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EXECUTIVE SUMMARY

 

This report summarizes the warehousing and logistics industry’s role  in  the  Madison  

County,  Illinois  economy,  focusing  on  the county’s  three  large  logistics  centers:  Gateway  

Commerce  Center, Lakeview  Commerce  Park,  and  Northgate  Industrial  Park.  The most 

important findings are presented below with additional detail provided in the full report. 

 

The three centers have a combined 

annual economic impact of over $1.3 

billion in Madison County. 

 

The presence of the three centers 

generates almost 10,000 jobs in 

Madison County and about $445 million 

of annual payroll. Tenants of the centers 

employ almost 6,000 workers and these 

workers have a total annual 

compensation of almost $300 million. 

 

The  three  centers  generate  about  

$50  million  of  state  and  local tax  

revenue  annually. While  the  tenants  

qualify  for  various  tax incentives,  the  

combined  property  tax  payment  is  

about  $6  million each  year. Income,  

sales,  corporate,  payroll,  and  property  

taxes  paid by  workers,  tenants,  and  

suppliers  combine  for  an  additional  

$44 million paid annually to the state of 

Illinois, Madison County, and local 

taxing bodies. 

 

 

 

 

 

  

Multimodal freight activity in the Greater 

St.  Louis area is projected to increase by 

74% between 2012 and 2045. Over 54% of 

the tonnage is projected to be shipped by 

truck (a 10% increase over 2012). 

Employment  in  the  warehousing  

and  storage  industry has increased  

six-fold  since  2001,  and  total  

wages  paid in  this industry have 

risen seven-fold 

The warehousing and storage 

industry represents nearly 4% of 

employment in Madison County, 

which is 5.4 times the national level. 
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SECTION 1: INTRODUCTION

Over the past 36 years, Madison County, Illinois has seen dramatic growth in the 

logistics, warehousing, and transportation industries. This growth has primarily been fueled by 

the creation of large logistics complexes located in the area west of I-255, along Illinois Route 

111 and Illinois Route 3.  Gateway  Commerce Center, Lakeview Commerce Park, and Northgate 

Industrial Park include a combined 11 million square feet of warehouse space and have tenants 

that employ almost 6,000 workers. 

 

These  centers  are  able  to  take  advantage  of  their  proximity  to  a  sizable 

transportation network. The logistics centers’ locations provide ready access to the interstate 

highway system through I-64, I-55, I-255 and I-270.  Multiple airports (St. Louis Lambert 

International Airport, St. Louis Downtown Airport, and St. Louis Regional Airport) are located 

within 25 miles.  America’s Central Port is within 20 miles, providing access to both rail and the 

Mississippi River. The commerce centers provide a major boost to the Madison County 
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economy. This study will provide a quantitative estimate of the economic impact of Gateway 

Commerce Center, Lakeview Commerce Park, and Northgate Industrial Park on Madison 

County.  This report will describe the centers, including brief summaries of their histories and a 

short discussion of the incentives available for the tenants. It will also describe the importance 

of the warehousing and storage  industry  and  will  provide  an  estimate  of  the  economic  

impact  of  the  three centers. 

 

 

SECTION 2: OVERVIEW OF THE LOGISTICS CENTERS   

2.1 GATEWAY COMMERCE CENTER

 

Gateway  Commerce  Center  is  

the  largest  of  the  three centers  in  

terms  of acreage and employment. It is 

located at the intersection of I-270 and 

I-255, bordered on the northwest by 

Poag Road.  (See Figure 1).  Most of the 

center is located in Edwardsville, but the 

western portion is in Pontoon Beach.   

Photo 2: Gateway Commerce Center 
Source: Google Maps 
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It was developed by Tri-Star properties beginning in 1998. Its first tenant, Dial 

Corporation, leased its building in April, 1998. The park’s other major tenants are Procter & 

Gamble and Unilever. Gateway Commerce Center has over 2,300 acres of developable space 

and has benefitted significantly from the trend of large manufacturers consolidating their 

distribution space.  In fall 2016,  Gateway Commerce Center  added  a  new  Amazon  fulfillment  

center with  over  750,000  square feet of space.  In  addition  to  large  scale  warehousing,  

Gateway Commerce Center is  also  home  to  smaller packaging, distribution, and trucking 

Figure 1: Gateway Commerce Center & Lakeview Commerce Park 
Source: Madison County Maps & Plats 
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companies. Table 1 below indicates Gateway Commerce Center businesses and the square 

footage of their buildings.  

