 

•	 Interactive work environment 

•	 State of the art and appealing office space 

•	 Green/sustainable work environment

•	 Extensive amenities on site or within walking 

distance 

•	 Worksite in close proximity to an energetic ur-

ban environment

•	 Locations near mass transit, and short commutes

The Workplace of the Future

One of the recurring themes for CRE executives 

across property types from manufacturing plants 

to corporate headquarters will be striving for flex-

ibility that will allow companies to change as needs 

change, use space efficiently and not be stuck with 

outdated legacy properties. For instance, some 

firms are looking to secure flexible space options 

that enable them to change functions to accommo-

date different business unit occupancy needs, e.g. 

shifting from lab to office and vice versa.

BOLD STATEMENT 5IV.
Workspace Needs are Changing

CHRIS HORBLIT 

President

Fidelity Real Estate Company

Horblit: There will continue to be a significant need for 
company sponsored space, but it is reasonable to expect 
that per person space utilization metrics will decrease 
(get denser). 

Sales and relationship management work can be 
performed from remote locations for a significant 
portion of each week, and the requirement of dedicated 
space for workers in these areas will be significantly 
diminished in 2020. Team based workers, such as IT 
development groups will require company sponsored 
space to meet and collaborate, but will not require 
individually assigned space.  

As 2020 approaches, progress will be made in 
persuading large cohorts of already mobile workers of 
the benefits, economic and otherwise, of foregoing 
dedicated individual space in favor of technology enabled 
options such as unassigned seating, drop in centers, and 
various forms of telecommuting. 

For technology workers, space will be more flexible in 
2020 and space utilization densities now seen in Europe 
and Asia will become the norm in the U.S. Work station 
reconfiguration according to individual requirements 
and recombining of work stations to adapt to the ever 
changing agile development team approach will be the 
norm. However some technology functions, particularly 
those requiring seated privacy or critical network 
monitoring, will continue to follow an assigned seat, 1:1 
desk ratio model.

Location Strategy and the Role of Place team: 
How widespread will workers not utilizing company 
space be? 

Horblit: In financial services there is, and will continue 
to be a wariness and in some cases regulatory concerns 
about outsourcing too much and/or permitting many 
kinds of work from occurring off-premises. Protection 
of sensitive client information and confidential material 
generally will militate against a significant reliance on 
public or shared venues for getting work done.  

Horblit: In some respects utilization of company space 
may increase in 2020, as improvements in cost and 
quality of videoconferencing options permit more and 
more people to conduct various forms of interaction 
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Companies also are facing more pressure to im-

prove efficiencies and cut costs, which will have an 

impact on the physical footprint. Firms need to do 

more with less, including real estate, which often 

represents the second or third highest expense for 

a company. That focus on reducing costs is result-

ing in a shrinking CRE footprint. In fact, pressure 

to downsize will likely drive AWS strategies across 

certain portions of a company’s work force that 

make good candidates for mobile work situations. 

There will continue to be a significant need for 

company sponsored space, but it is reasonable to 

expect that per person space utilization metrics 

will decrease with more workers per square foot 

of space. The average allocation of office space 

per person in North America is expected to fall 

to 151 square feet (46.0 square meters) or below 

by 2017, according to the ‘Corporate Real Estate 

Portfolio Data: Economic and Buying Influence In-

dicators’ research study by CoreNet Global.31 That 

space utilization is consistent with volumes in 

Europe, but represents an all-time low benchmark 

for North America. The average space allocated 

per worker for all North American companies 

measured an average of 225 square feet (68.6 

square meters) in 2010 and 176 feet (53.6 square 

meters) in 2012.

Some of the key features of the workspace of the 

future are:

•	 Workspaces will be open, flexible and green. 

•	 There will be more group space and less indi-

vidual space.

•	 Fewer workstations will sit partially idle.

•	 There will be more shared workstations for 

mobile workers. 

•	 Dedicated workstations will target employees 

who are not frequently out of the office.

•	 Flexible work arrangements (e.g., occasionally 

telecommuting and personal leave banks) will 

be essential to hire the best talent.

Companies are certainly looking at how to config-

ure space to accommodate changes to how people 

are working. Team-based workers, such as trading 

functions and IT development, will require com-

pany-sponsored space to meet and collaborate, 

but will not require individually assigned space. As 

2020 approaches, progress will be made in per-

suading large groups of already mobile workers of 

the benefits, economic and otherwise, of giving up 

dedicated individual space in favor of technology 

enabled options such as unassigned seating, drop-

in centers and other flexible work solutions.

31  Corporate Real Estate Portfolio Data: Economic and Buying Influence Indicators’, CoreNet Global, February 2012

BOLD STATEMENT 5IV.

directly from their desk. In this scenario, mobility could 
diminish. 

A place to come together to work each day, if only out 
of recognition that work is a social activity, will continue 
to be important in 2020. While the model of a dedicated 
workspace provided to every employee will likely vanish 
before 2020, universal application of unassigned space 
will not prevail. Firms will do more with less. Firms will 
press the issue by downsizing to an extent that business 
units may be compelled to identify certain portions of 
their work force as candidates for alternative workplace 
strategies. Nevertheless, physical space will remain 
important for collaborative activity, corporate branding, 
and for all the activities for which alternative work 
locations do not suffice.  

