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We do not become 

satisfied by leading a 

peaceful and prosperous 

existence. Rather, 

we become satisfied 

when reality matches 

our expectations. The 

bad news is that as 

conditions improve, 

expectations balloon.

Yuval Noah Harari

Homo Deus: Brief History of Tomorrow
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Introduction

The CEO of Walmart, Doug McMillon, wisely 

acknowledges that e-commerce is becoming a 

“winner take all” industry—or, at a minimum, a 

“winner take most” market. The threat is existential, 

as demonstrated by the record-high 3.9% corporate 

default rate, attributable in large part to rising 

retailer bankruptcies.1 We have seen 68 major U.S. 

retailers go bankrupt in the past four-year period in 

the soft and hard goods industries most threatened 

by e-commerce, including Payless ShoeSource, 

Southeastern Grocers, Brookstone, and Toys R Us.2 

On the upside, the winner(s) will reap inconceivable 

economic rewards while wielding enormous power 

over the global economy. 

This corporate and political battle has led to a 

resetting of consumer expectations, such that CEOs 

are pushing the limits of their organizations to 

completely restructure the global supply chain. The 

unprecedented transformation of the global supply 

chain involves a complicated mix of participants, 

including logistics companies, bankers, retailers, 

politicians, real estate owners, technologists, and 

social and environmental activists. The process will be 

lengthy, difficult and expensive. 

The current global supply chain was created for 

consumers and shopping patterns that no longer exist. 

Today’s U.S. consumer is more racially and ethnically 

diverse, has a wide-ranging view of the world, 

continuously shares and consumes information, prefers 

an urban lifestyle and is technologically proficient. 

Further, changing gender roles are affecting shopping 

patterns and family dynamics. Regardless of economic 

or political outcomes, consumer expectations will 

continue to evolve with technological advancements 

and demographic shifts. Hence, the modern consumer 

delivery system (“MCDS”) must rapidly evolve into a 

global and robust apparatus. 

At Longpoint, we expect disruption to continue 

to lead to fundamental changes in the consumer’s 

procurement process for goods and services. It is both 

an awesome challenge and a colossal opportunity. 

The rise of e-commerce has resulted in a staggering 

amount of inventory moving rapidly from place to place 

at any given time, a trend that is only accelerating. 

E-commerce sales nearly doubled between 2013 and 

2017,3 and e-commerce journal Digital Commerce 360 

estimates 2018 growth at 15% over the prior year.4 

This has resulted in an explosion of parcel shipping 

and restructuring of the MCDS, with annual growth 

in number of shipments moving from the 4-5% range 

before 2015 to 14% in 2017.5 

Rising labor costs, aging road and port-related 

infrastructure, a lack of functional logistics warehouses, 

and obsolete physical retail formats are challenges 

confronting the existing supply chain apparatus. As 

retailers try to create the ideal shopping experience, 

companies must adapt to provide a multi-pronged 

delivery platform that includes rapid delivery and in-

store pickup locations. Success, defined as delivering 

INTRODUCTION

“Whenever, wherever, and at my price point” is the new consumer 

mantra and the reality for every retailer. Retail aggressors and 

disrupters, such as Amazon and Shopify, will continue to grow, expand, 

and play an instrumental role in changing consumer expectations and 

shopping patterns. Retailers that do not adapt will cease to exist.
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FIGURE 1  MODERN CONSUMER DELIVERY SYSTEM

goods to consumers whenever and wherever they 

want them, depends largely on creating a network 

of warehouses located in densely populated areas 

coupled with neighborhood shopping centers that 

serve as appealing, culturally relevant shopping 

locales as well as e-commerce pickup locations (see 

Spring 2017 White Paper, “Know Thy Community: The 

Curious Case of Independent Bookstores”6). 

In today’s e-commerce era, adoption of a multi-node 

logistics strategy that integrates infill warehouses with 

neighborhood brick-and-mortar locations is the key to 

a consumer delivery system that functions efficiently, 

economically, and reliably. As put by COO Harley 

Finkelstein of Shopify, “We’re more focused than 

ever on physical retail [in addition to] all the amazing 

things we’re doing with the Shopify Fulfillment 

Network.”7 As parcels hurtle across modern urban 

landscapes to a myriad of delivery destinations, the 

combination of technologically enabled retail nodes 

and warehouse infrastructure can minimize delivery 

distances, expedite timelines, and reduce the total 

cost of fulfillment.