  
Table 1: Gateway Commerce Center Tenants and Square Footage of their Buildings 

Current Tenant Business Type Building Number on Map Square Footage

Save-a-Lot Distribution 1 440,000

Buske Coporate HQ & Third-Party Logistics 2 361,826

Owens & Minor Medical Supply Distribution 2 361,826

Menasha Packaging Packaging 2 361,826

Staffing Synergies Employment Agency 2 361,826

Custom Distribution Services (CDS) Third-Party Logistics 3 812,000

Dial Dial Distribution 3 812,000

WestRock Merchandising Displays Corporate Office 3 812,000

Axcess Hiring Services Employment Agency 3 812,000

Walgreens Distribution 4 500,000

Springfield Electric Supply Electric Supplier 5 155,258

BL Logistics Third-Party Logistics 5 155,258

Lewis Bakeries Bakery Foods Distribution 5 155,258

PODS Moving & Storage 5 155,258

CrossFit Ten Twenty Crossfit Gym 5 155,258

Contegra Construction Company 5 155,258

GEODIS Third-Party Logistics 6 411,272

Yazaki Automotive Supply Distribution 6 411,272

Procter & Gamble Distribution 7 808,152

Menasha Packaging Packaging 8 518,406

Saddle Creek Logistics Services Third-Party Logistics 9 672,000

Genco (Unilever) Unilever Distribution 10 1,260,028

GEODIS Third-Party Logistics 11 395,910

Procter & Gamble Distribution 12 478,752

Quality Packaging Speicalists International Packaging 13 1,131,452

WestRock Packaging 13 1,131,452

USF Holland Trucking Company 14 54,604

Procter & Gamble Distribution 14 54,604

Quality Packaging Speicalists International Packaging 15 656,752

Schneider National Carriers Trucking Company 16 23,636

Turner Electric Electric Supplier 17 65,478

Genco (Hershey) Hershey Foods Distribution 18 1,088,790

Currently Leasing - 19 624,150

Amazon Distribution 20 717,000

Procter & Gamble Third-Party Logistics 21 214,890

Currently Leasing - 21 306,090
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2.2 LAKEVIEW COMMERCE PARK  

 

Lakeview  Commerce  Park  is  the  

second  largest center  in  terms  of  

acreage  and employment. It is located in 

Edwardsville at the intersection of Illinois 

Route 111 and New Poag Road. (See 

Figure 2). It was developed in 1999, with 

its first property sold in 2004 to J.F. 

Electric.  Lakeview Commerce Park has 

over 750 acres with approximately 350 

acres still undeveloped.  Word-Wide  

Technologies  moved  into  Lakeview 

Commerce Park in  2007  and expanded  to  a  third  building  in  2008.   Lakeview Commerce 

Park recently completed a $1.5 million infrastructure update, and, in fall 2016, a new Amazon 

fulfillment center opened with over 750,000 square feet of space. Table 2 below indicates the 

tenants of Lakeview Commerce Park and the square footage of their buildings. 

  

Photo 3: Lakeview Commerce Park 
Source: Google Maps 
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Table 2: Lakeview Commerce Park Tenants and Square Footage of their Buildings 

Current Tenant Business Type Building Number on Map Square Footage

OHL Third-Party Logistics 1 604,712

Spectrum Brands Pet Product Distribution 1 604,712

WWT Software Distribution 2 532,080

Telcobuy (WWT) Software Distribution 3 1,062,735

Family Health Center (WWT) Healthcare for WWT employees 3 1,062,735

Amazon Distribution 4 769,500 

Figure 2: Lakeview Commerce Park 
Source: Madison County Maps & Plats 
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2.3 NORTHGATE INDUSTRIAL PARK  

 

Northgate Industrial Park is 

the oldest of the three centers.  It is 

located in Granite City, west of Illinois 

Route 3, approximately one mile 

south of I-270. (See Figure 3). First 

established in the 1980s as part of an 

economic development outreach 

effort by Illinois Power, the center 

provides almost 700 acres of 

developable real estate park. 