Workspace Needs are Changing (continued)
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Companies Embrace Sustainability

The global deterioration of the environment presents a 

formidable argument for green/sustainable strategies. 

Steady population growth is putting ever increasing 

pressure on natural resources. This is a topic that 

cannot be avoided today. In principle, employers agree 

that having a sustainable agenda is important. The 

vast majority of companies want to be in physical 

locations that are green/sustainable. Additionally, they 

want that as part of their image and as a means to 

enhance their ability to recruit and retain labor. 

Sustainability is particularly important to high-tech 

companies as this is an issue that resonates with its 

worker base. However, the issue of sustainability is 

becoming more and more important to companies 

of all sizes and across all industries. As such, 

communities will need to forward green agendas 

to remain competitive in recruiting talent and 

investment in 2020. 

Two-thirds of the executives surveyed in the CoreNet 

Global Corporate Real Estate 2020 End-User Survey 

(refer to Figure 4.16) either agreed or strongly agreed 

that all states and competitive communities will have 

green sustainable agendas, policies and strategies to 

compete for investment and talent, while 23 percent 

were neutral and 11 percent disagree. Those policies 

will need to encompass a variety of related issues, 

such as energy efficiency, alternative energy use, 

recycling and reducing the carbon footprint. Even 

for those communities that do not have proactive 

policies, the bulk of companies in 2020 will demand 

green/sustainable buildings.

Companies need to have their own commitment 

to green policies, practices and facilities, as 

well as a commitment to locate facilities in 

sustainable communities. That goes beyond just 

locating in green buildings, but also translates into 

sustainable communities that offer a live, work, 

play environment. Once companies locate in those 

areas, they also will have to have a sustainable 

environment, not just in the green building, but offer 

a sustainable live, work, play 24-7 environment. Live/

work/play urban environments will become more 

desirable locations especially for companies needing 

engineering and IT talent.

All states and 
competitive 
communities will have 
green sustainable 
agendas, policies and 
strategies to compete 
for investment and 
talent.

BOLD STATEMENT 6IV.

FIGURE 4.16  |  Bold Statement 6 Survey Results
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Overall, there is broad societal agreement that 

sustainable practices are essential. It has gone 

“off the agenda” for some companies in the wake 

of the global economic crisis, but it will play a big 

role going forward in 2020. “Sustainability issues 

have been put on the back burner for now, but 

will come back,” says Kevin Stolarick, Research 

Director at the Martin Prosperity Institute at 

the University of Toronto. “The Western world 

is not paying attention to sustainability issues for 

now, because economic recovery is the main focal 

point. However, China is beginning to pay serious 

attention to sustainability.”

The Public Push for Sustainability:  
Incentives vs. Regulation

Governments around the globe are addressing 

sustainability issues. The question for MNCs 

is whether those entities are choosing to use a 

carrot or a stick to drive change. On one hand, 

communities are furthering sustainable initiatives, 

because they recognize both the need and the 

value that can be gained by being at the forefront. 

Incentives include:

•	 Credits

•	 Grants

•	 Tax holidays

•	 Accelerated depreciation

On the other hand, the need to improve 

sustainability also is generating a more stringent 

regulatory response from communities around 

the world. Depending on how onerous these 

regulations are, it has the potential to impact 

location decisions, particularly as it relates to 

industrial/manufacturing facilities. 

Penalties include:

•	 Carbon tax and pricing

•	 Cap and trade schemes

•	 Added taxes, e.g. energy tax

Continued environmental concerns are expected 

to continue to motivate the adoption of additional 

environmental standards around the globe. For 

example, unprecedented national emission reduction 

targets were agreed to by more than 75 countries as 

part of the Copenhagen Accord. In addition, nations 

According to KPMG International, the 

10 most common policy initiatives 

used by those countries include32:

•	 Feeding tariffs

•	 Renewable portfolio standards

•	 Capital subsidies or grants

•	 Investment tax credits

•	 Sales tax or VAT exemptions

•	 Green certificate trading

•	 Direct production payments or tax credits

•	 Net metering

•	 Direct public investment or financing

•	 Public competitive bidding

32    “Energy & Natural Resources: Taxes and Incentives for Renewable Energy,” KPMG International(2011

BOLD STATEMENT 6IV.
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as well as some states within the U.S. have enacted 

nearly 300 binding and accountable new emissions 

reduction commitments since June 2008, according 

to a study by the Brookings Institution.33 In addition, 

at least 83 countries—41 developed/transition 

countries and 42 developing countries—have 

some type of policy to promote renewable power 

generation, according to the Energy & Natural 

Resources: Taxes and Incentives for Renewable 

Energy report by KPMG International. 34

More governments also are offering incentives as 

a means to promote the use of renewable energy 

sources.

Change needs to start in the urban environment. 

