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Omaha Industrial Market 
Conditions and Trends By Kevin Stratman

OMAHA’S INDUSTRIAL MARKET VACANCY HOLDS STEADY EVEN AFTER VAST EXPANSION

The past few years have marked an incredible period of 
expansion for the Omaha Industrial Market.  Vacancy rates 
have been holding steady, ending 2017 at 3.4%.  Rental 
rates are beginning to rise. New industrial parks are under 
development, construction is robust, and both local and 
regional users are contemplating expansion.  However, 
what is most impressive is not what happened in 2017, but 
what lies ahead in 2018 and beyond.
 
Since 2015, the Investors Realty Industrial Team has tracked 
625.11 acres of undeveloped ground that has sold for 
new industrial development.  This is a staggering number 
when you consider that that most recent industrial park 
development prior to 2016 occurred in the early 2000s.  
Not surprisingly, Sarpy County is seeing all of these 
developments.  Although the nature of the industrial parks 
varies from light industrial to warehousing and logistics 
hubs, these developments will greatly aid the much-
needed expansion of the Omaha industrial market going 
forward.

  

In 2017, the market saw 985,000 square feet of new 
construction deliveries.  Most of this construction occurred 
in these new developments.  Oxbow Animal Health, 
for example, moved into its new 247,000 square foot 
manufacturing facility and warehouse at 150th and Schram 
in 2017.  Coming still is R&R Commerce Park, located at Hwy 
50 and Hwy 370, which broke ground in 2017 nd will not 
have space completed and ready for occupancy until 2018.  
Others, such as the I-80 Logistics Hub, located at 132nd 
and Cornhusker, are planning to break ground in 2018.  

We project that in 2018, another 1.1 million square feet of 
industrial will be delivered:  Thrasher, Inc. will move into its 
new 209,000 square foot headquarters building located at 
120th and Valley Ridge Rd;  R&R Commerce Park Warehouse 
1 will be completed in the second quarter, adding 250,000 
square feet of Warehouse (the first of four, totaling 1.3 
million square feet).  In addition to the current projects 
under construction, there are multiple projects yet to be 
announced or break ground.  These will amount to at least 
another 1 million square feet in the coming years.  

With the growth in new development, the 
redevelopment and re-tenanting of older 
properties will continue to be of great importance.  
Older submarkets, such as Omaha’s South 
Central and Southwest Submarkets, continue 
to post low vacancy rates, ending 2017 at 3.7% 
and 2.3%, respectively.  Service companies 
will continue to desire central locations in the 
metropolitan area.  While land remains scarce 
in popular Southwest Omaha and Sarpy West 
Submarkets, land is readily available in Northeast 
and Pottawattamie submarkets.  Location and 
interstate access continue to remain key drivers 
in new development or relocation. We expect

continued on page 3

Year 
Sold Location Submarket Size (Ac)

  2015 156th and I-80 Sarpy West 29.55

2016 156th and Schram Rd Sarpy West 70.63

2016 114th and Valley Ridge Rd Sarpy West 55.04

2016 SWC of Hwy 50 & Hwy 370 Sarpy West 76.18

2016 218th & Hwy 6 Sarpy West 73.72

2017 132nd and Cornhusker Sarpy West 138.92

2018 204th and Hwy 370 (Pending) Sarpy West 96.90

2018 156th and Schram (Pending) Sarpy 84.17

Total  625.11

Undeveloped Ground Sold For New Industrial Development
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the high costs of new construction and newly developed 
land will continue to drive some deals to more mature 
areas of the market.
 
As retailers continue to shift to the growing online 
economy, we expect e-commerce to be a primary driver of 
market growth in the coming years.  While we still expect 
major distribution hubs like Kansas City, Indianapolis, 
and Columbus to continue to dominate e-commerce, we 
believe markets like Omaha and Des Moines will see their 
fair share.  Retailers will continue the trend of innovation 
and locating smaller hubs in population centers to fulfill 
last mile deliveries.  HyVee Inc., is the perfect example of 
this.  In the first quarter of 2017, HyVee secured a 115,560 
square foot warehouse in the Sarpy West Submarket.  This 
distribution center, unlike the company’s major centers 
in central Iowa, will fulfill online grocery orders made by 
Omaha metro customers and deliver fresh items to local 
stores, such as vegetable and fruit trays.  

