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Leasing activity improves 8.4% year-over-year
• Leasing momentum in H2 2025 helped to propel 

annual leasing volumes to 533.2 million s.f. 
• 3PL leasing remained the top industry for the fourth 

consecutive quarter accounting for 15.8% of all 
leasing in 2025. Furthermore, 47.8% of all 3PL leases 
signed in 2025 were new leases. 

• Leasing activity remains heavily concentrated in the 
core gateway mega markets of Chicago, the Inland 
Empire, New Jersey, Los Angeles, and Houston, which 
accounted for 38.8% of the annual leasing volume. 

Net absorption posts best quarter since Q2 2023
• Net absorption of 58.7 million s.f. in Q4 was the best 

quarterly figure since Q2 of 2023 with the yearly total 
of 161.1 million s.f. increasing by 18% year-over-year. 

• Dallas/Fort Worth, Phoenix, Houston, Columbus, and 
Indianapolis accounted for 49.1% of all absorption in 
2025.

• Absorption figures in 2025 were bolstered by build-to-
suit occupancies and owner-user sales as companies 
sought custom facilities tailored to their operational 
needs or strategically located facilities.

Development pipeline  continues to moderate
• The 259 million s.f. of new deliveries was the 

lowest annual figure since 2019.
• Total volume (253.7 million s.f.) of industrial 

buildings under construction increased slightly 
from the previous quarter due to an increase of 
build-to-suit and owner-user buildings.

• Potential supply crunch in mega-box sized 
buildings (< 1 million s.f.) with growing demand 
and lack of new construction starts in this size 
segment. 

Flight to quality persists amongst industrial 
occupiers 
• Class A leasing volume increased 10.5% year-

over-year, representing 63.6% of all leases in 
2025. 

• Furthermore, 64.5% of all Class A leases were 
new leases demonstrating tenants’ preference 
for modern facilities. 

• Bulk warehouses (over 500,000 s.f.) showed 
overwhelming Class A preference while smaller 
facilities under 250,000 s.f. exhibit greater 
variation across asset classes. 

By the numbers

16.2 billion
Existing inventory (s.f.)

253.7 million
Under construction (s.f.)

7.5%
Total vacancy 

166.1 million
YTD net absorption (s.f.)
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• Uncertain tariff environments and evolving trade 
policies are accelerating the reshoring and localization 
of manufacturing to mitigate supply chain risks, which 
requires the construction of new, often highly 
automated and energy-intensive domestic production 
facilities, directly contributing to the industrial sector's 
growing energy load.

• The expansion of data centers is commanding the bulk 
of energy load growth, creating a new class of 
industrial occupiers, including hyperscalers, 
colocation specialists, and equipped 3PLs, who are 
defined by their massive electrical power 
requirements.. 

• Modern distribution centers are adopting energy-
intensive automated systems including robotic 
picking, autonomous mobile robots, automated 
storage and retrieval systems and sophisticated 
warehouse management systems that operate 
continuously. 

• As the advanced manufacturing sector continues to 
grow, these facilities are integrating robotics and 
machine learning into their systems which creates 
substantial energy demands. The advancement in this 
sector enables high-value manufacturing that 
competes on innovation rather than labor costs while 
dramatically increasing energy consumption.

Economy

Source: JLL Research, Grid Strategies
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Net absorption and vacancy
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Historical absorption and vacancy

Net absorption (s.f.) Overall vacancy (%)• Net absorption of 58.7 million s.f. in Q4 was the best 
quarterly figure since Q2 of 2023 with the yearly total 
of 161.1 million s.f. increasing by 18% year-over-year. 

• Five markets, including Dallas/Fort Worth, Phoenix, 
Houston, Columbus and Indianapolis accounted for a 
staggering 49.8% of the total absorption in 2025. 
Furthermore, absorption figures in 2025 were 
bolstered by build-to-suit occupancies and owner-
user sales as companies sought custom facilities 
tailored to their operational needs or strategically 
located facilities

• As more of the development pipeline is made up of 
build-to-suit and owner-user projects, there will be 
positive absorption embedded in quarterly figures 
that will strengthen market fundamentals. 

• While overall vacancy is up to 5.1% or 40 basis points 
from the previous year, the quarterly figure fell by 10 
basis points, settling at 7.5%. With a stabilized 
development pipeline, the vacancy rate is expected 
to continue to trend downwards as recently delivered 
space continues to be absorbed. 

• Class A warehouses in the 100,000 to 249,999 s.f. size 
segment have the highest vacancy rate at 15.8% 
currently while those Class A assets over 1 million s.f. 
have the lowest rate at 8.1%. Net absorption Overall vacancy

Source: JLL Research

Demand
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• Quarter-over-quarter leasing volume held steady with 
the previous quarter of 146 million s.f. of leasing 
activity, the year-over-year figure increased by 8.4% 
with 533.2 million s.f. of leasing activity. 

• 3PL users continued to dominate all leasing, both 
quarterly and annually, accounting for 12.7% in Q4 
and 15.8% on the year. As 3PL’s expand their 
offerings, they will continue to be a top lessor of as 
companies continue to outsource their logistics 
operations to focus on their core competencies. 

