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U.S. Industrial leasing benefits from the 
e-commerce surge



Given the health, policy, economic and financial disruption unfolding from the COVID-19 outbreak, resulting real estate 
market shifts will not be fully reflected in Q2 2020 statistical indicators. It is too early to provide a quantitative assessment 
or forecast of the ultimate market impact of COVID-19. Our analysis focuses on Q2 market activity and how the market is 
positioned moving forward. We will be continually monitoring market movements as the situation evolves. Please feel 
free to contact us if we can assist.
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below 6 percent 
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leasing doubled 
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Construction 
pipeline remains 
strong, with Q2 
deliveries reaching 
78.5 million square 
feet 
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The U.S. Industrial market posted healthy figures in the second 
quarter, despite a slowdown in global economic activity. The 
logistics sector is benefiting from the huge increase in online 
buying. Vacancy rates did tick up marginally after the initial 
slowdown due to COVID-19; however, leasing velocity picked up 
significantly in May and June. While stay-at-home orders slowed 
the pace of construction in select markets, the overall 

development pipeline remains strong and the impact this 
quarter was relatively modest. Prominent trends in the 
industrial sector this quarter include delivery delays in 
speculative development projects, slowdown in preleasing 
rates due to a wait-and-see approach by tenants and a surge in 
e-commerce leasing. 
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United States key stats

Type
Total 

stock (s.f.)
Total 

vacancy
Total 

availability
YTD net 

absorption
YTD const. 
deliveries

Under 
construction

Q2 2020
avg. rent

Warehouse & distribution 10,071,101,908 6.3% 9.5% 89,265,852 138,843,343 268,662,445 $6.25

Manufacturing 3,471,514,938 3.2% 4.9% 684,983 7,505,623 12,011,747 $6.56

Special purpose 37,200,270 2.2% 3.3% -33,792 0 20,000 $8.48

Totals 13,579,817,116 5.5% 8.3% 89,917,043 146,348,966 280,694,192 $6.30

Source: JLL Research

Vacancy remains below 6.0 percent 
Industrial rents remained unchanged from the start of 2020, reporting $6.30 per square foot

U.S. industrial vacancy reported 5.5 percent at the close of the 
second quarter. While we saw a slight increase of 30 bps from the 
previous quarter, vacancy continues to remain near historic lows. 
The JLL research team noted some firms hitting the pause 
button on signing leases as they waited to see what economic 
headwinds were ahead for their industry.

Despite uncertainty in the market, rent and concessions have 
remained flat at $6.30 per square foot quarter-over-quarter. 
Since 2019, rents have increased by 7.5 percent. With top 
logistics markets operating at subҴ3.0 percent vacancy rates, we 
expect continued competition for quality space, adding pressure 
on rents through 2020.

Overall net absorption was relatively steady this quarter, 
reporting 42.1 million square feet, with Chicago leading the way 
in the industrial market, absorbing 7.0 million square feet. The 
Dallas/Fort Worth market had record-setting growth, with 
absorption levels hitting 6.5 million square feet this quarter, and 
continues to lead the nation in construction and deliveries going 
into the second half of 2020. In select markets, absorption was 
muted, particularly among smaller tenants reliant on trade 
through the Ports of Los Angles and Long Beach. The declined 
port volumes in March strained global supply chains as they 
rushed to catch up. The slowing of the economy due to the 
shelter-in-place orders took its toll on many small businesses, 
forcing some to shutter space permanently, impacting overall 
absorption in markets close to the major ports. 
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Source: JLL Research