Experts predict the world’s urban population will 

double by 2050, and that is where the change may 

need to start. In the U.S., the largest 100 metros 

contain 63 percent of the nation’s residential 

structures, 64 percent of the nation’s vehicle miles 

Sources: This section is intended only to be indicative of the overall landscape of policy activity and is not a definitive reference. Policies listed are generally those that have been enhanced by legislative bodies. Some of the policies 
may be unintentionally omitted or incorrectly listed. Some policies may also be discontinued or very recently enacted. This report does not cover policies and activities related to technology transfer, capacity building, carbon finance, 
and Clean Development Mechanism projects, nor does it highlight broader framework and strategic polices—all of which are still important to renewable energy progress. For the most part, this report also does not cover policies 
that are still under discussion or formulation, except to highlight overall trends, information on polices comes from a wide variety of sources, including the IEA Renewable Energy Policies and Measures Database, the U.S. DSIRE 
database, RenewableEnergyWorld.com, press reports, submissions from country-specific contributors to this report, and a wide range of unpublished data. Much of the information presented here and further details on specific 
countries appear on the “Renewables Interactive Map” at www.ren21.net. It is unrealistic to be able to provide detailed references to all sources here.

33           “Sizing the Clean Economy,” The Brookings Institution (March 2011)
34 - 35    “Energy & Natural Resources: Taxes and Incentives for Renewable Energy,” KPMG International(2011)
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traveled and account for 56 percent of the nation’s 

carbon emissions, according to data from the 

Brookings Institution.

MNCs also will play a more proactive role in 

supporting communities where they choose to 

locate. “I think we are going to see companies 

taking corporate responsibility to another 

level. Publicity and image are important and as 

corporations grow to be true global economic 

players, marketing and that perception are very, 

very important,” says Derrick Bock, Head of 

European WorkPlace Services at eBay.

Competitive Communities

The definition of “sustainable” communities certainly 

extends beyond green, energy-efficient initiatives and 

policies. 

According to one interviewee, “The communities 

that can compete will be the ones that help their 

companies be really efficient with resources like 

time for commuting, cost of power, cost of land and 

quality of life for the employees.” They add, that 

this is already occurring in cities such as Mumbai, 

New York, Hong Kong, Singapore, London, Tokyo 

and Shanghai, but has not happened in Calcutta, 

Saint Louis, Manchester, England, Chengdu, 

Sydney and Melbourne. Those sustainable cities 

that are very desirable for live-work locations are 

both environmentally friendly and economically 

competitive, because both situations require that a 

city use its resources well. “So, if you don’t waste a 

lot of time in traffic, if you get efficient energy, if you 

use the water properly – all of those things go hand in 

hand,” they conclude. 

Singapore, for example, designed a traffic system 

to lower congestion and carbon emissions by 

recognizing traffic patterns on a whole-city scale. The 

end result is one of the most modern, affordable and 

heavily used public transport networks in the world 

with nearly three million people riding the bus and 1.6 

million people riding the train on any given day.36  

Although Singapore represents a great example 

of a forward-thinking metro, the broader sense 

is that Asia may be lagging behind some of its 

counterparts in North America and Europe as it 

relates to pushing sustainable agendas. Discussions 

on this bold statement at the CoreNet Global 2012 

Summit in Singapore produced mixed reviews. While 

many MNCs recognize that sustainable strategies 

and practices could be advantageous, they were 

not viewed as a key driver to attracting business 

investment and talent in many Asian markets. 

However, while sustainability may not be in the 

spotlight today, it will inevitably play a bigger role 

across Asia in the future. The question remains as 

to how quickly it will rise to the forefront and be 

embraced by both corporations and communities 

working to attract that business investment. 

BOLD STATEMENT 6IV.

36     “Smarter Cities for Smarter Growth,” IBM Global Business Services, (2011)
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What Do Corporate Real Estate Executives Need to 
Do Next?

The evolving role of the corporate real estate (CRE) executive in 2020 

is one that extends well beyond just completing transactions. CRE 

executives are increasingly called upon to tackle complex global issues 

that impact strategic planning for current and future location decisions. 

The added challenge is how to not only anticipate changes, but also 

how to incorporate those changes in workplace needs and strategies 

into an actionable plan. 

“It is not enough to hold a central location in your own market and 

from there export products to customers. Now there is a global 

supply-chain from both sourcing raw materials and labor to the 

end customer. That global network is bringing more complexity to 

management and the CRE team,” says Thomas Glatte, Head of Real 

Estate and Facilities Management at the BASF Group. 

CRE groups will be increasingly challenged to look beyond location 

decisions to address strategies on how the physical work space can be 

used to make workers more efficient and productive. For example, the 

CRE group will need to address, not just where workers sit, but how 

do they work, how do they communicate and what type of physical 

space will make them more efficient and more productive. 

Leading companies need to design supply-chains and real estate 

portfolios that can weather the dynamic shifts and changes in 

everything from labor shortages and natural disasters to shifting 

political and economic climates. That uncertainty and dynamic 

environment will demand that CRE executives create a flexible supply- 

chain that is regularly examined and reconfigured to reflect current and 

possible future conditions, five and even 10 years away. Yet, without a 

crystal ball, that is a tall order. The question for CRE executives is how 

to manage that effectively.