• Leasing in the Construction Materials & Building 
Fixtures sector has seen 66.8% growth over the past 5 
years. Furthermore, while industrial construction is 
relatively flat, Data Centers and core infrastructure 
projects have been rapidly increasing with the 
capacity for data centers expected to double by 2030. 
Logistics and Distribution tenants posted the 
strongest quarter-over-quarter gains as their leasing 
activity increased by 53.8%. 

• Leasing activity remains heavily concentrated in the 
core gateway mega markets of Chicago, the Inland 
Empire, New Jersey, Los Angeles, and Houston, which 
accounted for 38.8% of the annual leasing volume. 
These markets consistently rank as a top contender 
due to their strategic importance to national supply 
chains and direct access to large consumer 
populations.
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Development activity
• The moderation of the development pipeline 

continued throughout 2025 as the 259 million s.f. 
of new deliveries marked the lowest annual figure 
since 2018. 

• Industrial buildings currently under construction 
has increased marginally to 253.7 million s.f. Of 
that figure, nearly 40% are build-to-suit and owner-
user buildings. The pre-pandemic average was 
31.1% with that figure dipping as low as 15.1% 
during the speculative construction boom. 

• Mega-box speculative warehouses (those that 
measure over 1 million s.f.) currently has the most 
limited options with only 9 under construction and 
not yet pre-leased. Speculative warehouses in the 
100,000 to 250,000 s.f. size segment currently has 
the most amount of product under construction 
with 332 buildings. 

• Annual declines were observed in both 
manufacturing deliveries and the overall pipeline. 
There was 21.7 million s.f. of new manufacturing 
space in 2025, a 37.7% decrease from the previous 
year. The development pipeline of manufacturing 
facilities also decreased by 7.6% from the previous 
year with 37.3 million s.f. of new manufacturing 
space under development. 

-80.0%

-60.0%

-40.0%

-20.0%

0.0%

20.0%

40.0%

60.0%

80.0%

0

20,000,000

40,000,000

60,000,000

80,000,000

100,000,000

120,000,000

140,000,000

160,000,000

180,000,000

200,000,000

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Deliveries Net change in supply

Historical deliveries and pipeline

Quarterly deliveries (s.f.) YoY net change in deliveries

United States : Industrial Market Dynamics

Source: JLL  Research

Supply



© Jones Lang Lasalle IP, Inc. 20268

Historical direct asking rentsRents

• As industrial market fundamentals improve, average 
direct asking rates increased slightly from the 
previous quarter to $10.38 p.s.f. However, on an 
annual basis, rents contracted by 30 basis points. 

• Markets with strong fundamentals (Phoenix and  
Dallas/Fort Worth) or constrained supply (Washington 
D.C. and Silicon Valley) are experiencing upward rate 
pressure. Conversely, markets with substantial new 
supply, including the Inland Empire and New Jersey, 
are seeing rates stabilize or recalibrate downward. 

• Landlords are increasingly leveraging concessions 
packages to secure tenants, creating a more tenant-
favorable environment in markets with rising 
availability like Charlotte, Denver, and Seattle. This 
trend is the most pronounced in the Class A segment, 
where competition to fill newly delivered speculative 
buildings has led to more generous free rent and 
tenant improvement allowances. 

United States : Industrial Market Dynamics

Source: JLL Research 

Rents

Average direct asking rate (p.s.f)
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Mega-box supply crunch

• Mega-box buildings, or those measuring over 1 
million s.f. are the only size segment with single-
digit vacancy rates. Leasing in the mega-box size 
segment was down 3.1% year-over-year in large 
part due to a sluggish first half of 2025 in which only 
seven new leases in this size segment were signed 
while there were 16 new leases executed in the 
second half of the year. 

• Mega-box leasing activity was highly concentrated 
in 2025. Central Valley, Dallas/Fort Worth, and 
Eastern & Central PA each signed three new leases 
of 1 million s.f. or greater; Chicago and Memphis 
followed with two each, and ten additional markets 
recorded at least one transaction of this size.

• Furthermore, there are only six markets that 
currently have speculative mega-box buildings 
under construction, for a total of ten buildings, 
creating a highly competitive landscape for large-
scale occupiers and underscoring the scarcity of 
this sought-after product type. The ongoing lack of 
new speculative construction is driving large-scale 
users toward build-to-suit and owner-user 
developments, which now account for 22 projects 
currently under construction.

