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Types of Industrial Buildings

Warehouse

Primary Type| Manufacturin —— - Flex
y yp 9 Distribution
General .
1 Su_b-type/ General purpose General Purpose Gen_era! Pun_-pose Truck Terminal Purpose Service Center/
Special Purpose Warehouse Distribution Showroom
Flex/R&D
2 Size in SF Any 50,000 SF + 50,000 SF + 20,000 SF + 20,000 SF + < 150,000 SF
3 Clear Height 10 ft. + 16 ft. + 16 ft. + 12 - 16 ft. 10 - 18 ft. 15 - 25 ft.
Use typically Use generall Use often
"dirtier" & more 9 y allowed; outdoor Use restricted
. . allowed; outdoor Use somewhat Use generally
4 Zoning restricted; outdoor storage yards . & often has
storage yards L restricted allowed .
storage yard usually| ,. ~. limited Retail elements
limited somewhat
allowed somewhat
5 | Loading Docks Yes Yes Yes Cross-dock Yes Yes
. . 1: 5,000 - 1: 3,000 - 1: 500 - 1: 5,000 -
6 -to- :
Door-to-SF Ratio Varies 15,000 SF 10,000 SF 5,000 SF 15,000 SF + | 1 10,000SF
7 Percent Office < 20% < 15% < 20% < 10% 25 - 100% 30 - 40%
8 | Electrical Power | Heavy or Medium Low to Medium Low Low Low Low
Fire Sprinkler . . May or may not | May or may not | May or may not | May or may not
9 .
System ST L7 eI be required be required be required be required
Divisibility .
10
(Smallest SF) Varies 15,000 SF + 50,000 SF + 10,000 SF + 5,000 SF + 2,000 SF +
11 Curb Appeal Low Low Low Low High High
Automobile . . . .
12 Parking Ratio Varies Low Low Varies High High
R&D, Storage,
. Showroom,
13 Primary Use Manufacturing _Sto-rage., Distribution Truc_k Trans Off'(fe’ L_ab, Storage, Light
Distribution shipment Retail, Light -
. Manufacturing
Manufacturing
Bulk Warehouse,
Heavy, Light | Storage, Fracser|  Delivery Garden Office,
14 Sub-Sets Y, -19! ge, Fre . v Bonded Incubator, High| Shallow Bay
Manufacturing Storage, High- Services, Air
Tech
Cube, Self Storage, Cargo

Bonded




Types of Industrial Buildings
Primary Type| Manufacturing

Sub-type/

Special Purpose (R O s
Size in SF Any

Clear Height 10 ft. +

Use typically
"dirtier" & more
Zoning restricted; outdoor
storage yard usually
allowed

Loading Docks Yes
Door-to-SF Ratio Varies

Percent Office < 20%

Electrical Power | Heavy or Medium

Fire Sprinkler .
System Required
Divisibility

(Smallest SF) LD

Curb Appeal Low

Automobile

Parking Ratio e

Primary Use Manufacturing

Heavy, Light

Sub-Sets Manufacturing
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Primary Type

Sub-type/

Special Purpose

Size in SF
Clear Height

Zoning

Loading Docks

Door-to-SF Ratio

Percent Office

Electrical Power

Fire Sprinkler
System

Divisibility

(Smallest SF)

Curb Appeal

Automobile

Parking Ratio

Primary Use

Types of Industrial Buildings

Warehouse

General Purpose
Warehouse

50,000 SF +
16 ft. +

Use generally
allowed; outdoor
storage yards
limited somewhat

Yes

1: 5,000 -
15,000 SF

< 15%

Low to Medium

Usually required

15,000 SF +
Low

Low

Storage,
Distribution

Bulk Warehouse,
Cold/Refrigerator
Storage, Freezer
Storage, High-
Cube, Self Storage,
Bonded
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Types of Industrial Buildings

ori T
rimary lype Distribution

Sub-type/ General Purpose
Special Purpose Distribution

Size in SF 50,000 SF +
Clear Height

Use often
allowed; outdoor
storage yards
limited somewhat

Zoning

Loading Docks

1: 3,000 -

Door-to-SF Ratio 10,000 SF

Percent Office

Electrical Power

Fire Sprinkler May or may not
System be required

Divisibility

(Smallest SF) 50,000 SF +

Curb Appeal

Automobile
Parking Ratio

Primary Use Distribution
Overnight

Sub-Sets Delivery Services,
Air Cargo







General Purpose Distribution Warehouse

Interlgr of High Bax Warehouse




Primary Type

Sub-type/
Special Purpose

Size in SF
Clear Height

Zoning

Loading Docks

Door-to-SF Ratio

Percent Office

Electrical Power

Fire Sprinkler
System
Divisibility
(Smallest SF)
Curb Appeal

Automobile

Parking Ratio

Primary Use

Types of Industrial Buildings

Distribution

Truck Terminal

20,000 SF +
12 - 16 ft.

