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Introduction
• The rise of E-commerce in this country over the past two decades has 

led to increasing demand within the industrial real estate market. Since 
its founding, Amazon’s network of industrial fulfillment centers has 
grown to more than 100 facilities across the country.

• Residential housing values are a major aspect of the consumer's life 
that has the potential to be affected through the increased demand in 
industrial real estate.

• At the county-level, the installment of a fulfillment center generates 
roughly a 30% increase in jobs within warehousing and storage while 
increasing local job opportunities as well (Zhang, Chen, and Wang 
2021, Grislain-Letrémy and Katossky 2014).

• Negative externalities such as increased traffic, pollution, and even 
health risks outweigh the positive externalities with respect to how 
they impact residential housing prices (Currie et al. 2013).

Key Findings
• Overall, we find that the placement of an Amazon fulfillment center 

does not influence housing prices in the respective county or the 
surrounding ones. 

• Controlling for Square Feet in this analysis shows that larger 
fulfillment centers negatively impact the growth in HPI for both 
treatment and control counties. 

Methods
• This analysis is conducted at the county-level with data from 31 

counties with Amazon fulfillment centers and 115 surrounding 
counties, employing change Housing Price Index to measure housing 
prices.

• Our regression uses data for 3 years before the Amazon facility was 
built and 3 years after the facility begins operation for each group of 
counties containing control (surrounding) and treatment (with 
fulfillment center) counties:

HPIi,t = β0 + β1fulfilli,t + β2treatmenti,t + β3 fulfilli,t* treatmenti,t + 
β4SquareFeeti + β5percap_inci,t + β6popi,t +β7povi,t+ β8rate30t + u

• fulfilli,t = indicates the presence of an Amazon fulfillment center in a 
group of counties

• treatmenti,t = designats treatment counties which are is a 1 for counties 
that actually have a fulfillment center present. 

• SquareFeeti,t = size of fulfillment center (hundreds of thousands of 
square feet)

• percap_inci,t = annual average income per capita (tens of thousands of 
dollars) 

• popi,t = county population (tens of thousands of people)
• povi,t =  county poverty level (%)
• rate30t = annual national average for 30-year fixed mortgage rate 
• HPIi,t = yearly percentage change in the Housing Price Index (base = 

2000, HPI normalized to 100)

TABLE 1.Summary Statistics for Dependent Variable and Control Variables observations.

Analysis

TABLE 2. Difference-in-Differences regression on Percent Change in Housing Price Index.

Results

Conclusion
• Both regression (3) and (5) demonstrate that larger Amazon 

fulfillment centers reduce the growth rate of housing prices in both 
the county where the center is located and the surrounding counties.

• Our analysis was limited to a select number of Amazon fulfillment 
centers and observing specifically Amazon facilities does not allow 
us to capture the entirety of the effect of industrial real estate assets 
on residential home prices.

• Several things could be done to sharpen this analysis such as: 
increasing the number of observations and types of industrial 
facilities in focus, narrowing the scope of the study using data within 
a small circumference from a facility, and even, gathering data on 
housing and neighborhood characteristics in areas being evaluated 
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• Regression (1) is a parsimonious difference-in-differences regression that suggests that the growth in 
HPI values do not differ between treatment and control counties after the opening of a fulfillment 
center.

• Regression (2) adds a control for the size of the fulfillment center (Square Feet). Controlling for Square 
Feet shows that there is an average of a .409% decrease in the growth of HPI for every extra 100,000 
sqft. of facility size. Secondly, we see there is approximately a 3.731% increase in the growth of HPI in 
the 3 years following the opening of a fulfillment center for both the treatment and control counties.

• Regression (3) adds controls for county characteristics. fulfill and Square Feet remain significant in this 
regression. As the per capita income of a county increases by ten thousand dollars, there is an 
approximate .414% increase in the growth of HPI. Poverty Level carries significance positive 
coefficient. This is an odd result because poverty should seemingly contribute to a decline in housing 
values, but in this case, an increase in Poverty Level of 1% leads to a .056% increase in the growth of 
HPI on average.

• Regression (4) adds a control for the yearly national average 30-year mortgage rate, which is 
insignificant. Control coefficients are fairly consistent with regression (3).

• The last regression (5) adds year fixed effects to regression (3). This is probably the most useful 
regression in our analysis even though there are fewer significant variables present than in previous 
regressions. Square Feet remains significant but decreases in the magnitude of its overall impact on the 
growth of HPI. What is most interesting here is the shift to a negative coefficient in Per Capita Income 
(-.338). The lack of significance of the interact variable in this regression suggests that both treatment 
and control counties grow at similar rates following the opening of a fulfillment center, on average.
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