United States : Industrial Market Dynamics

Source: JLL Research 

Thematic spotlight
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Q4 2025 U.S. Industrial clock

Source: JLL Research

Cincinnati, Cleveland, Eastern & Central PA, Houston, Kansas City, Louisville, Memphis, Milwaukee, Minneapolis/St. 
Paul, Nashville, Polk County 

Detroit, Greensboro/Winston-Salem, Las Vegas, Mid-Peninsula, Palm Beach, Portland, Sacramento, 
Washington DC, West Michigan

Atlanta, Denver, East Bay, New Jersey, North Bay, Orange County, Salt Lake City, San 
Diego, Savannah, Seattle, Silicon Valley, St. Louis

Austin, Baltimore, Broward County, Central Valley, Charlotte, Chicago, Columbus, Dallas-Fort Worth, Des 
Moines, Hampton Roads, Indianapolis, Long Island, Miami-Dade, New York City, Orlando, Phoenix, Pittsburgh, 

Richmond, San Antonio, Tampa Bay, United States

Boston,  East Bay, 
Inland Empire, 
Jacksonville, Los 
Angeles
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Industrial rents remain positive, poised for growth as new supply is absorbed

• The U.S. industrial market is broadly experiencing a period of stabilization as the recent wave of new 
deliveries contributed to a gradual rise in vacancy rates from cyclical lows. This rebalancing between 
supply and demand is tempering the previously accelerated pace of rental rate growth while creating a 
more normalized market environment. 

• Despite the current moderation, the forward-looking outlook remains positive. With limited new 
speculative supply breaking ground, sustained tenant demand for modern and functional space is 
expected to facilitate the continued absorption of existing facilities. This dynamic is poised to support 
and potentially intensify asking rates as market fundamentals are rebalanced. 

Property Clock

Charleston
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• Transaction volumes accelerated in Q4, bringing 2025's 
liquidity 3% above last year's pace with preliminary 
U.S. industrial transaction volumes totaling $91.3 
billion. The industrial capital markets environment is 
improving as fundamentals stabilize and new supply 
slows substantially, with cap rates holding steady and 
bidding activity up 10% year-over-year.

• Debt liquidity remains exceptionally robust with 
spreads on best-in-class fixed-rate loans compressed 
to 130-140 basis points over Treasury rates. JLL tracked 
nearly 222 unique lenders quoting on industrial loans 
in Q4 2025, representing a 45% increase from the 
market trough in Q4 2023.

• New LP capital continues flowing into industrial-
focused funds as core funds increase sector 
allocations. Recent printed trades and in-the-market 
deals point to an active 2026 as investors continue to 
focus on infill shallow bay and mid-bay properties in 
high-growth and gateway markets. Additionally, an 
expanding number of markets are experiencing 
increased liquidity for bulk distribution centers, driven 
by current tenant leasing requirements. A return of the 
large deal market is anticipated as the SASB market 
continues gaining footing and macroeconomic 
confidence improves.

Historical industrial & logistics transaction volumes

United States : Industrial Market Dynamics

Source: JLL Research

Capital markets

2024 VOLUME 
UP 13% YOY

2025 VOLUME 
UP 3% YOY

Note: Q4 2025 transaction volumes are preliminary
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Going into 2026, the industrial sector is poised for continued recovery and expansion, fueled by the ongoing 
manufacturing renaissance and the modernization and diversification of U.S. supply chains. Bolstered by resilient 
consumer spending and corporate investment, the tangible effects of nearshoring are visible as government incentives 
continue to accelerate the development of U.S. based manufacturing operations. These projects create a powerful ripple 
effect for suppliers, raw material providers and the logistics networks that connect them.

3PL users will continue to aggressively expand their footprint to help manage the demands of domestic manufacturing, 
the insistent growth of e-commerce, but also to service the specialized needs of adjacent industries. This includes 
providing project logistics for the Data Center and Communications sectors, which require secure handling of high-value 
equipment as well as managing complex and oversized components for Energy & Utility companies engaged in grid 
modernization and renewable projects. While the overall economic outlook supports this growth, competition for skilled 
labor, from specialized warehouse workers to construction tradespeople, will likely intensify and may place upward 
pressure on wages and project timelines. 

The current trade environment has seen a welcome stabilization in tariffs, bringing a small degree of predictability to 
supply chain planning. However, this balance is incredibly fragile and could be disrupted by future adjustments in 
conjunction with heightened geopolitical tensions that could impact key international trade routes and energy markets 
which could lead to considerable volatility. 

Outlook

Outlook
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Research at JLL

JLL’s research team delivers intelligence, analysis and insight through marketleading reports and 
services that illuminate today’s commercial real estate dynamics and identify tomorrow’s challenges 
and opportunities. Our more than 550 global research professionals track and analyze economic and 
property trends and forecast future conditions in over 60 countries, producing unrivalled local and 
global perspectives. Our research and expertise, fueled by real-time information and innovative thinking 
around the world, creates a competitive advantage for our clients and drives successful strategies and 
optimal real estate decisions.

Elizabeth Holder
Senior Research Analyst
U.S. Industrial Research
elizabeth.holder@jll.com

Mehtab Randhawa
Global Head of Industrial Research
U.S. Industrial Research
mehtab.randhawa@jll.com

Kelsey Nastasi
Senior Research Manager
U.S. Industrial Research
kelsey.nastasi@jll.com
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About JLL
For over 200 years, JLL (NYSE: JLL), a leading global commercial real estate and investment 
management company, has helped clients buy, build, occupy, manage and invest in a variety of 
commercial, industrial, hotel, residential and retail properties. A Fortune 500 company with annual 
revenue of $20.8 billion and operations in over 80 countries around the world, our more than 
111,000 employees bring the power of a global platform combined with local expertise. Driven by 
our purpose to shape the future of real estate for a better world, we help our clients, people and 
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