Use somewhat
restricted

Cross-dock

1: 500 -
5,000 SF

< 10%

Low

May or may not
be required

10,000 SF +
Low

Varies

Truck Trans-
shipment

Bonded
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Interior of Truck Terminal
Warehouse-with Cross Ducks




Primary Type

Sub-type/

Special Purpose

Size in SF
Clear Height

Zoning

Loading Docks

Door-to-SF Ratio

Percent Office

Electrical Power

Fire Sprinkler
System

Divisibility

(Smallest SF)

Curb Appeal

Automobile

Parking Ratio

Primary Use

Types of Industrial Buildings

General
Purpose
Flex/R&D

20,000 SF +
10 - 18 ft.

Use generally
allowed

1: 5,000 -
15,000 SF +

25 - 100%

May or may not
be required

5,000 SF +

R&D, Storage,
Office, Lab,
Retail, Light

Manufacturing

Garden Office,
Incubator, High
Tech
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Flex/R&D Building
Interior Lab Area




Flex/R&D Building
~Interior of Warehouse with Typical Low Ceiling




Primary Type
Sub-type/
Special Purpose
Size in SF
Clear Height

Zoning

Loading Docks
Door-to-SF Ratio

Percent Office

Electrical Power

Fire Sprinkler
System
Divisibility
(Smallest SF)
Curb Appeal
Automobile

Parking Ratio

Primary Use

Sub-Sets

Types of Industrial Buildings

Service Center/
Showroom

< 150,000 SF
15 - 25 ft.

Use restricted
& often has
Retail elements

1: 10,000 SF

30 - 40%

May or may not
be required

2,000 SF +

Showroom,
Storage, Light
Manufacturing

Shallow-Bay




Exterior Front










Al)

A2)

A3)

A4)

A5)

A6)

A7)

A8)

A) GENERAL INDUSTRIAL BUILDING CHARACTERISTICS

Industrial Building: Facility in which the space is used primarily for research,
development, service, production, storage or distribution of goods and which may also
include some office space.

Manufacturing, Warehouse & Flex Buildings: Three (3) primary classifications of
industrial buildings. Typical characteristics of the different types of Industrial Buildings

are shown in the table. Buildings must exhibit more than on e of the characteristics but
need not exhibit all characteristics to be considered under a specific classification.

Manufacturing Building: Facility used for conversion, fabrication and/or assembly of raw
or partly wrought materials into products. Typical characteristics are shown in the table.

Warehouse: Facility primarily used for the storage and/or distribution of materials,
goods, & merchandise. Typical characteristics are shown in the table.

Distribution Building: Type of warehouse facility desighed to accommodate efficient
movement of goods. Typical characteristics are shown in the table.

Truck Terminal: Specialized distribution building for redistributing goods from one truck
to another as an intermediate transfer point. These facilities are primarily used for
staging loads (rather than long-term storage) & possess very little if any storage area.
Typical characteristics are shown in the table.

Flex Facility: As its name suggests, an Industrial building designed to allow occupants
flexibility of alternative uses of the space, usually in an industrial park setting.
Specialized flex buildings include service center/showroom properties. Typical
characteristics are shown in the table.

Service Center/Showroom: A type of flex facility characterized by a substantial
showroom area, usually fronting a freeway or major road. Typical characteristics are
shown in the table.



B1)

B2)

B3)

B4)

B5)

B6)

B7)

B) TYPES OF EXTERIOR CONSTRUCTION FOR INDUSTRIAL BUILDINGS

Brick: Small, solid masonry unit of clay or shale, formed into a rectangle & burned or
fired in a kiln.