E-commerce dominates leasing 
Shelter-in-place has increased the use of online 
shopping and fueled demand from e-commerce users 
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Industrial tenant sectors dominating the market this quarter 
included e-commerce, logistics & distribution and 3PL. The sharp 
pivot in consumer behavior and shopping habits due to the 
pandemic resulted in e-commerce leasing more than 55.9 million 
square feet of industrial space in the first half of 2020. With 
physical retail severely disrupted overthe past three months, 
there has been a significant increase in shopping online. As a 
result, the demand for infill space by large e-commerce and 
logistic companies, driven in part by the change in shopping 
habits and online purchasing due to the pandemic, cannot be 
understated. This quarter major e-commerce-dependent 
companies scrambled for Class A industrial product to manage 
the increased demand on their supply chains. While the long-
term effects of coronavirus shutdowns are yet to be realized, 

Source: JLL Research

Food & Beverage leasing doubled this quarter 
E-commerce leasing totaled 55.9 million square feet 
year-to-date, and Food & Beverage increased to 11.4 
million square feet this quarter

The food & beverage sector accounted for 11.4 million square 
feet in leasing activity this quarter. The 5.2 million-square-foot 
increase was driven by significant adoption in online grocery 
shopping, driving the need for cold storage space.
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The Construction pipeline remains strong, with deliveries in Q2 reaching 78.5 million square feet 

the shift in consumer behavior toward e-commerce is expected 
to continue. We anticipate increased interest for urban logistics 
space in high-density markets such as Los Angeles, the San 
Francisco Bay Area and New York going into the next year.
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The industrial construction pipeline continues 
to remain strong, despite delays as a result of 
the pandemic. Deliveries totaled 78.5 million 
square feet at the close of Q2, one of the 
highest quarters to date, with the Dallas/Fort 
Worth, Chicago and Houston markets 
accounting for 29 percent of the total supply 
added to the industrial market. The overall 
industrial pipeline has 280.6 million square feet 
under construction, with Dallas/Fort Worth, 
Eastern & Central Pennsylvania, Inland Empire, 
Atlanta, Chicago and New Jersey accounting 
for 39.7 percent.
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Outlook 

The industrial market has been remarkably resilient with 
the increase in online shopping and e-commerce as 
significant contributors, and we anticipate this trend to 
continue. COVID-19 pushed online adoption rates 
substantially higher than expected, driving continued 
demand through the end of the year and into 2021. We are 
closely watching new construction, specifically pre-leasing 
rates of speculative construction.

Looking forward, the industrial property sector continues to 
exhibit sturdy fundamentals. While there have been no 
meaningful impacts yet on lease rates due to COVID-19, 
other core fundamentals including vacancy rates have the 
potential to increase in the coming months, due to delays 
in tenant occupancies. Increasing demand and limited 
supply make the industrial property sector advantageous. 
2020's total net-absorption to near the 200-million-square-
foot-mark, as seen in previous years

We have seen an uptick in manufacturing inquiries from 
healthcare, pharma and critical supply industries. This has 
the potential to be a growing component of demand, 
especially in 2021. Urban logistics continues to grow in 
importance as last mile delivery demand increases and the 
infrastructure needs to be built to handle it. While the 
length and depth of the coronavirus-induced economic 
contraction have yet to be determined, the industrial sector 
is expected to be a resilient property sector moving into the 
second half of the year. 

Ủ Lowest vacancy

New York City 2.1%

New Jersey 2.5%

Hampton Roads 2.9%

Orange County 3.1%

Nashville 3.2%

Los Angeles 3.6%

Ợ Highest annual net absorption (s.f.)

Dallas/Fort Worth 13,143,886

Chicago 11,333,467

Eastern & Central Pennsylvania 9,168,380

Inland Empire 8,436,595

Atlanta 4,985,009

Indianapolis 4,685,805

Ợ Highest under construction (s.f.)