The initial focus of this paper is the evolution of 

supply chain management technology, including the 

development of today’s container infrastructure, the 

software revolution, and the impact of the Internet 

of Things (IoT). The paper will then address the rise 

of the multi-node distribution strategy as well as 

warehouse technologies such as robotics, inventory 

management software, and vision-picking glasses. 
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Lastly, we explore the role of warehouses and retail 

stores as logistical nodes, as well as the opportunity 

to modify these properties for third-party logistics 

providers (3PLs) and retailers.
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KEY STAGES OF LOGISTICS ADVANCEMENT

The advent of the shipping container launched the first 

phase of technological innovation in modern logistics, which 

centered on physical hardware and infrastructure. In 1956, 

the same year that President Dwight Eisenhower signed into 

law the Federal Highway Act,8 the first intermodal shipping 

container made its maiden voyage from Newark to Houston. 

The invention, owned and patented by the Sea-Land 

Shipping Company, gained traction with the support of 

the U.S. military, International Maritime Organization, 

and United Nations.9 Five years later, the International 

Organization for Standardization (ISO) established 

the standard 20-foot and 40-foot dimensions (one 

TEU–Twenty-Foot Equivalent Unit–is a measure 

of cargo capacity equal to that of a standard 20’ 

shipping container) that enabled shipping containers 

to be transferred seamlessly between ocean vessel, 

rail carrier, and truck.10

In subsequent years, transportation infrastructure 

across the nation began incorporating technologies 

suited for container shipping. The Penn Central 

International Container Terminal at Port Newark-

Elizabeth opened in 1969, the first port logistics 

node capable of handling ocean shipping containers 

destined for the Northeastern United States. The semi-

trailer design was adapted for carrying ISO shipping 

containers, further enabling easy transfer of cargo 

from one stage of the logistics journey to another. 

The unprecedented affordability brought about by 

the shipping container ushered in a new era of mass 

interstate shipping; in 1956, the cost of container 

shipping was $0.16 per ton versus $5.86 per ton for 

loose cargo.11

The second phase of the evolution in logistics 

technology incorporated developments from the 

software and computing revolution. In the 1970s, 

personal computers and related software systems 

became more widely available, including platforms 

such as UNIX from Bell Labs, the Microsoft MS-DOS 

operating system (which ran on IBM computers), and 

Apple Computers’ Lisa. As logistics firms invested 
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in their own computing systems, they turned to 

enterprise resource planning (ERP) programs to track 

and manage their inventory, collect and analyze data, 

and reduce operational and administrative expenses.12

As enterprise software systems evolved in the 1990s, a 

next generation of Advanced Planning and Scheduling 

(APS) software emerged tailored specifically to the 

growing needs of logistics companies. APS systems 

are designed to optimize decision-making related to 

supply chain activities such as production scheduling, 

distribution planning, and transport scheduling. 

Typical APS systems take multiple variables into 

account when planning and routing shipments, such 

as order size and type, delivery date, and shipping 

capacity. Based on these specifications, the program 

develops output plans for distribution, warehousing, 

and logistical execution.13

The current stage in the evolution of logistics 

technology integrates the best elements of the first 

two stages, combining internet-connected logistical 

hardware with cloud-based software applications in 

an interconnected platform.14 The Internet of Things 

has embedded internet connectivity into everyday 

objects, devices, and sensors, including warehouse 

buildings and related equipment. The logistical world 

of today–with real-time shipping feedback, crowd-

sourced delivery (Amazon Flex), and same-day 

fulfillment–was made possible by the revolution in 

smart devices, the cloud, and computing technology. 

Looking ahead, robotics, augmented virtual reality, 

artificial intelligence (AI), and autonomous vehicles 

stand poised to further transform the logistics world. 

FIGURE 2  LONGPOINT LAST TOUCH WAREHOUSE, MIAMI, FL
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Get closer than ever 

to your customers 

 

So close that you tell 

them what they need 

well before they 

realize it themselves.