Concrete Block: Small modular structural component of a building made of pre-cast
concrete [synonyms: Cinder Block, Concrete Masonry Unit ("CMU")].

Brick & Glass: Building with the exterior facade made of a combination of brick &
glass.

Metal Building: Building with exterior facade primarily made of metal (typically steel
or aluminum).

Pre-Cast Construction: Construction technique in which concrete panels are
manufactured off-site & transported to the site for assembly into a building.

Tilt-Up Construction: Construction technique in which concrete panels for structural
support for the building are cast at the site & hoisted, or tilted, upright into vertical
position. Although it is possible that a pre-cast panel would be similarly tilted into
position, the term tilt-up is reserved for panels cast on site.

Masonry Construction: Construction technique in which materials, usually brick or
concrete block, are stacked & grouted together to form walls that bear the weight of
the structure.



c1)

c2)

c3)

c4)

Cc5)

C6)

c7)

C8)

C) EXTERIOR CHARACTERISTICS OF INDUSTRIAL BUILDINGS

Loading Dock: Elevated platform at the shipping or delivery door of a building, usually
at the same height as the floor of a motor truck or railroad car to facilitate loading or
unloading. These doors can be exposed on the outside wall of the building or covered
with a canopy or other construction to cover or protect the loading area.

Cross Dock: Loading dock situated along two walls of the same building where goods
are transferred from vehicle to vehicle for further distribution.

Side-Loading Dock: Loading dock door configuration designed to facilitate the loading
& unloading of a vehicle through its side.

Dock-High Door: Elevated loading dock door, which usually opens at a height of four
feet from the truck court level (the standard tractor trailer height). Some doors
called semi-dock or half dock are constructed at a two-foot height to accommodate
smaller-sized delivery trucks.

Drive-In Door: Door through which trucks, forklifts, & other machinery or vehicles
can enter & exit without a change in elevation. Also called grade level door.

Ramp Door: Dock-high door that has been converted to a drive-in door by creating a
ramp from ground level to dock level. The ramp can permanent or moveable.

Rail Door: Door, generally side-loading, with access to railroad tracks, that facilitate
the loading or unloading of railroad cars directly to or from the building.

Door-to-Square-Foot Ratio: Ratio of the total number of loading docks & drive-in
doors to building square feet.


williamgary
Highlight


How a Cross Dock works

e

Receiving”

Sorting 5

Shipping

B —




c1)

c2)

c3)

c4)

Cc5)

C6)

c7)

C8)

C) EXTERIOR CHARACTERISTICS OF INDUSTRIAL BUILDINGS

Loading Dock: Elevated platform at the shipping or delivery door of a building, usually
at the same height as the floor of a motor truck or railroad car to facilitate loading or
unloading. These doors can be exposed on the outside wall of the building or covered
with a canopy or other construction to cover or protect the loading area.

Cross Dock: Loading dock situated along two walls of the same building where goods
are transferred from vehicle to vehicle for further distribution.

Side-Loading Dock: Loading dock door configuration designed to facilitate the loading
& unloading of a vehicle through its side.

Dock-High Door: Elevated loading dock door, which usually opens at a height of four
feet from the truck court level (the standard tractor trailer height). Some doors
called semi-dock or half dock are constructed at a two-foot height to accommodate
smaller-sized delivery trucks.

Drive-In Door: Door through which trucks, forklifts, & other machinery or vehicles
can enter & exit without a change in elevation. Also called grade level door.

Ramp Door: Dock-high door that has been converted to a drive-in door by creating a
ramp from ground level to dock level. The ramp can permanent or moveable.

Rail Door: Door, generally side-loading, with access to railroad tracks, that facilitate
the loading or unloading of railroad cars directly to or from the building.

Door-to-Square-Foot Ratio: Ratio of the total number of loading docks & drive-in
doors to building square feet.
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c2)

c3)

c4)

Cc5)

C6)

c7)
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C) EXTERIOR CHARACTERISTICS OF INDUSTRIAL BUILDINGS

Loading Dock: Elevated platform at the shipping or delivery door of a building, usually
at the same height as the floor of a motor truck or railroad car to facilitate loading or
unloading. These doors can be exposed on the outside wall of the building or covered
with a canopy or other construction to cover or protect the loading area.

Cross Dock: Loading dock situated along two walls of the same building where goods
are transferred from vehicle to vehicle for further distribution.