In short, our market is evolving.  Re-leasing and selling 
existing inventory in the wake of new development will 
be important going forward.  So too will working with 
municipalities to identify opportunities for new industrial 
growth.  However, the future of the Omaha Industrial 
Market is on the horizon, as it continues to meet new 

potential.      

Absorption Trends

Omaha saw a banner year for absorption compared to 
the previous two.  According to Xceligent, Inc., the overall 
industrial market absorbed approximately 1,104,000 
square feet in 2017.  This is significantly higher than the 
410,000 and 470,000 square feet of absorption to end 
2015 and 2016, respectively.  

What made 2017 so much greater?  A combination of new 
pre-leased/owner user construction deliveries and no 
major vacancies created.  What has also helped: almost 
all of the new speculative construction that was delivered 
in 2017 is leased.  Key absorption changes included: 
Oxbow Animal Health taking occupancy at 11902 S 150th 
Street (247,000 sq. ft.), Omaha Truck Center’s new facility 
at 14321 Cornhusker Rd (180,000 sq. ft.), Blue Buffalo Pet 
Food’s Expansion of its facility in Bellevue (160,000 sq. ft.), 
HyVee Inc.’s lease at 11651 S 154th Street (115,560 sq. ft.), 
Nuts and Bolt’s acquisition of a vacant warehouse located 
at 13333 Lynam Dr (78,204 sq. ft), and Tosca Services, LLC’s 
new lease at 701 N 108th Street (58,000 sq. ft.).

continued from page 2

Building
Type

2014
sq. ft.

2015
sq. ft.

2016
sq. ft.

2017
sq. ft.

Light Industrial      206,039 135,545 369,152 -51,147

Manufacturing  607,721 438,529 229,418 254,320

Whs/Distribution 579,352 -103,506 -263,769 183,889

Flex / R & D 81,340 0 75,671 650,120

Overall Market 1,474,452 470,568 410,472 1,037,182

 
Annual absorption trends in sq. ft. in the Omaha industrial market by building type
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Construction
Last year was another good year for new construction.  
Not only did a number of major projects come online, but 
a number of large developments broke ground.  In total, 
the market saw approximately 985,000 square feet of new 
construction in 2017.  Almost 90% of that was located 
in Sarpy County.  In all, Sarpy West, the market’s largest 
submarket, saw almost 715,000 square feet in completed 
construction.  Largest deliveries include: Oxbow Animal 
Health (247,000 sq. ft.), Omaha Truck Center (180,000 sq. 
ft.), Blue Buffalo (160,000 sq. ft.), Baltzar’s Stone at 10890 
Sapp Brothers Dr (50,000 sq. ft.), and Jensen Tire’s new 
headquarters at 13572 Lynam Dr (26,600 sq. ft.).

However, as mentioned previously in this report, the real 
story of new construction is not completed projects, but 
coming construction.  With over a million square feet of 
new construction in the pipeline, 2018 should easily beat 
last year’s construction numbers.  Even more impressive 
is this only accounts for projects that have closed on sites 
and made plans public.  The Investors Realty Industrial 
Team is tracking an additional 4 million square feet of 
either planned construction or users in the market for 
new facilities.  We do not foresee construction slowing 
given these factors.  

Rental Rates
Historically, information about actual rental rates is 
confidential, since landlords are not required to publish 
that information or register it with the county.  Average 
asking rates are typically the best way to track whether 
they are trending upward or downward.

Average asking rates continue to increase.  2017 ended 
with an average triple net asking rate of $5.57 per square 
foot, an improvement of 1.9% over 2016.  Although slight, 
these average rents are up significantly since the $4.94 per 
square foot average at the end of 2016.

New construction continues to be a driver of increased 
rental rates.  Sarpy West, which is capturing a bulk of 
the new construction, saw average asking rent of $5.72 
per square foot.  This is driving rates particularly in more 
mature submarkets.  South Central and Southwest, for 
example, saw average asking rents of $5.26 and $5.58 per 
square foot, respectively.  This is impressive given that a 
majority of the available inventory in these submarkets 
was constructed prior to 1990.  

Oxbow Animal Health - 247,000 sq. ft.

Omaha Truck Center - 180,000 sq. ft.