Steve Jobs
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FIGURE 4  DELIVERY COSTS (BY PART OF JOURNEY)22 

The four key challenges are:

• Rising fulfillment speed requirements

• Labor shortages

• Aging infrastructure

• A shortage of well-located, functional 

delivery nodes

The rise of cloud computing, artificial intelligence, 

robotics, and related technologies has sped up nearly 

every step in the product journey. Online retailers now 

use web-based e-commerce platforms and associated 

data to curate products for the individual consumer, 

rapidly process their order, and dynamically update 

the consumer on the shipping process. The “Amazon 

Effect” forces incumbent retailers to implement their 

own e-commerce platforms and accommodate rapid 

delivery speed, or else face extinction (see Spring 

2018 White Paper “Consumer, Meet Logistics”).15

The U.S. is facing an unprecedented shortage of 

truck drivers and warehouse workers, forcing delivery 

expenses and inventory management costs to rise 

significantly. The U.S. truck driver shortage is currently 

estimated at 60,000 drivers by the American Trucking 

Associations,16 and is expected to climb to 175,000 by 

2026.17 In response, companies such as Walmart now 

pay their drivers $87,500 annually,18 and transportation 

expenditures have grown to more than 50% of overall 

distribution costs.19 In warehousing, the rapid growth 

of e-commerce is creating an anticipated demand 

for over 450,000 more warehouse and distribution 

workers in the next year. Filling this demand will prove 

challenging given the low rates of unemployment and 

will result in substantial increases in 3PL payroll costs.20

FIGURE 3  PARCEL SHIPPING GROWTH RATES21 

PRIMARY SUPPLY CHAIN CHALLENGES

The companies that survived the first wave of 

logistics disruption realize that the task of navigating 

the current technological disruption is enormous. 

2012 2013 2014 2015 2016 2017
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Outdated existing highway and transportation 

infrastructure is further impeding the expansion of 

the MCDS. New freeway and road construction in 

metropolitan areas is minimal, and investment dollars 

per year in highway and street infrastructure declined 

between 2009 and 2016.23 With population growth, 

more drivers are utilizing the same road network in 

worsening traffic–costing the average American driver 

97 hours in traffic per year.24 For logistics operators, 

deteriorating roads and worsening traffic place further 

inflationary pressure on delivery expenses.

Limitations in existing warehouse and store 

infrastructure amplify these challenges because the 

MCDS requires many warehouse and store nodes 

close to consumers. Ideal modern logistics buildings 

feature 120’ truck courts for increased truck traffic, 

ceiling heights above 32’ feet for advanced forklifts, 

and wider aisles that feature 54’ between columns 

for increased navigability. Such state-of-the-art 

warehouses are typically built where developable land 

is available, usually on the boundaries of urban areas 

(2- to 4-hour drive times), rather than in infill locations 

(30- to 45-minute drive times). The consensus among 

3PLs is that meeting delivery timelines while shipping 

from peripheral distribution centers alone is cost 

prohibitive and unreliable.25

Conversely, infill warehouse buildings, while well-

located, tend to be smaller with lower clearance 

heights, narrower aisles, and shallower truck courts. 

Due to a lack of land limiting new development, 

high costs, and the complexity of redeveloping infill 

warehouses, as well as the significant supply/demand 

imbalance for infill warehouses, technological solutions 

have emerged to improve the efficiency of older last-

touch industrial warehouse facilities. Simultaneously, 

retail stores are increasingly being used to help bridge 

the gap in fulfillment infrastructure by serving as 

additional delivery nodes with store pickup and ship-

from-store options.
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Software advances have played a prominent role 

in the evolution of the modern supply chain and in 

highlighting the importance of distribution nodes 

close to consumers.

Amazon and Shopify are good examples of companies 

that are reaping the benefits of AI and cloud-based 

computing. Shopify is an “e-commerce as a service” 

platform that coordinates the fulfillment operations 

of its client retailers through a network of partner 

3PLs and warehouses. Similarly, Amazon’s “Fulfillment 

by Amazon” business line connects independent 

retailers with Amazon’s large customer base and 

fulfillment system. The fundamental business models 

of both Shopify and Amazon rely on internet-enabled 

technology platforms to increase the operational 

efficiency of their warehouse networks.

The key difference between these two giants, however, 

is that Amazon is an “aggregator” while Shopify is a 

“platform.” In the aggregator model, a company sells 

products for retailers on its own platform, whereas the 

platform model provides the logistics infrastructure 

and technology for retailers to connect directly with 

customers. Further, Amazon has created its own leased 

warehouse network, estimated at 110 distribution 

facilities nationwide.26 In contrast, Shopify relies on a 

network of third-party logistics firms with their own 

unique warehousing locations and organizations.