Side-Loading Dock: Loading dock door configuration designed to facilitate the loading
& unloading of a vehicle through its side.

Dock-High Door: Elevated loading dock door, which usually opens at a height of four
feet from the truck court level (the standard tractor trailer height). Some doors
called semi-dock or half dock are constructed at a two-foot height to accommodate
smaller-sized delivery trucks.

Drive-In Door: Door through which trucks, forklifts, & other machinery or vehicles
can enter & exit without a change in elevation. Also called grade level door.

Ramp Door: Dock-high door that has been converted to a drive-in door by creating a
ramp from ground level to dock level. The ramp can permanent or moveable.

Rail Door: Door, generally side-loading, with access to railroad tracks, that facilitate
the loading or unloading of railroad cars directly to or from the building.

Door-to-Square-Foot Ratio: Ratio of the total number of loading docks & drive-in
doors to building square feet.
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C9) Truck Court: Area adjacent to a building’s loading docks comprising the loading &
truck maneuvering areas. The most important measure of the truck court is the
depth from the building to the end of the truck court, as this will impact truck
maneuverability.

C10) Apron: Area within a truck court where trucks are parked for loading & unloading.
This area is paved with more durable material than the rest of the truck court (e.g.
concrete or other structural reinforcement vs. asphalt) to withstand the heavy loads
being parked there.

C11) Parking Ratio: Ratio of available standard parking spaces to the gross leasable area
of a property. Varies by property use with labor-intensive operations needing higher
parking ratios.



D1)
D2)
D3)

D4)

D5)

D6)

D7)

D8)

D) INTERIOR CHARACTERISTICS OF INDUSTRIAL BUILDINGS

Bay: Interior building space between columns.
Bay Depth: Distance from the front of a bay to the back of a bay.
Bay Width: Distance from one side of the bay to the other.

Column_ Spacing: Distance between posts or vertical supporting beams in the
warehouse section of an industrial building. Column spacing defines the size of the
bay & is usually expressed as width X depth.

Clear Height: Distance from the floor to the lowest hanging ceiling member or
hanging objects, beams, joists or truss work descending down into a substantial
portion of the industrial work area. This is the most important measure of the
interior height of an industrial building because it defines the minimum height of
usable space within the structure. (Synonyms: Clear Headway, Clearance)

Ceiling Height: Distance from the floor to the inside overhead upper surface of the
room. This measure will be higher than any hanging objects, beams, joists or truss
work, unless there is a dropped ceiling.

Truss: Framework of beams forming a rigid structure (as a roof truss).
Truss Height: Distance from the floor to the bottom edge of any truss used to support

the ceiling or roof of a building. If there are hanging objects, beams or joists below
the truss, the clear height will be lower than the truss height.


williamgary
Highlight


Industrial Bay Island
(note shallow bay depth)




D9) Super Flat Floors: Concrete floors with minimal variations in elevation from point to
point. These floors are primarily found in automated warehouses where picking
machinery & closely spaced racks mandate the need for level flooring to insure
proper operation of the warehousing machinery. Super Flat Floors are specified
according to the “F-Number System” which is governed by The American Concrete
Institute (#117) & Canadian Standards Association (#A23.1) standards for the
specification & measurement of concrete floor flatness & levelness.

D10) Office Percentage: Percentage of an industrial building that is built-out for office use.
When mezzanine office is built above space that would otherwise be an industrial or
office work area, the additional SF is not counted in the total SF of the building.

D11)Mezzanine Office: Office build-out on a second floor that is smaller than the main
floor area. When mezzanine office is built above space that would otherwise be an
industrial work area, this additional SF is usually not counted in the total SF of the
building.

D12)HVAC: AC, fans, gas heaters, window fans, swamp coolers (depends on type of
facility).

D13)Electrical Capacity: Industrial Tenants’ needs vary considerably. For example, 400
amps, 110 volts, 3-phase, etc.

D14)Overhead Crane: Used primarily for manufacturing
D15)Load Levelers: Moveable platforms at dock doors to match height of truck beds.

D16)Sprinklered: or non-sprinklered. Standard vs. Early Suppression Fast Response
(“"ESFR").
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This floor might not be super flat.