To be better equipped to meet those challenges, the CRE executives 

will need a broader skillset.

One view is that the growing demands placed on the CRE team will 

require that executives have the ability to think cross-functionally. 

Increasingly, CRE executives will need to be generalists that possess 

CRE executives are 
increasingly called 
upon to tackle 
complex global issues 
that impact strategic 
planning for current 
and future location 
decisions.

V. CONCLUSIONS
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more collaborative/ persuasive skills. There will also be more emphasis 

on measurement/analytics. Some companies will embrace metrics and 

incorporate those metrics as an important part of the decision-making 

and management process.

The CRE group will need more than just straight real estate expertise. 

CRE executives will need to grow their financial skills and change-

management skills. In addition, executives will need to strengthen 

their skillset, proficiency and understanding in areas such as:

•	 Interpersonal/communications

•	 Global geography

•	 Supply-chain dynamics

•	 Employee attitudes regarding workplace

•	 Labor market dynamics to select locations that will be viable from 

HR standpoint over the long haul

Need to Incorporate Technology

Technologies across the board will be a bigger part of the CRE 

toolkit in 2020 with the use of mobile apps, as well as networking 

sites that allow CRE executives to share knowledge on issues such 

as best practices related to location strategy, as well as pros and 

cons of locating specific operations in specific countries or markets. 

Regardless of the type of facility, CRE executives will be challenged 

to produce more accurate space demand forecasting. One solution 

for CRE executives will be taking advantage of dashboard technology 

that will allow companies to evaluate different scenarios with more 

quantifiable metrics. The industry has been striving to achieve the 

elusive goal of capturing HR and CRE in a centralized database, and 

that goal will be realized in the not too distant future. 

Those dashboard technologies will become an indispensable tool for 

monitoring and adjusting global footprints in the future. CRE executives 

could query the database with questions regarding the deployment 

of a company’s real estate portfolio, allowing them to calculate real 

estate needs based on certain variables such as company growth. For 

example, if a company’s goal is to grow the firm by 20 percent in five 

years, how does that impact real estate needs? How do those needs 

Technologies across 
the board will be a 
bigger part of the CRE 
toolkit in 2020. 

V. CONCLUSIONS
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shift if the actual growth is 10 percent or 30 percent? CRE business 

intelligence/dashboard technologies are already being utilized 

by firms such as Siemens, British Telecom, Ryan Companies, 

Panasonic and Corning.

There needs to be a better job done in forecasting demand for space 

across all sectors. There is also a need for better scenario planning. 

To achieve these goals, CRE executives will need to have the ability to 

navigate the corporate infrastructure to come up with solutions both 

qualitative and quantitative. It gives CRE executives enhanced ability to 

be more flexible and to adjust the portfolio very quickly as demand and 

need arises. We are not there yet in terms of demand forecasting. 

Managing CRE Functions

Outsourcing of CRE functions will remain firmly entrenched, but 

firms will continue to balance vendor-provided services with key 

strategic functions kept in house. Despite the allure of simplicity and 

standardization inherent in consolidating services with one vendor, 

firms will find it advantageous to contract with multiple providers to 

access specific expertise and to properly service diverse locations. 

As firms insist on greater flexibility in their real estate portfolios, CRE 

groups will respond by developing expertise and relationships in the 

brokerage community to take advantage of new trends in ownership, 

new leasing structures and novel forms of acquisitions, such as 

auctions and exchanges. 

For firms such as JDS Uniphase, the CRE group is already a 

lean, heavily outsourced group, and that is not likely to change 

dramatically in 2020. “There may be a need for a regional model 

for meeting demand in developing countries, but there won’t 

be a significant change in the organization,” says Terry Wood, 

Vice President of Workplace Solutions at JDS Uniphase. “There 

will also be a focus on emerging market locations—China, India, 

maybe South Africa. The real estate group will expand their 

portfolio, but no big changes.”

CRE executives will need to embrace an effective model that 

works for their company or industry. For many firms, the answer 

is adopting globally centralized policies, guidelines, and strategies. 

V. CONCLUSIONS
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V.
Other firms will opt for a decentralized strategy execution with 

room to customize specific needs as required. 

One interviewee points out that their organization is one example 

of a company that does not currently have significant centralization 

in terms of its CRE expertise and operations. However, the 

company does expect to have more centralization in terms 

of a corporate guidance group. “Today, the company is doing 

everything on a country basis, with corporate partners. By 2020, 

there will be more regional reporting on a functional basis. There 

will be regional management of operations with a direct line to 

centralized corporate headquarters. There also will be a move to a 

shared services model with centers of expertise for different real 

estate services.” In addition, they add, support services, such as 

CRE, IT and HR will serve across business lines. 

Companies need to be more nimble and have the ability to 

move in and out of markets quickly. Changing dynamics within 

emerging markets makes it difficult to predict the necessity of 

those locations in the future. As such, being able to maintain 

flexibility across the portfolio will be a high priority. To respond to 

shifting dynamics, CRE units themselves need to be smaller, more 

geographically dispersed and more nimble. There will continue 

to be a need to have a core CRE group offering strategic advice 

near the corporate center. However, CRE will be more broadly 

dispersed geographically, both to reflect the dispersed footprint of 

its corporate client and because continued advances in technology 

and worker mobility will permit it. 