Northgate Industrial Park’s largest 

tenants include Gateway Packaging, Chestnut Health Systems and Heidtman Steel Products. 

Table 3 below indicates the tenants of Northgate Industrial Park and the square footage of their 

buildings. 

Figure 3: Northgate Industrial Park 
Source: Madison County Maps & Plats 

Photo 5: Northgate Industrial Park 
Source: Google Maps 
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SECTION 3: ECONOMIC INCENTIVES AND TAX REVENUE 

3.1 ENTERPRISE ZONES 

 

          When  the  commerce  centers  were  

created,  enterprise zones  were  the  major 

incentive  feature  to  spur  economic  

development.  Both Gateway Commerce 

Center and  Lakeview Commerce Park  are 

located  within  the  Gateway  Enterprise  

Zone,  which  was  designated  on 

September  8, 1997 and is scheduled to 

expire on December 31, 2027. (See Figure 

4). Northgate Industrial Park is located  

within  the  Southwestern  Madison  County  

Enterprise  Zone,  which  was designated on 

July  1, 1985 and will expire on December 

31, 2030. (See Figure 5).  The designation of 

an enterprise zone provides numerous 

opportunities for development incentives 

including the following: 

 Property tax abatement (of up to 

10 years) 

 Sales tax exemption on materials 

used to renovate or improve real 

property 

 Sales tax exemption on machinery 

and equipment 

 Utility tax  

 Investment tax 

 Dividend subtraction 

 Jobs tax 

 Interest deductions on loans 

 Enterprise zone financing

 

 

 

Table 3: Northgate Industrial Park Tenants and Square Footage of their Buildings 

Current Tenant Business Type Building Number on Map Square Footage

Heidtman Steel Products, Inc. Steel Supplier 1 174,520

Precoat Metals Coal Coating Company 2 240,069

Air Products Gases & Equipment Supplier 3 7,125

HD Supply Waterworks Water Works Equipment Supplier 4 9,375

Chestnut Health Systems Health Clinic 5 34,500

OHL/Sears Third-Party Logistics & Distribution 6 354,688

United Steelworkers Union Office 7 21,660

Sachs Electric Electric Company 7 21,660

One Source Equipment Rentals Equipmental Rentals 7 21,660

Gateway Packaging Co. Packaging 8 120,976

Ehrhardt Tool & Machine, Inc. Tool & Machine Manufacturing 9 69,500

John Sakach Co (Slingmax Rigging Solutions) Rigging Products Supplier 10 900

H&S Machine & Tools, Inc Tool & Machinery Supplier 11 11,317
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          Because these incentives come with restrictions and/or investment minimums, not every 

business located in the centers will qualify for every incentive.

 Figure 4: Gateway Enterprise Zone 
Source: Madison County Maps & Plats 
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Figure 5: Southwestern Enterprise Zone 
Source: Madison County Maps & Plats 
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3.2 TAX INCREMENT FINANCING DISTRICTS 

 

 In addition to the enterprise zone designation, both Gateway Commerce Center and 

Lakeview Commerce Park are located within Edwardsville Tax Increment Financing (TIF) District 

III.  Portions of Northgate Industrial Park are located in the Granite City Industrial TIF. The TIF 

districts use the increase in property tax revenue to aid in development costs.  After the 

conclusion of a TIF project (which is typically 23 years) the full revenue is available to the 

various taxing bodies. TIF funds may be used by developers for the following: 

 The administration of a TIF 

redevelopment project 

 Property acquisition 

 Job training  

 Construction of public works or 

improvements 

 Relocation expenses 

 Rehabilitation or renovation of existing 

public or private buildings 

 

3.3 FOREIGN TRADE ZONE 

 

Gateway  Commerce  Center  is  also  located  within  Foreign  Trade  Zone  #31. 

Operated  by  America’s  Central  Port  in  Granite  City, it  is  one  of  eight  foreign-trade zones  

(FTZs)  located  in  the  State  of  Illinois.  FTZs are  specially-designated  areas licensed by the 

Foreign-Trade Zones Board of the U.S. Department of Commerce. An FTZ  helps  to  offset  the 

disadvantages  the  customs  process  may  

cause  for  domestic producers. Within the 

FTZ, domestic activity involving foreign 

items takes place prior to formal customs 

entry. Items residing in the FTZ are 

granted duty-free treatment if they  are  

re-exported,  and  deferral  of  duty  

payment is  granted  on  items  sold 

domestically. For example, an FTZ will 

allow a domestic producer to import 

materials to be assembled within the FTZ. 