Despite these differences, both the Amazon and 

Shopify models benefit from a common principle: 

utilizing many urban warehouse nodes saves time 

and expense in today’s consumer environment, 

which requires many stored SKUs and short delivery 

timelines. The past model with one or two distribution 

centers for a larger region is obsolete and non-

competitive. Amazon has aggressively grown and will 

continue to expand its fulfillment warehouse network 

close to population centers. For example, in Boston, 

Amazon’s industrial footprint grew from 64,000 

square feet in 2010 to 1.8 million square feet in 2019.27  

Shopify, meanwhile, has used its platform to develop a 

network of facilities managed by third-party logistics 

companies with whom it has pre-negotiated rates.28  

Both companies are doing what technology companies 

do best–connecting multiple parties in a way that 

creates scale economies, streamlines processes, and 

reduces costs–in order to achieve the primary goal of

Shopify Model

Amazon Model

3PL Merchant

Merchant

Merchant

Merchant

Merchant

3PL

3PL

3PL

3PL

Suppliers

Merchant

FIGURE 5  SHOPIFY VS. AMAZON29 

MULTI-NODE FUTURE

In order to reliably expedite fulfillment timelines, logistics 

operators are expanding their warehouse networks in the 

urban core with the help of cloud computing, artificial 

intelligence, and digital supply chain optimization.
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delivering goods and services to consumers whenever 

and wherever they want them.

From a macro perspective, Shopify and Amazon are 

a small part of the $15 trillion global supply chain 

industrial complex. Across the board, 3PLs and 

retailers are adding additional logistics nodes in order 

to increase fulfillment speeds and reduce costs. Radial, 

a mid-sized 3PL with a focus on helping retailers 

develop their omnichannel commerce operations, 

has developed over the past 20 years a network of 

21 facilities nationwide. The goal of these efforts, 

according to president Matt Snyder, is to meet the 

“two-day delivery challenge” set by clients.30 In a 

similar example, one 3PL referenced a client cosmetics 

company’s shift from one to three warehouse nodes 

to enable the expansion of its one-day shipping 

population from 9% to 40% of the country, and its 

two-day shipping population from 72% to 96% of the 

country.31

As logistics firms expand their infill warehouse 

networks, advances in artificial intelligence are now 

enabling these companies to get more “bang for the 

buck” from their networks. Coca-Cola and FedEx are 

examples of companies that use AI technologies for 

inventory management, employing custom software 

for processes such as pre-emptive shipping, taking 

stock counts, and placing orders.32 With pre-emptive 

shipping, AI software predicts the inventory needs of 

an area’s customers and then ships products to nearby 

warehouses.33 This minimizes wasted warehouse space 

in expensive infill locations while streamlining delivery 

operations to minimize the cost of transit. 

Today, Shopify, Target, and other major retailers all 

rely on AI-based inventory management strategies. 

According to the Shopify website, “We use machine 

learning to predict the best places to store and ship 

your products, so they can get to your customers as 

fast as possible.”34 Target COO John Mulligan cites 

the creation of a new inventory management team 

and technology suite focused on forecasting and 

allocating products across the supply chain, which 

he says will make the company “faster, more nimble, 

more accurate, and reliable.”35

Wal-Mart Stores, Inc. 4,769

* Excluding Fred Meyer. 
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2,374
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FIGURE 6  NUMBER OF STORES OF THE LEADING SUPERMARKETS IN THE U.S. IN 201736 
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Advances in robotics, the Internet of Things, and 

digital manufacturing are enabling logistics tenants 

to streamline warehouse operations in facilities with a 

range of physical specifications, making infill facilities 

more tenable from a cost and efficiency perspective.

Advances in robotics are automating repetitive 

processes traditionally performed by human operators, 

increasing the efficiency of inventory picking, moving, 

and packing. Much of the robotics hardware, according 

to Kevin Bullis of the MIT Technology Review, is 

unremarkable, consisting of “small, wheeled boxes 

short enough to slip under a shelving unit and lift it 

up” coupled with nearby navigation infrastructure 

such as stickers and sensors.37 It is the software 

overseeing the devices, however, that is exceptional: 

complex algorithms route robots around shelving, 

workers, and other moving robots. The software can 

also rearrange the entire warehouse inventory in the 

optimal pattern–positioning the fast-selling inventory 

along the perimeter closest to the packing stations.38  

This means that even if the warehouse design and 

layout are irregular, as is often the case with older infill 

product, the robotics and software applications can 

still optimize the use of that space.