Finally, the growing global market highlights the need to 

incorporate greater diversity on the CRE team. This has been a 

recognized challenge for many years, but diversity has been slow 

to be incorporated. The expanding geographic scope of many 

firms, as well as the diversity of the corporate work force, will 

demand that future CRE teams embrace that same diversity to 

better executive real estate strategies that increasingly cross both 

geographic and cultural lines.

CONCLUSIONS

CRE will be more 
broadly dispersed 
geographically, 
both to reflect the 
dispersed footprint 
of its corporate 
client and because 
continued advances in 
technology and worker 
mobility will permit it. 
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VI.

Enterprise Leadership

Mark Schleyer, AT&T

Michael Creamer, Cushman & Wakefield

Location Strategy and the Role of Place

Mary Jane Olhasso, MCR, SLCR, County of San Bernardino

Partnering with Key Support Functions

Craig Robinson, MBA, Cassidy Turley

Portfolio Optimization & Asset Management

Jack Burns, Cresa

Keith Keppler, Cresa

Russ Howell, MBA, Jones Lang LaSalle

Service Delivery & Outsourcing

Blake Layda, Jones Lang LaSalle

Scott Bumpas, Cresa

Lisa Huls-Fry, Cassidy Turley

Sustainability

Leigh Stringer, HOK

Technology Tools

Larry Sweeney, AT&T

Robin Ellerthorpe, HOK

Workplace

Anne Nathe, Johnson Controls, Inc.

Chris Mach, MCR, AT&T

Cindy Beavers, Steelcase Inc.

Margaret Gilchrist Serrato, Ph.D., MBA, AIA, ASID, LEED AP, Herman Miller

Michael Leone, Regus

Patricia Roberts, Jones Lang LaSalle

Rob Wright, Johnson Controls, Inc.

Russ McFadden, AT&T

Steve Hargis, MCR, LEED AP, HOK

APPENDIX A
CORPORATE REAL ESTATE 2020 TEAM LEADERS AND SPONSORS
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Corporate real estate and workplace leaders who were 

interviewed as a part of the Location Strategy and the 

Role of Place study included:

ADP
Mac Peden, Real Estate Director

Associated British Foods
David Mills, MRICS, Group Property Manager

BASF
Thomas Glatte, Head of Real Estate and Facilities 
Management 

BMC Software
Chris Ross, Director, Americas RE & Facilities

Boston Scientific
Ed Zielinski, BCCR, SLCR, Vice President, Global 
Real Estate & Facilities

Chevron
Nigel Harris, MCR, Senior Real Estate Advisor

Cisco
Mike Zamora, MCR, Senior Manager Asia & 
Pacific Regions

Coca-Cola Refreshments USA Inc.
Matthew (Matt) Fanoe, Vice President of Real 
Estate

eBay
Derrick Bock, Head of European Workplace 
Services

Eli Lilly
Stephen Van Soelen, Director, Strategic Real 
Estate

Fidelity Real Estate Company
Chris Horblit, President

Genentech
Gig Codiga, MCR.h, SLCR

Harvard Business School
John Macomber, Senior Lecturer

Hindustan UnileverLimited
R.K. Mutreja, General Manager CRE

Hewlett-Packard
Lawrence Moretti, Director, Global Location 
Strategy

IMC Octave
William Taam, MCR, Managing Director

Intel
Sunil Das, MCR.h, GM - Director, C.R.E. & Site 
Dvlpt.

JDS Uniphase Corporation
Terry Wood, Vice President, Workplace Solutions

John Deere
Robert Hand, Manager, Global Real Estate

Martin Prosperity Institute, University of 
Toronto

Kevin Stolarick, Ph.D.., Research Director

MetLife
Barbara Moore, MCR, SLCR, Director, 
International Real Estate

Nokia Siemens Networks
Peter Doran, Global Head of Real Estate

Northern Trust 
Philip Tan, VP, Head of Corporate Services, APAC

Oracle 
Michelle Myer, MCR, SLCR, Vice President 
Americas Real Estate and Facilities 

Pfizer
Terence Hales, Director of Real Estate, Americas

Red Hat
Craig Youst, Senior Director, Global Facilities & 
Real Estate

Steelcase
James Lawler, BCCR, SLCR, Director, Global 
Facilities and Real Estate

Target
John Haller, Senior Real Estate Manager

Unilever 
Guy King, Director of Real Estate, Europe & 
Africa

VI. APPENDIX B
PROFESSIONAL LEADERS INTERVIEWED
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The purpose of this document is to assist the 

research teams in setting up the interview 

by providing consistent information on the 

background of the project, research areas, 

purpose of the interview, timeline, deliverables 

and expectations. Some of the people being 

interviewed may be very familiar with the 

project, while others may not. Reviewing this 

information prior to the formal interview can 

help to insure that all interviews are conducted 

in a consistent manner and the people being 

interviewed have a clear understanding of the 

overall project and their role in the process.