If the duty on the assembled product 

(which is then sold domestically) is lower 

than the duties on the imported parts, the 

Photo 6: Gateway Commerce Center 
Source: Gateway Commerce Center 
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producer may pay the lower duty for the final product, thereby reducing the production costs 

of the domestic producer. If the product is assembled and exported without leaving the FTZ, 

the inports are treated as duty-free.

 

3.4 TAX REVENUES 

 

Although the commerce centers are located within districts that provide tax incentives, 

the centers generate substantial tax revenue for the local taxing bodies. For tax year 2016, 

property taxes for Gateway Commerce Center and Lakeview Commerce Park are projected to  

provide about  $6  million  to  the  local  taxing  bodies, including  Madison  County, 

Edwardsville, Pontoon Beach, and local school districts. In addition to property taxes, the  

additional  employment  created  by  the  centers,  as  outlined  later  in  this  report, generates 

substantial sales, income, property and payroll taxes for the State of Illinois and local 

municipalities.

 

3.5 THE ECONOMY OF MADISON COUNTY AND THE ST. LOUIS MSA 

  This  section  summarizes  the  economies  of  Madison  County and  the communities  in  

which  the  commerce  centers  are  located.  This summary provides context for the impact of 

the commerce centers. Table 4 summarizes the economic and employment situation in these 

areas as well as the State of Illinois.

Sources: Population estimates (as of July 1, 2015) and median annual household 
income (2011-2015,in  2015  dollars)  are  taken  from  the  US  Census  Bureau 

State and county  unemployment rates (for  October 2016, not seasonally-
adjusted)  are  taken  from  the  US  Bureau  of  Labor  Statistics  

City  unemployment rates  (for  October  2016,  not  seasonally- adjusted)  are  
taken  from  the  Illinois  Department  of Employment Security 

Table 4: Regional Economic Data 

Illinois Madison County Edwardsville Granite City Pontoon Beach

Population 12,859,995 266,209 24,992 29,054 5,637

Household Income $57,574 $53,431 $71,057 $45,357 $45,304 

Unemployment Rate 5.50% 5.90% 4.50% 6.80% NA
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As seen in Table 4, Madison County’s economic situation is weaker than the state as a 

whole. The county’s median household income is about $4,000 (7%) lower than the state 

median and the unemployment rate is 0.4% higher than the state rate. 

Among the local communities that host the commerce centers, Edwardsville’s economic 

situation is stronger than Granite City and Pontoon Beach. Edwardsville’s median household 

income is about $18,000 (33%) higher than the Madison County median and the 

unemployment rate is more than 1% lower than the county’s.  Granite  City  and  Pontoon  

Beach  have  median  incomes  that  are  about $8,000  (15%)  lower  than  the  county’s,  and  

Granite  City’s  unemployment  rate  is almost  1%  higher  than  the  county’s.  Please note that, 

as  a  relatively  small community,  Pontoon  Beach’s  unemployment  rate  is  not calculated  by  

government sources.

3.6 THE WAREHOUSING & STORAGE INDUSTRY 

 

THE CURRENT SITUATION 
          This section summarizes the size and importance of the warehousing and storage industry 

in Madison County. As seen in Table 5, while this industry represents less than 1% of 

employment in the U.S. and Illinois, it accounts for nearly 4% of employment in Madison 

County.  The location quotient of 5.4 indicates that the fraction of employment in this industry 

in Madison County is 5.4 times the national level. 

Employment and compensation in Madison County’s warehousing and storage industry 

has increased dramatically since 2001. As shown in Chart 1, the number of employees in this 

industry has increased six-fold since 2001, growing from about 500 to over 3,000. As seen in 

Source: 2015 data take from US Bureau of Labor Statistics, Quarterly Census of 
Employment and Wages, Location Quotient Calculator 

Table 5: The Warehousing & Storage Industry 

United States Illinois Madison County

Warehousing & Storage 

Employment
823,485 49,006 3,126

Total Employment 118,307,717 5,060,798 83,110

Warehousing & Storage 

percent of total
0.70% 0.97% 3.76%

Location Quotient 1 1.4 5.4
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Chart 2,  the  total  wages paid  in  this  industry  has  also increased  dramatically,  rising  seven-

fold  from  $17 million  in  2001  to  over  $135 million in 2015. These values, of course, do not 

include the recent arrival of the two Amazon fulfillment centers that are projected to employ 

about 1,000 workers. 