Dallas/Fort Worth 22,691,724

Eastern & Central Pennsylvania 21,047,107

Inland Empire 19,774,200

Atlanta 17,280,450

Chicago 16,375,590

New Jersey 14,316,905

United States Industrial quick stats



Atlanta
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2020 fundamentals and activities mirror those of 2019 
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The impact of COVID-19 on the metro remains to be seen, as activity in Q2 
2020 was generally positive and mirrored that of Q2 2019. Second quarter 
move-ins accounted for nearly 85 percent of the net absorption YTD, bringing 
total net absorption just shy of 5.0 million square feet. Move-ins were led by a 
large ecommerce tenant taking over 1.1 million square feet in the I-20 West 
submarket, and a major big-box retailer taking another 1.0 million square feet 
in the Northeast submarket for new fulfillment and distribution centers. Other 
notable tenant move-ins this quarter included SBS Transportation, occupying 
517,500 square feet at the Palmetto Logistics Center, and HWC Logistics, who 
moved out of the Southfield Logistics Center to occupy nearly 500,000 square 
feet at Aerotropolis West III. 

In response to continued demand in the market, deliveries ticked up this 
quarter representing 4.5 million square feet of new inventory, the majority of 
which was speculative. While COVID-19 has slowed the pace of construction in 
the metro, the impact to the development pipeline is relatively modest when 
compared with other major markets. Currently, the metro has 17.3 million 
square feet under construction, over 11.9 million of which is set to deliver by 
Q=9JҩK =F<ҝ 3HO9J< HJ=KKMJ= >JGE KMKL9AF=< <=E9F< 9F< F=O AFN=FLGJQ
coming to market contributed to year-over-year rent growth of 5.1 percent, 
while vacancy in Q2 ticked up slightly, adding 50 basis points year-over-year.

Outlook
While COVID-19 may put further downward pressure on the economy,  Q2 
fundamentals and activities suggest continued demand for the metro looking 
forward. There are currently over 100 known tenants surveying the market, led 
by retailers and logistics firms, and leasing activity continued to remain steady 
in Q2 with the vast majority of deals new leases versus renewals. Leases 
commencing in the second half of 2020 represent more than 5.1 million 
square feet of space, which should help temper any negative pressure ahead.

ÅAfter a slow start to 2020, demand picked up momentum in Q2 with 
quarterly net absorption reaching 4.2 million square feet. 
ÅQ2 saw 4.5 million s.f.of new supply, led by large-block speculative 

deliveries in the I-20 West and Airport/South I-85 submarkets.
ÅRental rates experienced modest growth of 5.1 percent over last year, 

while vacancy rates ticked up 50 basis points year-over-year.

For more information, contact:  Reg Williams| reginald.williams@am.jll.com

Fundamentals Forecast

YTDnet absorption 4,985,009 s.f. Ợ

Under construction 17,280,450 s.f.

Total vacancy 7.9%

Sublease vacancy 1,834,282 s.f.Ụ

Average askingrent (NNN) $4.12 p.s.f.

Concessions Stable
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Baltimore

Active construction pipeline continues with 2.3 million 
square feet of deliveries this quarter
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The Baltimore Industrial market absorbed 162,729 square feet of space in Q2, 
down from last quarter and a record 2019, but still positive amid the current 
pandemic, despite corporate relocations and consolidations, Next Day Blinds 
vacating 8251 Preston Ct in Route 1 for 118,300 square feet and RPM Logistics 
downsizing by 50% at 1411 Tangier Dr in Baltimore County East. New tenant 
demand over the quarter was largely driven by the data management 
solutions company, Whitebox Technologies, which signed a 359,000-square-
foot relocation to 1010 Swan Creek Drive in Baltimore Southeast. In addition, 
Barker Steel Mid-Atlantic took occupancy of their 133,520 square foot location 
at 1954 Halethorpe Farms Road in BWI/Anne Arundel.  

2.3 million square feet delivered in Q2, representing a 41% increase over the 
10-quarter average of 1.3 million square feet.  Of those deliveries, 1.7 million 
square feet is concentrated in the I-95 North submarket with an availability 
rate of 65%. As a result, despite absorbing over half a million square feet 
through the first half of 2020, direct vacancy increased 110 basis points over 
the prior quarter. Looking ahead, 1.8 million square feet of industrial space 
remains under construction, 1.7 million of which is still on track to deliver by 
the end of 2020, with the majority located in I-95 North. 