Background

CoreNet Global is the world’s leading association 

for corporate real estate (CRE) and workplace 

professionals, service providers and economic 

developers. Nearly 7,000 members, who include 

70% of the Fortune 100 and nearly half of the Forbes 

Global 2000, meet locally, globally and virtually to 

develop networks, share knowledge, learn and thrive 

professionally.

Program Description

Corporate Real Estate 2020 is a research and 

leadership development program designed and 

managed by CoreNet Global to address the business 

environment in the future and to collect, package and 

distribute state-of-the-art best practices, tools, models 

and case studies to help our members prepare to meet 

future business needs.

To achieve this objective, we are interviewing a number 

of senior industry leaders to validate a new vision for 

the industry and develop a series of transition strategies 

to assist CRE organizations in transforming themselves 

to meet the challenges ahead as the economy changes 

and new business models evolve.

There are three major steps in the overall process as 

indicated below:

•	 Vision Validation

•	 Development of Research Areas

•	 Transformation of the Industry

New Vision for the Industry

Using materials collected throughout our discovery 

process and at our Launch Meeting we developed a 

draft vision for the industry that has been preliminarily 

validated by the research team. This vision will continue 

to change as our research proceeds and new informa-

tion is obtained.

Research Areas

Based on the vision of the future we have also devel-

oped a number of key Research Areas to assist our 

members in migrating from their current real estate 

practices to the new skills and strategies needed to sur-

vive and grow over the next two to five years. These 

include strategies for the following areas:

EIGHT RESEARCH AREAS

Enterprise
Leadership

Location 
Strategy & the 
Role of Place

Partnering 
with Key 
Support 
Functions

Service 
Delivery & 
Outsourcing

Sustainability

Technology 
Tools

Workplace
Portfolio 
Optimization 
& Asset 
Management
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Research Process

There are numerous steps in the overall research 

process including the development of a research 

premise, goal and hypotheses for each of the 

above research areas – which are, in turn, validated 

through one-on-one interviews with industry 

leaders and experts, industry surveys and other 

techniques.

Deliverables

Deliverables from this project will include research 

reports; web-based white papers; executive 

development seminars; workshops and panels 

at Summits; material and speakers for chapter 

programs; articles in THE LEADER, industry and 

business press; and topics and speakers for other 

learning events.

Timeline

Corporate Real Estate 2020 was officially launched 

in August in Dallas where the research teams first 

met to define and validate the vision and refine 

their thinking on the Research Areas. Based on that 

meeting our goal is to complete the interview process 

over the next several weeks and start producing 

programs, reports and other materials by the CoreNet 

Global Summit in San Diego in April 2012.  

Intellectual Property

Before we begin, I also want to explain the 

intellectual property guidelines for Corporate Real 

Estate 2020.

Please do not share any confidential or proprietary 

information with any member of the research team.  

If we use any specific information or materials from 

this interview that refer to you or your Company, 

we will offer you the opportunity to review that 

information prior to publication.

Purpose of the Interview

The purpose of this interview is to capture your 

knowledge and thoughts on Location Strategy and 

the Role of Place in 2020.

Do you have any questions before we get started?

Interview length approximately 1 hour

Validate the correct spelling of your name and 

official title:

Name:

Title:

Company:

Date of Interview:

Background Information

Note: Interviewers are encouraged to review the 

Annual Report and 10K form for the firm prior to the 

interview.
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1. What is the primary industry classification for your firm? (check one)

o Energy

o Engineering /Construction/Architecture

o Financial Services Insurance

o Food/Beverage

o Healthcare

o Heavy Manufacturing

o High-tech Manufacturing

o Pharmaceuticals

o Retail/Wholesale

o Technology

o Telecom

o Transportation

o Other (please specify) 

____________________________________________

2. What was the annual revenue for your firm last year? Please specify ___________  or check one of the 

following:

o Less than $1 Billion

o Equal to or more than $1 Billion but less than $5 Billion

o Equal to or more than $5 Billion but less than $10 Billion

o Equal to or more than $10 Billion but less than $25 Billion

o Equal to or more than $25 Billion

3. In how many countries do you operate? Please specify ___________  or check one of the following:

o The US only

o The US and less than 5 countries

o Equal to or more than 5 but less than 25

o Equal to or more than 25 but less than 100

o Equal to or more than 100
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4. What is the approximate number of employees in your firm? Please specify _________ or check one of 

the following:

o Less than 5,000

o Equal to or more than 5,000 but less than 10,000

o Equal to or more than 10,000 but less than 25,000

o Equal to or more than 25,000 but less than 100,000

o Equal to or more than 100,000

5. What is the approximate size of your company’s portfolio in square feet (or square meters)?  

___________. For which of these is the CRE group responsible?

% of Assets

____ % Office

____ % Retail

____ % Laboratory

____ % Manufacturing

____ % Warehouse

____ % Call Center

____ % Fleet Facilities

____ % Data Centers

____ % Other
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Research Hypotheses developed by the Location Strategy and the Role of Place Team

For the following, please answer – Agree / Disagree / Partially Agree

1. All states and competitive communities will have green sustainable agendas, policies and strategies to 

compete for investment and talent. 