Source: US Bureau of Labor Statistics, NAICS 493, “Labor Force 
Statistics from Current Population Survey” 

Source: US Bureau of Labor Statistics, NAICS 493, “Labor Force 
Statistics from Current Population Survey” 

Chart 2: Warehousing & Storage Total Wages Paid (2001-2015) 

Chart 1: Warehousing & Storage Employment (2001-2015) 
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PROJECTIONS FOR THE FUTURE 
The warehousing and storage industry is projected to expand and increase in 

importance.  A recent  Department  of  Transportation  report  (available  at https://www.fhwa. 

dot.gov/freighteconomy/stlouis.cfm)  projects  that  the  value  of Greater  St.  Louis multimodal 

freight activity will increase by 74% by 2045. Pharmaceuticals is projected to be the highest-

value commodity (over $67 million) and cereal grains is projected to be the highest-weight 

commodity (over 37 million tons). Over 54% of the tonnage is projected to be shipped by truck 

(a 10% increase over 2012).

SECTION 4: THE ECONOMIC IMPACT OF 

COMMERCE CENTERS 

4.1 ECONOMIC IMPACT METHODOLOGY 

 

This  section  reports  an  estimate  of  the  combined  economic  impact  of  the 

Gateway Commerce Center, Lakeview Commerce Park, and Northgate Industrial Park. 

Economic impact differs from economic activity in that it only includes transactions that add to 

the output, employment, income and/or tax revenues of the Madison County region.  For 

example, if a logistics facility located within 

one of the commerce centers purchases 

$10,000 worth of material from a supplier 

located outside of Madison County, the 

purchase would have no economic impact 

on Madison County, as the purchase would 

result in no increase in output or income in 

the county. However, the additional 

production in the area creates a three-part 

economic impact on the local economy – a 

direct impact, an indirect impact, and an 

induced impact.  These impacts will affect 

the region’s output, jobs, worker 

compensation, and state-and-local tax 

revenues. If a tenant of one of the centers produces $1 million of steel, this represents a $1 

million direct impact on Madison County’s output. This steel production will also generate 

direct jobs, compensation, and the payment of state-and-local taxes at the facility. This $1 

million of output will require the facility to make purchases from its suppliers (such as raw 

Photo 8: Lakeview Commerce Park 
Source: Clayco, Inc. 
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materials, shipping, and legal services). If any of these suppliers are located in Madison County, 

these purchases will produce additional impact. Furthermore, local suppliers will make 

purchases from their suppliers (and so forth), who might also be located in Madison County. 

The additional production in Madison County at these various suppliers represents the indirect 

impact on the Madison County economy. This indirect effect will increase the region’s output, 

jobs, compensation, and state-and-local tax revenue. 

 

Finally, as the employees of the steel producer and various local  suppliers  spend  their  

extra  income  (on,  for  example,  groceries,  clothing,  and movies),  a  portion  of  these  

dollars  continue  cycling  through  the  Madison  County economy,  causing  an induced  impact.  

This induced effect will also increase the region’s output, jobs, compensation, and state-and-

local tax revenue.  

The total economic impact 

numbers in this report refer to the sum of 

direct, indirect, and induced impacts. 

These impacts for output, jobs, worker 

compensation, and state-and-local tax 

revenue will be reported in the next 

section. While  some  components  of  

economic  impact  can  be  readily  tallied,  

others must be estimated. Many tenants 

were willing to share their employment 

numbers, and some were willing to give 

their annual revenues.  When  tenants  

couldn’t  be contacted  or  were  unwilling  to  cooperate,  employment  was  estimated  using  

a combination  of  press  reports,  county  averages  by  industry,  and  car  counts.  Many other 

facets of economic impact are impossible to calculate directly. For example, the impact 

generated by employees making expenditures in Madison County (the induced impact) must be 

estimated. 