SAMPLE BROADCAST EMAIL TO ANNOUNCE AN INDUSTRIAL REQUIREMENT

Our Industrial Tenant is searching for the following Office/Warehouse for an
established indoor youth sports & education facility.

1) Size: approx. 20,000 SF.
2) Target Search Areas: Southwest Metro Your Market.

3) Boundaries of Target Search Area:
a. North - Sixth Avenue Freeway

b. East - South Santa Fe Boulevard
c. South - C-470 South
d. West - C-470 West

4) Type of Building: High bay, clean Warehouse with superior swamp
cooling capacity & bright lighting.

5) Class of Property: AorB
6) Zoning: only I-1 allowed per City Zoning Code.
7) Office Space: approx. 4,000 SF (+/-) with dropped ceiling & HVAC.

8) Warehouse: approx. 16,000 SF (+/-) with superior swamp cooling
capacity & bright lighting.

9) Parking: Minimum 20 spaces, assuming ratio of one (1) per 1,000 SF. No
fenced yard space is needed.

10) Overhead Doors: Minimum one (1) drive-in door & one (1) dock door
with load leveler are required.

11) Floor Loading Capacity: Not an issue for this Tenant & any concrete
Warehouse floor should work.

12) Ceiling Clear Height: Minimum 24 ft.
13) Column Spacing: Minimum 42 ft. wide X 40 ft. deep.

14) Electrical/Lighting: Minimum 400-amps/120 volts/3-phase power with
metal halide lighting preferred.

15) Fire Safety Sprinklers: ESFR system required for this use by City Code.

16) Hazardous Materials: Tenant cannot lease space in a building where
other tenants use Hazardous Materials.

17) Communications: Must have broadband Internet connection.
18) Occupancy Date: October 2, 2009.

If you have a suitable listing, thank you for sending your brochure, as-built
drawings & other details to:
ITRA Tenant Rep’s Name

ITRA | (Your Company)
(Your Address)

(Your City, Your State or Province Your Zip Code)
Phone: xxXx-xxx-xxxx ® Fax: : xxxX-xxx-xxxx ® E-mail: xxxxxxx@ITRAGIobal.com



International Tenant
Representative Alliance

ITRA

Tip #1 - Think “Inside+Outside-the-Box”

Thoroughly understand Tenant’s proposed use of both exterior &
interior of the property, including zoning & use permit issues.

Consult Tenant’s architect, engineer & other vendors (e.g.
trucking or materials suppliers) regarding specifications.
Consult Tenant’'s staff (e.g. warehouse supervisor, building
engineer, director of logistics). If possible, visit Tenant’'s
current facility.

Investigate exterior use considerations include truck circulation,
parking for trucks & employees, loading requirements, dock
heights, dock weather seals, lighting, security, trailer storage &
fuel storage.

Explore interior use, too, include specific electrical power
requirements, lighting, communications, floor loading
specifications, heating & cooling in Warehouse (not just Office),
ceiling clear height, column spacing, bay depth, load levelers &
fire sprinklers.






International Tenant

ITRA
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Tip #2 - Recommend Tenant Purchase
Professional Building Inspection

Once Tenant identifies preferred building, but prior to signing
lease or taking occupancy, obtain professional inspection at
Tenant’'s cost of any component of the property (HVAC,
electrical, plumbing. other mechanical items, overhead doors,
parking lot, etc.) that requires repair, maintenance or
replacement. Should also address building code compliance
based on Tenant’s intended use.

Written inspection report should provide cost estimate &
projection of remaining useful life of any building component
that will be Tenant’s responsibility during the lease term.

Note estimated cost to correct any deficiency & attempt to make
such costs become Landlord’s sole responsibility, not part of any
Tenant Improvement Allowance.

Tenant typically pays cost of inspection report ($300 -
$1,000+), depending on size of property.

Obtain signed acknowledgement from Tenant if Tenant elects to
waive building inspection.



International Tenant
Representative Alliance

iTRA
Tip #3 - Recommend Tenant Obtain
Phase I Environmental Site Assessment

Sets "baseline” to limit Tenant’'s exposure and/or liability for
any contamination that may have occurred prior to Tenant’'s
occupancy.

Obtaining Phase I is important consideration for long-term
leases or for deep-pocketed Tenants. A post-occupancy Phase I
may also be warranted.

Phase I is critical if property’s prior use involved manufacturing,
laboratory or vehicle maintenance and/or handling of hazardous
materials.