Outlook
2@= ?DG:9D H9F<=EA;ҩK =>>=;L GF L@= E9JC=L J=E9AFK AF >DMPҞ 9K L@= D=F?L@ 9F<
severity of its impact on the economy have yet to be determined. 
,GF=L@=D=KKҞ L@= E9JC=LҩK DGO N9;9F;Q J9L=Ҟ 9;;=KK LG L@= .GJL G>  9DLAEGJ=Ҟ
last-mile demand potential, and the production of e-commerce are extremely 
;GEH=DDAF?Ҟ @GD<AF? L@= E9JC=LҩK E=<AME- to long-term prospects relatively 
unchanged.

Å2.3 million square feet of new industrial space delivered this quarter, 
with 65% available
ÅDespite over half a million square feet of positive net absorption YTD, 

vacancy slightly increased due to new deliveries and construction
ÅCOVID-19 has slowed tenant activity. However, the market is in a stronger 

position to withstand a downturn than it was in past cycles

For more information, contact:  Ben Caffey| benjamin.caffey@am.jll.com

Fundamentals Forecast

YTDnet absorption 587,617 s.f. Ợ

Under construction 1,850,453 s.f.Ợ

Total vacancy 9.7%Ụ

Sublease vacancy 2,312,616 s.f.Ụ
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Boston

Major e-commerce giant leads the way in second 
quarter leasing
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Fundamentals Forecast

YTDnet absorption 923,526 s.f.Ụ

Under construction 2,229,250 s.f.

Total vacancy 6.1%Ụ

Sublease vacancy 643,682 s.f.

Direct askingrent $8.35 p.s.f.

Sublease asking rent $6.25 s.f.

Concessions StableỤ
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For more information, contact:  David Coffman | david.coffman@am.jll.com

ÅIndustrial remains a bright spot in the new normal that COVID has 
presented with many consumers flocking to purchase goods and 
services online.  
ÅAs a result, tenants have absorbed nearly 1,000,000 square feet in the 

first half of 2020 and 512,000 square feet in the second quarter alone.  90 
percent of tenant absorption has taken place in the south market, as 
tenants continue to struggle to find space in supply-constrained markets 
west and north of the city.
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The large e-commerce firm continues to be the elephant in the Greater Boston 
market taking down space within each submarket as it builds out its delivery 
station network.  Over the last 24 months the firm has leased nearly 4 million 
square feet across 8 sites including over 1 million in the second quarter alone.  
These sites represent the last locations in which packages are sorted before being 
sent out for final delivery to customers.  Locations this quarter include Alger Street 
in Boston, West Street in Mansfield, JQA Road in Taunton, and Industrial Park 
Road in Hingham.

In the capital markets, trading volumes dipped 71 percent quarter-over-quarter 
from $675 million to $196 million.  However, if you remove the record setting $355 
million single-asset sale to Clarion in Revere in the first quarter, deal volume only 
fell 38 percent.  Year-over-year deal volume dropped 47 percent.  The largest 
transaction of the quarter was Westbrook Partners purchase of the 674,000-
square-foot warehouse to single-tenant user Casual Male XL.  The deal was struck 
at $51 million, or $76 per square foot, at 555 Turnpike Street in Canton.  

TA Realty delivered 330 & 350 Bartlett Street in Northborough this quarter adding 
600,000 square feet of high-bay vacancy to the market.  The combined buildings 
represent nearly 65 percent of all available high-bay warehouse & distribution 
space in the entire west market and should provide much needed relief in the 
supply constrained market.