Estimates of many of the impacts discussed in this section are calculated using the 

IMPLAN model. The IMPLAN model has been used for over 30 years by government agencies, 

consultants, and universities to perform economic impact analysis. It is a highly-respected 

analysis tool that combines an input-output model  of  county  economies  with  econometric  

estimates  and  data  from  the  United States Bureau of the Census and the United States 

Bureau of Labor Statistics. 

Photo 7: Lakeview Commerce Park 
Source: Tilt-Up Concrete Assoc. 
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IMPLAN estimates of labor income are primarily based upon a combination of three 

federal datasets: The Bureau of Labor Statistics’ Census of Employment and Wages, the Census 

Bureau’s County Business Patterns data, and the Bureau of Economic Analysis’ Regional 

Economic Accounts data. IMPLAN estimates reflect the conventional economic definition of 

“labor income” used in these data sets, which includes all forms of compensation, including 

pay, benefits, and proprietor income. Because benefits represent about 30% of US private-

industry compensation, readers should recognize that the “compensation” values in this report 

are higher than “pay” as used in less formal conversation. In addition, readers should note that 

not all of the workers in the Warehousing and Storage industry are “warehouse workers.” 

Employment at the three commerce parks includes supervisors, trainers, and back-office staff 

such as Human Resources and IT. In addition, a number of tenants primarily employ workers in 

higher-paid occupations such as computer and health fields as well as the skilled trades.

 4.2 SUMMARY OF THE ECONOMIC IMPACT

 As seen in Table 6, the three centers have a combined annual economic impact of over 

$1.3 billion.  Over  $880  million  of  output  is  generated  each  year  within  the three  centers.  

As the payroll and vendor payments associated with this output circulate through the Madison 

County economy, an additional $480 million of output is generated annually. 

The commerce  centers  generate  almost  10,000  jobs  and about  $445  million  of  

annual  worker  compensation  in Madison  County.  Tenants  of the  centers  employ  just  

under  6,000  workers  and  these  workers  receive  a  total compensation  of  almost  $300  

million  per  year.  As  these  workers  (and  suppliers’ workers)  spend  their  payroll  dollars  in  

the  region, another  3,854  jobs  are  created along with almost $150 million in annual 

compensation. 

The commerce centers generate almost $50 million in state and local tax revenue each 

year. Despite various abatements, the tenants paid roughly $6 million in property taxes for 

2016. The tenants, various suppliers, and associated employees pay about $43 million annually 

in sales, payroll, property and other state-and-local taxes. 

The remaining tables provide estimates for the individual sites.  Table  7 summarizes  

the  impacts  of Gateway  Commerce  Center –  the  largest  of  the  three locations. Table 8 

summarizes the impacts of Lakeview Commerce Park, and Table 9 summarizes the impacts of 

Northgate Industrial Park. 

 



 

18 | P a g e  

 

Economic Impact of Warehousing & Logistics  

 

  

  

Output Jobs Compensation State & Local Taxes

Direct $105,461,850 480 $24,889,058 -

Indirect + Induced $50,383,593 317 $13,188,841 -

Total Impact $155,845,443 797 $38,077,899 $6,105,822 

Table 6: Combined Annual Economic Impacts 
 

Table 7: Gateway Commerce Center Annual Economic Impacts 
 

Table 8: Lakeview Commerce Park Annual Economic Impacts 
 

Table 9: Northgate Industrial Park Annual Economic Impacts 
 

Output Jobs Compensation State & Local Taxes

Direct $884,937,869 5,991 $298,267,322 -

Indirect + Induced $481,708,126 3,854 $147,461,018 -

Total Impact $1,366,645,995 9,845 $445,728,340 $49,282,433 

Output Jobs Compensation State & Local Taxes

Direct $583,163,763 4,002 $190,238,190 -

Indirect + Induced $299,141,596 2,300 $90,670,399 -

Total Impact $882,305,359 6,302 $280,908,399 $30,609,142 

Output Jobs Compensation State & Local Taxes

Direct $196,312,256 1,509 $83,140,074 -

Indirect + Induced $132,182,937 1,237 $43,601,778 -

Total Impact $328,495,193 2,746 $126,741,852 $12,567,469 



 

 

 

 

 