 * transaction involved Investors Realty, Inc.
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Vacancy Percentage
Very little has changed with the overall vacancy rate for the 
Omaha market in the past few years.  2017 ended with a 
3.4% vacancy rate.  This is up slightly from the 3.2% that 
it ended 2016 with and the 3.0% that it ended 2015 with.  
What is important, however, is that this has remained 
relatively constant with the new construction.  Not only has 
construction added square footage to the overall market, 

but older properties are being backfilled and sold or leased 
to new users.
  
Omaha’s largest submarket, South Central, saw a slight 
uptick in vacancy rate in 2017, finishing the year at 3.7%.  
This is up from 2.6% at the end of 2016.  A few large vacancies 
have tended to drag this submarket down.  Overall, our 

opinion is that leasing activity in 
South Central has been strong.  The 
biggest surprise to us is the Sarpy 
West Submarket, which ended the 
year at a 2.8% vacancy rate.  2016 
was a bad year for the submarket, 
ending the year with a vacancy 
rate of 4.2%.  Seeing over 1 million 
square feet of positive absorption, 
the market really gained some 
traction and saw many new 
construction vacancies backfilled.  
Going forward, it will be exciting 
to see how the market handles 
continued new construction. 

Notable Large Transactions in 2017 
Company (Tenant/Buyer) Transaction Size (sf) Location Submarket

Oxbow Animal Health New Construction 247,000 11902 S 150th St Sarpy West
Thrasher, Inc./Supportworks* New Construction 209,000 120th & Valley Ridge Dr Sarpy West
Blue Buffalo Pet Food Expansion 160,000 15th & Cornhusker Sarpy East
Omaha Truck Center New Construction 159,000 144th & Cornhusker Rd Sarpy West
HyVee, Inc. Lease 114,680 11651 S 154th St Sarpy West
GP Industries Lease 80,370 2755 River Rd Northwest
Nuts and Bolts Sale 78,204 13333 Lynam Dr Sarpy West
Kardia Logistics, Inc. Lease 77,279 601 N 14th St Southwest
CP-RE1 LLC Sale 63,780 10203 Crown Point Ave Northwest
Tosca Services, LLC* Lease 58,000 701 N 108th Cir Northwest
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MARKET

INVENTORY VACANCY ABSORPTION RENTAL RATES

Total
(SF)

Total Vacant
(SF)

Total Vacancy Rates 
(Year to year change 

shown as Basis Points)

YTD Net Absorption 
(SF)

Asking Rental Rates 
(PSF)

2016 2017 2016 2017 2016 2017 + / - 2016 2017 2016 2017 + / -

South 
Central 18,709,803 18,608,027 502,229 670,147 2.7% 3.6% 90 (115,785) (138,482) $5.45 $5.44 -$0.01

Sarpy West 13,451,068 14,135,296 464,147 425,173 3.5% 3.0% -50  402,230  769,295 $5.93 $5.73 -$0.20

Northeast 9,673,067 9,579,336 498,622 626,775 5.2% 6.5% 130 (160,172)  (118,266) $4.47 $4.50 $0.03

Southwest 8,003,564 8,032,499 196,181 170,137 2.5% 2.1% -40  77,313  (43,440) $5.25 $6.18 $0.93

Southeast 6,955,776 6,969,051 157,433 211,955 2.3% 3.0% 70  (5,216)  (54,522) $4.00 $5.17 $1.17

Council 
Bluffs 5,125,791 5,369,291 121,377 124,882 2.4% 2.3% -10  1,200  22,115 $5.70 $6.19 $0.49

Northwest 4,177,544 4,177,544 54,326 162,038 1.3% 3.9% 260  13,091  22,455 $7.92 $6.25 -$1.67

Sarpy East 1,857,255 2,017,255 85,907 78,199 4.6% 3.9% -70  (18,945)  167,708 $5.95 $5.00 -$0.95

Omaha 
Market 67,953,868 68,888,299 2,080,222 2,469,306 3.1% 3.6% 50  193,716  626,863 $5.55 $5.57 $0.02

Due to the bankrupcy of Xceligent during the fourth quarter of 2017, the submarket data above is a comparison from the third 
quarter in both 2016 and 2017. Future reports maybe different sub market boundry lines.
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