Cost ranges from $1,200 - $2,000, depending on size of
property.

Request that Environmental Consultant follow protocol for
“"ASTM Phase I Environmental Assessment”’, which is usually
valid for only six (6) month period; beyond this, a “"Phase I
Update” can be performed at reduced cost.



® Make certain that Phase I vendor has errors & omissions
insurance in sufficient amounts to match scope of the job.

® Obtain signed acknowledgement from Tenant if Tenant elects to
waive building inspection.

® If Tenant waives a Phase I, then advisable to inspect property
physically yourself & look carefully for evidence of stained soil,
distressed vegetation or dry well(s). If something looks
“funky”, take photos & make sure Tenant is copied with both
written notice & photos noting areas of your concern.
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Tip #4 - Negotiate Caps & Timing
for Operating Expenses/CAM/NNN Charges

B Request detailed, line item breakdown of Landlord’s proposed Operating
Expenses/ CAM/NNN charges for all properties that under consideration.

® Compare all buildings & develop understanding of reasonable range for
Operating Expenses. If particular item doesn’t make sense, or seems
inordinately high, ask “why?”

® Negotiate cap on Operating Expenses/CAM/NNN charges, especially in a
“soft” market with high vacancies. Possible to include certain
replaceable items as Landlord’s responsibility until first replacement is
actually required (e.g. compressors on aging AC units & "old”
evaporative/swamp coolers).

B Depending on Building Inspection Report, may often be possible to
negotiate for Landlord’s responsibility to maintain certain items [HVAC,
overhead doors, electrical, other mechanical (e.g. load levelers)] during
initial 3 to 12 months of Lease. (Note: If Landlord agrees to maintain
certain items, then provide specific timeframes for Landlord to respond
& repair. If item necessary for Tenant's continued use & operation, add
“self-help” clause for Tenant to act if needed & seek reimbursement of
costs from Landlord.



Industrial Checklist for Operating Expenses/CAM/NNN Charges

The following services and items shall be provided by and/or paid by
Landlord ("LL") or Tenant ("T"):

Provided by*  Paid by**

1) Heat

2) Air Conditioning

3) Electricity

4) Water

5) Sewer/Wastewater Charge

6) Sidewalks & Steps: Clearing Ice &
Snow; Sanding and/or Salting

7) Replacement of Broken Window Glass
8) Janitor & Cleaning Services

9) Window Washing

10) HVAC Maintenance & Repair

11) Structural Repairs

12) Roof Repairs

13) Parking Lot Maintenance, Incl. Plowing
14) Rubbish/Trash Removal

15) Lawn/Shrub Care

16) Interior Ordinary Maintenance/Repairs
17) Exterior Ordinary Maintenance/Repairs
18) Lights & Light Bulbs

19) Other

* "Provided by" means to perform the activity, to provide the equipment
or control the delivery of the particular utility or activity in the manner
required by the Lease, either by performing the activity or contracting
with an outside vendor.

** "paid by" means either direct payment to a vendor or payment as
part of the Property Operating Costs, as provided in the Lease.
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Tip #5 — Verify Measurement of Leased Area

= BOMA & SIOR jointly published a standard to determine rentable
area of Industrial Buildings: “"Methods for Measuring Floor Area
in Industrial Buildings”.

® Unless an Industrial Building is finished-out as = 51% Office SF,
BOMA Method for Measuring Office Buildings is NOT
recommended for Industrial Buildings.

mUse one of two (2) recommended methods to measure
Industrial Buildings: (1) “Exterior Wall Methodology” measures
to outside face of exterior walls, & generally used in multi-
tenant Industrial Buildings; (2) "“"Drip Line Methodology”
measures to outside edge of roof overhang & generally used for
“wall-less” structures and/or single-tenant Industrial Buildings.

® Request written confirmation from a third party, such as
Landlord’s Architect, to determine rentable area. Tenant Rep
should independently estimate size of space (e.g. personally run
a wheel tape for a “reality check”) & request written
explanation from Landlord if difference is significant.






	3 - Will: Sample Broadcast Email of Industrial Reqmts.
	4 - Mylinda: Section: Industrial Building Characteristics
	5 - Will: Broadcast Email of Industrial Requirements
	6 - Peggy: 5 Tips