Grocery retailers are quickly grasping the strength of 

a robotics-led warehouse approach as they develop 

direct-to-consumer fulfillment models, as evidenced 

by the recent partnership between Kroger and 

Ocado. Ocado is a UK-based online supermarket 

with no physical stores that has recently shifted its 

business model to providing delivery services for 

other supermarket chains around the world (such as 

delivering for rival UK supermarket chain Morrisons). 

In May 2018, Ocado signed a deal with Kroger to 

THE MODERN WAREHOUSE

As retailers and logistics firms expand their urban 

warehouse networks with the help of digital platforms and 

AI, they also rely on technological advances to increase 

the operational efficiency of these infill warehouses.
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build up to 20 customer fulfillment centers (CFCs) 

using automated warehouse technologies. Rodney 

McMullen, Kroger’s chairman and CEO, said that 

this initiative will “redefine the grocery shopping 

experience for customers along the East Coast.”39

The Ocado Smart Platform (OSP) suite is particularly 

well-suited to the optimization of irregular warehouse 

designs because the system is modular and scalable, 

meaning it can be employed in facilities with a wide 

range of shapes and sizes. Ocado warehouses process 

65,000 orders per week with the use of AI-enabled 

robots, which rapidly traverse a large horizontal metal 

grid containing individual products. The grid system, 

with its inventory storage compartments, can be set 

up in a variety of configurations depending on the size 

and dimensions of the space. The largest warehouse 

location in England is 784,000 square feet with over 

1,000 individual robots, while the smallest facility is 

36,600 square feet.40

Like advances in robotics, the IoT offers a range of 

opportunities to streamline the operations of infill 

warehouse facilities. Wearable technologies such as 

“vision picking” software combined with internet-

enabled smart glasses can direct the operator to 

a product, identify the object of choice, and supply 

the operator with the relevant product information. 

Further, inventory and warehouse infrastructure can 

be similarly equipped with micro-computers and 

sensors that automate processes such as inventory 

tracking, as well as accelerate order picking. A recent 

study by DHL testing this type of digital system at a 

Netherlands warehouse demonstrated 25% efficiency 

gains by warehouse picking workers.41 These systems 

offer alternatives to robotics for smaller warehousing 

facilities where automation is not possible due to 

design limitations (such as uneven flooring) or to the 

high level of capital investment required.

Due to advances in AI and automation, industrial 

warehouse facilities may see a return to manufacturing 

uses in the future. U.S. Department of Defense-

funded SoftWear Automation has created a system 

comprising machine-vision-based sewing robots that 

are now capable of making apparel for companies 

such as Adidas at a per-unit cost of 33 cents. In a 

similar example, improved automation technologies 

have allowed Chinese t-shirt manufacturer Tian Yuan 

Garments to move factory operations to the United 

States, so that the company is now closer both to 

its suppliers (cotton refineries) and its customers. 

According to the company’s chairman, Tang Xinhong, 

“Even the cheapest labor market can’t compete with 

us.”42 Technological trends like this will continue to 

expand the range of supply chain uses possible for 

infill warehouse spaces.

FIGURE 7  OCADO WAREHOUSE43 
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For example, sporting goods retailer Hibbett Sports 

recently launched an e-commerce platform backed 

by fulfillment operations conducted entirely out 

of its network of 1,100 stores, resulting in a 5% 

increase in revenue across channels. The Wall Street 

Journal speculates that Amazon’s 2017 Whole Foods 

acquisition was motivated by a desire to gain access 

to the grocery chain’s 460 well-located stores in 

major U.S. cities.44 Recently, rumors circulated about 

Amazon’s plans for a new brick-and-mortar grocery 

chain with a focus on on-the-go options like prepared 

meals. Commenting on the company’s grocery store 

strategy, retail expert Brittain Ladd says, “People really 

need to understand–Whole Foods is the beginning, it’s 

not the end.”45

While some retail chains are implementing ship-from-

store models, the “click and collect” model, which 

combines online shopping with customer pickup at 

physical stores, is the most efficient strategy in the 

high-volume grocery business. Grocers benefit from a 

cost perspective by utilizing existing store networks 

as fulfillment nodes that forego the expensive last 

leg of delivery; studies have found that store pickup 

is 90% cheaper for the retailer than shipping from a 

warehouse. Importantly, almost 49% of customers who 

enter the store while picking up a purchase make an 

additional unplanned purchase, further benefiting the 

company’s bottom line.46 As an example, Albertsons 

saw its digital and e-commerce sales increase 33% in 

2018 across multiple channels, including the popular 

“Drive Up & Go” click-and-collect program.47 

Walmart, the nation’s largest grocery retailer, is 

leveraging its immense network of 4,769 U.S. locations 

to serve as delivery nodes for online grocery orders. 