Outlook
Despite the devastating health impacts, industrial demand is anticipated to be a 
bright spot throughout the COVID-19 pandemic.  E-commerce companies have 
almost become the sole organizations hiring, while many other consumer-based 
industries have been shedding jobs at a rapid clip.  Boston has been no exception.  
We expect the e-commerce trend to accelerate and continue as investors have 
begun to respond with a robust development pipeline to meet the need.

mailto:david.coffman@am.jll.com


Broward

Net absorption takes a dive, but late 2020 
rebound possible
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Net absorption declined in the second quarter from large move-outs that 
were previously expected to impact the market through the end of June. 
However, the market has experienced an increase in leasing activity during 
the past three months, rising nearly 10 percent, which may rebound 
absorption in the upcoming quarters. Some of the most notable transactions 
this quarter were: KeheDistributors (200,000 square feet), Brandy Melville 
(112,000 square feet), and an e-commerce tenant (250,000 square feet). These 
transactions accounted for almost 50 percent of the total deal flow recorded 
since April, which is indicative of strong, and growing, demand in the region 
for large blocks of space despite concerns with the COVID-19 pandemic.  

In terms of new construction, there is 2.8 million square feet expected to be 
delivered by year end, a figure not seen since 2002. Prior to the COVID-19 
pandemic, the market was expecting nearly 3.3 million square feet of new 
deliveries, but due to the economic uncertainty facing the nation, developers 
@9N= 9<GHL=< 9 ҪO9AL-and-K==ҫ 9HHJG9;@ҝ "=N=DGH=JK @9N= H9MK=< L@=AJ KL9JL
dates on multiple projects across the market, totaling over 1.3 million square 
feet, most of which are pad-ready sites. In addition, the amount of pre-leased 
space continues to be minimal, so far there is 1.5 million square feet of space 
under construction with no pre-leasing in place. At the same time, overall 
vacancy in the market has experienced a major upswing, increasing by 480 
basis points since 2017 when it was trending at an all time low of 3.0 percent. 
Today, overall vacancy stands at 7.8 percent. 

Outlook
The market will continue to have strong demand fundamentals to support 
growth. New development has been at record levels for three consecutive 
years, and 2020 is likely to set a new record. Much of this space in underway in 
just two submarkets, so demand will need to accelerate in those areas in 
order to absorb the additional supply. We believe changing dynamics will 
favor the overall market in the medium to long term

ÅNet absorption weakened during the second quarter to negative 700,000 
square feet.
ÅConstruction activity remains elevated, but with the onset of COVID-19, 

we expect construction to slow.
ÅVacancy increased by 480 basis points since 2017.

For more information, contact: Erik Rodriguez| erik.Rodriguez@am.jll.com

Fundamentals Forecast

YTDnet absorption -711,592 s.f. Ợ

Under construction 1,552,783 s.f.Ợ

Total vacancy 7.8%Ợ

Sublease vacancy 357,622 s.f.Ụ
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mailto:alex.kachris@am.jll.com


Central Valley

Despite the COVID slowdown, the Central Valley sees 
positive absorption and new deliveries
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The Central Valley saw more than 1.25 million square feet of positive net 
absorption this quarter. Two large build-to-suit projects that delivered this 
quarter contributed; the 278,700 square-foot expansion for Penske on N 
AJHGJL 59Q AF +9FL=;9Ҟ 9F< 2J9<=J (G=ҩK ѳѱѱҞѱѱѱ HJGB=;L GF .G;C *9F= AF

Stockton. The speculative 746,790 square-foot building at the Centerpoint
Intermodal Center in Manteca delivered fully leased. 

Seven speculative buildings delivered vacant this quarter; a 419,608 square 
feet on Aviation Drive from Panattoniand 77,976 square feet from Buzz Oates 
on BridgefordStreet, both in Stockton, and five buildings at the Mountain 
Technology Center in Tracy from Panattoni, totaling more than 513,000 
square feet. Eight speculative buildings are still under construction; one broke 
ground this quarter on Arch Airport Road & Pock Lane, a 140,000 square-foot 
project from Buzz Oates. Still, with the 9.4 million square feet of actively 
touring tenant demand, these projects will likely lease before year end. 