 o Agree o Disagree o Partially Agree

2. There will be a re-emergence of manufacturing in the developed countries with smaller regional 

facilities.

 o Agree o Disagree o Partially Agree

3. Skilled/technical labor shortages will curtail quality job growth in many countries and localities.

 o Agree o Disagree o Partially Agree

4. South America and Africa will be the new hotspots for BPO and manufacturing activity.

 o Agree o Disagree o Partially Agree

5. Alternate Workplace Strategies such as the Virtual Office will play a conspicuous role in some sectors, 

but physical place will predominate when we consider the totality of corporate real estate.

 o Agree o Disagree o Partially Agree

6. Supply-chain/logistics including business continuity and disaster risk will exert a dominant influence 

over industrial location strategy.

 o Agree o Disagree o Partially Agree
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Research Questions 

7. What transformational change do you believe will most impact your business in 2020?

8. What major changes will take place in your real estate group in response to your company’s 

situation in 2020?

9. How do you think these strategies will change by 2020?

•	 Manufacturing 

•	 Distribution Centers

•	 R&D Centers

•	 Back Offices

•	 Headquarters

•	 Retail Stores

•	 Lodging Facilities 

10. Will the incoming generation of workers (new Millennials) have marked influence over the Role of Place 

in your Company? What changes do you expect?

11. For office operations once you have settled on a new location (metro area) will there be a greater or 

lesser need to have a company sponsored dedicated space for the work force?

12. How widespread will workers not utilizing company sponsored space be?

•	 For which functions?

•	 Will this involve a significant proportion of the work force? 

•	 What portion of the work force?

13. Do you foresee global labor shortages – 

•	 Skilled crafts

•	 Scientists (Suitable for Multi-National Corporation employment)

•	 Engineers (Suitable for Multi-National Corporation employment)

•	 IT professionals (Suitable for Multi-National Corporation employment)
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Research Questions

14. What will be the top five factors for siting new facilities in 2020?

15. Globally what will be the new hot spots for corporate location in 2020 (countries or regions)?

16. Will we likely see more regional manufacturing plants due to supply-chain / logistics / proximity 

imperatives?

17. Please furnish any additional thoughts on corporate location/Role of Place in 2020.
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VI.
The Location Strategy and the Role of Place team 

tested six Bold Statements, or research hypotheses, 

through interviews with senior executives, Summit 

education sessions and the results of the Corporate 

Real Estate 2020 end-user survey. Four of the 

six Bold Statements were supported by a strong 

majority of survey respondents. Although the team 

elevated its focus beyond the interviews and survey 

to examine the emerging findings from other 2020 

teams – and more importantly, what implications 

these findings held for corporate real estate/

workplace executives – a summary of results to the 

specific hypotheses is provided below:

1. There will be a re-emergence of 

manufacturing in the developed countries 

with smaller regional facilities.

Finding: Fifty-one percent of respondents agreed or 

strongly agreed with this statement. 

2. Supply-chain/logistics including business 

continuity and disaster risk will exert a 

dominant influence over industrial location 

strategy. 

Finding: Sixty-eight percent of respondents agreed 

or strongly agreed with this statement.

3. South America and Africa will be the new 

hotspots for BPO and manufacturing activity.

Finding: Seventy-five percent of survey respondents 

agreed or strongly agreed with this statement.

4. Skilled/technical labor shortages will curtail 

quality job growth in many countries and 

localities. 

Finding: Sixty-eight percent of respondents agreed 

or strongly agreed with this statement.

5. Alternate Workplace Strategies such as the 

Virtual Office will play a conspicuous role 

in some sectors, but physical place will 

predominate when we consider the totality 

of corporate real estate.

Finding: Eighty-three percent of survey respondents 

agreed or strongly agreed with this statement.

6. All states and competitive communities will 

have green sustainable agendas, policies and 

strategies to compete for investment and 

talent. 

Finding: Sixty-six percent of survey respondents 

agreed or strongly agreed with this statement.
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VI.
Adam J. Hoy CPM, MCR, SLCR, 
Director & Global Real Estate Lead, 
Unilever

Barbara Coffee, Economic 
Development Director, City of 
College Park

Christopher Steele, President, 
CWS Consulting Group LLC

Colin Fitzgibbons, Associate 
Vice President, KDC Real Estate 
Development & Investment

Craig Youst, MCR, CFM, Sr. 
Director, Global RE & Facilities, Red 
Hat Inc.