Jason Del Rey of Recode calls Walmart’s online grocery 

business the company’s “digital strength,” noting that 

the company’s online U.S. sales increased by 40% last 

year due in large part to expansion of its online grocery 

business.48 Walmart expects to grow its grocery 

delivery to 1,600 stores and grocery pickup to 3,100 

stores by the end of 2019 (Walmart currently has 4,769 

U.S. locations).49 To support this e-commerce growth,

THE RETAIL STORE AS A LOGISTICS NODE

As online order volumes grow, physical stores in urban 

locations are serving as additional delivery nodes that 

offer fast and effective omni-channel delivery.

Note: company data analyzed by CommonSense Robotics
* includes Walmart (and various third-party partners), Kroger (and Instacart), 
Target (and Shipt), Ahold and Albertsons

Jan 2018

Select Major US Retailers*

June 2018 Dec 2018

2,451

3,414

5,800

FIGURE 8  WALMART CLICK AND COLLECT STATION50 FIGURE 9  # OF CLICK AND COLLECT LOCATIONS51 
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Walmart has invested in a “middle-mile” driverless 

truck program that will shuttle the customer’s online 

grocery orders between stores.52

Similarly, Target has expanded its delivery node 

network to include retail locations through the recent 

acquisition of Shipt, a same-day-delivery platform. The 

expediency of the Shipt system has encouraged sales 

growth and led to 10-15% growth in basket sizes of 

online orders. During the first quarter of 2019, Target 

representatives said that a combination of Shipt, 

curbside pickup, and in-store pickup drove half of its 

42% e-commerce growth and 25% of same-store sales 

growth.53 In terms of inventory management, Target 

reports that 80% of the online orders are fulfilled out 

of physical stores.54

Even smaller grocery chains, such as Sedano’s, are using 

technology systems to automate their warehousing 

operations in support of click-and-collect strategies. 

Sedano’s is a Hispanic grocery chain with 34 locations 

across Florida that recently partnered with logistics 

technology firm Takeoff to implement warehouse 

robotics in its retail locations and in an automated 

fulfillment center nearby. When an order is received, the 

inventory is robotically collected and then transported 

via a conveyer belt from the storage area to a packing 

station.55 Then, another robotics system efficiently 

packs online grocery orders for delivery to 15 physical 

retail locations for curb-side customer pickup.56 The 

two companies herald the new distribution center as 

“the world’s first robotic supermarket.” 

Bonobos serves as a case study in how the in-store 

shopping experience is also being transformed by 

e-commerce technologies. The popular men’s fashion 

chain began as a pure-play online retail store, and 

discovered by “total accident,” according to co-

founder Andy Dunn, that two fitting rooms in its 

corporate lobby were generating enormous traffic 

and sales.57 With that fact in mind, the company began 

expanding its brick-and-mortar footprint before being 

acquired by Walmart.58 The company now features a 

network of 62 “guideshops,” as the stores are called, 

which offer one-hour appointments with personal 

fitting “ninjas” who greet customers with beer, take 

sizes, and coordinate order pickup. Other e-commerce 

companies such as Dollar Shave Club and Warby 

Parker have similarly opened stores that serve the dual 

mandate of acting as showrooms and as delivery hubs 

for products. 

The net effect of the efficiencies gained through 

anticipatory shipping, warehouse robotics, and the 

expansion of store delivery nodes is that the modern 

supply chain is faster and more responsive than 

ever. While robotics speed up the process of order 

fulfillment in both warehouses and brick-and-mortar 

locations, computer algorithms can optimize factors 

such as warehouse configuration, labor allocation, 

and inventory location.59 Technology is transforming 

the use of infill warehouses and retail centers into a 

network of delivery nodes capable of meeting the 

short delivery timelines, lower costs, and increased 

reliability demanded by consumers.