All of the new speculative construction delivering this quarter contributed to 
the increase in vacancy from last quarter; up 60 basis points. This will likely 
continue through the year if the 2.5 million square feet of speculative new 
construction in the pipeline delivers on time and is not preleased. 

Average asking rents were stable in the second quarter, and are still 
historically high.  A dip in rent is likely due to the increasing vacancy rate and 
considerable amount of new speculative construction that has hit the market 
in the past two years. 

Outlook
The shelter-in-place has increased e-commerce demand and thus, demand 
for industrial product. However, until restrictions are lifted, expect market 
activity to be slower than recent history. Landlords will likely increase 
concessions in the coming year, as the deliveries hit the market. 

ÅStrong positive net absorption of 1.2 million square feet occurred in the 
second quarter, due in part to the completion of two large build-to-suit 
projects.
ÅMore than 2.2 million square feet of new construction delivered this 

quarter and one project broke ground.
ÅAverage asking rents remained stable this quarter and continue to be 

higher than historical rents recorded before 2019.

For more information, contact: Kristin Hagedorn | Kristin.Hagedorn@am.jll.com

Fundamentals Forecast

YTDnet absorption 1,889,020 s.f. Ợ

Under construction 5,452,096 s.f.Ủ

Total vacancy 7.2%Ợ

Sublease vacancy 194,920 s.f.Ợ
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Charleston

Slowing port activity points to slowing industrial 
demand across region

Industrial Outlook | United States | Q2 202012

The Charleston industrial market slowed dramatically over the last quarter. 
COVID-19 related economic disruption has led to a marked decline in tenant 
demand and a significant increase in vacant space. Total vacancy increased 
from 7.2 percent to 9.6 percent,  pushed by 1.2 million square feet negative of 
net absorption. The regional economy saw its unemployment rate nearly 
quadruple from March to 12.1 percent. 

Port activity has also declined dramatically over the past quarter. The volume 
of loaded cargo boxes fell by 17.2 percent in year-over-year comparisons as of 
May. The slowdown comes from reduced global shipments resulting from 
supply chain disruptions and the global economic slowdown. Since March, 64 
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NGDME=ҝ <<ALAGF9DDQҞ :GL@  +5ҩK 9F< 4GDNGҩK HD9FLK O=J= K@ML <GOF EGKL G>
April and May, leading to a drastic decline in automotive shipments leaving 
the port. The slowdown in volume casts doubts upon the ports $319.0 million 
spending plan and the new Leatherman Terminal.

Outlook

The COVID-19 related downturn presents a continued level of uncertainty and 
unease for all property sectors. However, industrial is the one sector with the 
greatest upside. This is largely due to the surge in online shopping which has 
increased space demand by e-commerce tenants. At the beginning of 2020, e-
commerce accounted for 11.8 percent of all retail spending.  This share is 
expected to rise to 18.0 percent by then end of 2020. 

COVID-19 exacerbated a trend that was already taking place in the retail 
sector. As consumers spend more dollars online, that only increases the need 
for industrial warehouses to serve those customers. 

ÅLack of demand and supply chain disruptions led container volumes at 
Port of Charleston to decrease by 17.2% year-over-year in May
Å1.2 million s.f. of negative absorption due to dramatic decrease in 

demand
ÅUnemployment quadrupled to 12.1% 
ÅAuto and other manufacturers shutter for two months

For more information, contact:  Brian Landes | brian.landes@am.jll.com

Fundamentals Forecast

YTDnet absorption 2,256,515 s.f. Ủ

Under construction 3,949,762 s.f.Ủ

Total vacancy 6.1%Ợ

Sublease vacancy 244,192 s.f.Ụ
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Average askingrent (NNN) $4.95 p.s.f. Ụ

Concessions FlatỤ