Cynthia Groves, Senior Managing 
Director, Retail Consulting, Newmark 
Knight Frank

Damien Sanouillet, Head of 
Business Development Corporate 
Solution, Jones Lang LaSalle

David Freed, PE, Head of Location 
Strategy, Nokia Siemens Networks

Del Boyette, Principal, Boyette 
Strategic Advisors

Dennis J. Donovan, Principal, 
WDG Consulting

Donna Repko, Business 
Development Manager, Herman 
Miller

Gabe I. Burke, SIOR, MBA, Sr. 
Vice President, Colliers International 

Henrik Eriksson , Director Sales, 
Vasakronan

Jade Wang, MBA, Sr. Lease 
Analyst-Assistant Manager, Jones 
Lang LaSalle

Jason Smith, Vice President, NAI 
Global Corporate Solution

Jennifer Jenkins, Applied 
Research Consultant, Steelcase

John Flynn, Business 
Development, JNF 

John Willand, MSRE, Director 
of Research, Fidelity Real Estate 
Company 

Kristin Beatty, Managing Director
Consulting, CBRE

Lane Johnson, Senior Director of 
Real Estate, The ServiceMaster Co

Laura Templeton, Corporate 
Director - Commercial Development 
Programs, Leo A Daly 

Lynn Lantaff, Research Consultant, 
Steelcase

Mary Jane Olhasso, MCR, SLCR, 
Economic Development, 
Administrator, County of San 
Bernardino

Matt Smith, President, Vector 
Property Services

Nadira Akbari, MCR, Real Estate 
Project Manager, JDSU

Narayan Kamath, MCR, SLCR, 
Regional Manager – AP, ME 
& Africa, GM Real Estate and 
Facilities, General Motors Co.

Rohini Saluja, Director, Global 
Corporate Services, Asia, CBRE 
(Pte) Ltd

Russ Howell, Managing Director, 
Jones Lang LaSalle

Sarah Dian, MCR, MBA, Senior 
Vice President, Jones Lang LaSalle

Sheila McGrory, MCR, Manager 
of Economic Development, Town of 
Whitby

Thomas Musil, Director
Center for R.E. Education, 
University of St. Thomas-Opus 
College of Business

Todd Brightwell, Vice President, 
Business Development, Economic 
Development Corporation of Utah

William Demianczyk, VP 
Corporate Real Estate, Concentra 
Health Services, Inc.

William Peeples, MBA, Associate 
Vice President, KDC Real Estate 
Development & Investments

Ziona Strelitz, Founder Director,
ZZA - Responsive User 
Environments
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CORPORATE REAL ESTATE 2020  |  PARTICIPATING COMPANIES
VI. APPENDIX F

CORPORATE REAL ESTATE 2020 PARTICIPATING COMPANIES

Accenture
Adobe
adidas
ADP
Aedas
Air New Zealand
Allsteel
Altisource
American Airlines
American Express
American Medical Systems
ANZ
Associated British Foods
AstraZeneca
AT&T
Atmos Energy
Bank of America
Bank of New Zealand
BASF
BB&T
BMC Software
Boston Scientific
Brenau University
BusinesSuites
Carnegie Mellon University
CASP-R
CBRE
CBS
Chevron
Ciena
Cisco
Citigroup
Coca-Cola Refreshments
Colonial First State
Cornell University
Corporate Portfolio Analytics
DEGW
Delft University of Technology
Deutsche Bank
Dow Chemical
eBay
Eli Lilly
EMC
Equifax
Ericsson
Ernst & Young
Fidelity Investments
Fischer & Company
Ford Land
Future of Work…unlimited
Genentech
Gensler
Georgia Institute of Technology
Georgia Institute of Technology, 
School of Building Construction

Global Workspace Association
Google
Harvard Business School
Haworth
Hewlett-Packard
Hilton Hotels and Resorts
Hindustan Unilever Limited
HOK
Honeywell
IA Interior Architects
IMC Octave
Infinera
Infrastructure Ontario
ING Bank
Intel
Interface
inVentiv Health
iOpener Institute
Iron Mountain
Jacobs Engineering
JDS Uniphase Corporation
John Deere
Johnson & Johnson
Johnson Controls
Jones Lang LaSalle
Kraft Foods 
Lance Capital LLC
Liberty Mutual Group
Lockheed Martin
Marsh & McLennan Companies
Martin Prosperity Institute, University 
of Toronto
Mary Kay Inc.
Massachusetts Institute of Technology 
McCarthy Consulting Group
McKesson
MetLife
Michelin   
Microsoft
Microsoft India
MillerCoors
Morgan Stanley
NetApp
Nokia
Nokia Siemens Networks
Northern Trust
Novellus
NVIDIA 
Oracle
Pacific Gas & Electric 
Pan-European HR Network 
Parsons 
Pfizer
Philips International
Polycom

Procter & Gamble
Prudential Financial
Raytheon 
Red Hat
Regus
Royal Dutch Shell plc.
Salesforce.com
SAP
Shell Oil Company
Siemens AG
Siemens Building Technologies
Sony Electronics
Southern California Edison
Sprint Nextel
Standard Chartered Bank
Staples
Steelcase
Sybase
Target
TD Bank Group
Teknion
Telstra
Tenet Healthcare
Texas Instruments
The Hartford
The Occupiers’ Journal Limited
The Sage Group
Thomson Reuters
TIGNUM
Time Warner
Timken
T-Mobile
Travelers
U.S. General Services Administration
Unilever
Unilever UK
UnitedHealth Group
University at Buffalo SUNY
University of California, Berkeley
University of Michigan
University of Texas at Austin
Verint
Virginia Polytechnic Institute and State 
University
Virtual Premise
Visa
Vodafone 
Vodafone NZ
Westpac
Yahoo!
Zurich Insurance Group
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