FIGURE 10   LONGPOINT NEIGHBORHOOD SHOPPING 

FIGURE 10   CENTER, WESTON, FL
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REAL ESTATE IMPLICATIONS

Technology is transforming the world of logistics and enabling retailers and 

3PLs to meet their desired objectives. The demand for shortened delivery 

timelines has driven the supply chain transition to a multi-node warehouse 

network, while advances in robotics, autonomous vehicles, smart devices, and 

inventory management software have enabled retailers and logistics companies 

to accelerate the pace of warehouse operations. Retail stores, meanwhile, are 

serving as additional delivery nodes with the rise of click-and-collect, store 

automation, and related retail technologies. 

Demand for expanded distribution nodes closer to 

population centers will lead to:

• Significantly higher demand for infill warehouses 

• Significantly higher demand for neighborhood 

grocery store locations

• Rapid change in use for retail brick and mortar locations 

In order to identify the highest potential investment 

opportunity, Longpoint’s proprietary analytical 

process evaluates the location and specifications of 

a property according to set of salient quantitative 

metrics. First, critical demand drivers are evaluated, 

including population density, income levels, race, age, 

and education. The goal is to “know thy consumer.” 

Similarly, trends in these metrics over time explain 

how this community is changing.

Next, Longpoint’s analytics process factors in critical 

supply metrics. For industrial properties, metrics 
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Modernized Industrial Warehouses Neighborhood Shopping Centers

Fast, seamless 24hr access requires... Culturally relevant shopping experiences require...

Metrics:

•  % population 
reached

•  Tenant profile

•  Barriers to entry

•  Clear height

•  Truck court

•  Loading capacity

Analytical Framework

Boundaries:

•  30-minute drive

•  60-minute drive

•  1-day drive

•  2-3-day drive

Trends:

•  Historical

•  Present-day

•  Projected growth

•  Regional economic 
drivers

•  Regional port 
activity

•  Regional trade 
partners

Metrics:

•  Population density

•  Income

•  Race/Ethnicity

•  Education level

•  Age

•  Traffic count

Analytical Framework

Boundaries:

•  1-mile radius

•  3-mile radius

•  7-minute drive

•  15-minute drive

Trends:

• Historical

•  Present-day

•  Projected growth

•  Gap analysis

•  Agg. Income per 
retail SF

•  Agg. Income per 
grocer SF

•  Per capita retail SF

FIGURE 11  LONGPOINT’S CONSUMER CENTRIC INVESTMENT STRATEGY

such as industrial square feet per capita and per 

dollar earned, deliveries as percent of total stock, and 

e-commerce growth rates provide a picture of how 

well the area’s industrial supply is meeting demand. 

For retail properties, metrics such as per capita chain 

stores and aggregate income per grocer indicate the 

relative saturation or undersupply of the retail trade area. 

With a clear metrics-based view of the market’s supply-

demand equation, Longpoint offers an unparalleled 

understanding of the property-level value creation 

opportunity. The ideal industrial product features 32-

36’ clearance height, 1 dock door per 5,000 sf, a 120’ 

truck court, and 54’ column spacing for wider aisles. 

Because infill product with these specifications is rare, 

we seek to upgrade the existing real estate stock by 

raising roofs for added storage, reducing floor area to 

increase truck storage and circulation, and improving 

loading capacity by adding dock doors. 

Like industrial real estate, retail properties often 

require capital investment to enable the transition into 

multi-channel delivery hubs. First, the repositioning of 

a shopping center can include a physical renovation 

focused on appearance, as well as additional signage 

to create a welcoming place for customers. Second, 

the tenant mix needs to be culturally relevant to the 

community being served. Third, the physical store 

and site layout must accommodate the click-and-

collect process required by anchor tenants. Longpoint 

is currently in the process of designing a click-and-

collect station for a regional grocer’s premises in 

support of its expanding e-commerce business.

The future of the MCDS is now, and the associated 

physical infrastructure will change dramatically 

over the next decade and beyond. In the upcoming 

years, the transformation of logistics operations will 

likely accelerate with further innovations in fields 

like autonomous vehicles, robotics, and artificial 

intelligence. Longpoint strives to understand the 

technological trends that are shaping demand for 

real estate and invest in urban infill warehouse and 

retail properties that will remain relevant for logistics 

operators in the transformative years to come. 
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At Longpoint we strive to 

invest with wisdom and 

insight, to understand 

the needs of consumers, 

to develop locally 

relevant properties, 

and to implement 

environmentally 

sustainable practices.

Longpoint Realty Partners Mission
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