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MARKET SNAPSHOT OVERVIEW

3.6%
VACANCY RATE

85.3 MILLION SF
INVENTORY

$6.11
ASKING RENT

3.7 MILLION SF
UNDER CONSTRUCTION

1.1 MILLION SF
DELIVERIES

Amazon. The oh-so-convenient everything store. It is one of the most valuable companies in the world. And it is 
by far the most active user, not just in the Omaha industrial market, but in the United States. 

Last year, Amazon closed on two sites in the Omaha metro area: 90 acres at the northeast corner of Hwy 50 and 
Hwy 370, and 43 acres at the northwest corner of 132nd and Cornhusker. These two monster projects combine 
for 2.3 million square feet. And what is even more impressive, is that this is not just the case in Omaha. Amazon 
is leasing industrial properties in Des Moines, in Sioux Falls, and in Kansas City. In fact, name a moderately sized 
city in the United States and you will probably find that Amazon is an active tenant.

What has been driving all of this? Well, it was not necessarily the COVID-19 pandemic, but the pandemic was 
likely a contributing factor. As a society, we have been seeing the gradual shift to e-commerce over the last 
decade or so. In recent years, that has become glaringly evident along major commercial/retail corridors as major 
retailers have been closing or going bankrupt, leading to vacant big and junior boxes all over the United States. 
However, to put it simply, we as consumers never stopped buying goods. We just changed where and how we 
buy them.

Then came 2020. Quarantines and shutdowns were put into effect in order to slow the spread of the coronavirus. 
Most folks started spending their days and weeks in their homes with little (and in many cases, no) contact with 
brick and mortar retail. We as a society are fortunate to have been developing a solid e-commerce infrastructure 
over the past decade. But the pandemic threw jet fuel on an already raging sector of the industrial market. 

The two most active sectors of the industrial market both here in Omaha and nationally are E-commerce and 
Logistics. As consumers, we have started to really enjoy the convenience of online shopping and quick deliveries, 
but we want it even faster. Amazon, XPO Logistics, the USPS, FedEx and many others have been very active both 
locally and nationally. It will not be long before you can click a button on your computer at your office and have 
your order waiting on your doorstep when you get home. In some instances, that’s already here. 

However, all of this begs the question: what does this mean for the Omaha market? The industrial sector has 
been a hot topic of conversation across the city over the last several years. As market experts, we field lots of 
questions from developers, lenders, contractors, appraisers and other industry stakeholders wanting to know 
what we think will happen in the industrial market. We think the growth we have seen over the past few years 

Written by: Kevin Stratman, CCIM, SIOR

http://www.investorsomaha.com
http://www.investorsomaha.com
http://www.linkedin.com/company/investorsomaha
https://www.facebook.com/InvestorsOmaha/
https://twitter.com/InvestorsOmaha
https://www.instagram.com/InvestorsOmaha/


12500 I Street · Suite 160, Omaha, NE 68137 | 402.330.8000 | investorsomaha.com

Industrial Market Report  |  January 2021  |  2

may only be the beginning. 

Since 2015, which marked the first major modern spec  warehouse in Omaha, the market has 
seen just under 5.5 million square feet of new industrial construction. This is a mixture of 
light industrial/owner occupied properties, flex/warehouse, some manufacturing and modern 
warehouses. At the time of this writing, there is over 3.7 million square feet of new product either 
under construction or in the permitting process to break ground in 2021. There is another 1.5 to 
2 million or more square feet of new construction either in the planning or due diligence process. 
And those are just the ones that we know about and are tracking! 

What is even more incredible is that we as a market have barely scratched the surface of spec 
development. Almost 60% of the new construction since 2015 has been either owner occupied, 
build-to-suit projects, or expansions of existing manufacturing facilities. In our opinion, the story 
for the 2021 industrial market in Omaha will be modern spec warehousing. Further, much of this 
new construction is creating vacancies in more mature and established submarkets in the metro. 
How the market backfills those properties will also be a theme to watch. 

To summarize, 2020 was a big year. But 2021 will be significantly bigger. 

ABSORPTION
Omaha saw a banner year for absorption compared to the previous two years. According to CoStar 
Group, the overall industrial market absorbed approximately 1.2 million square feet in 2021. This 
is significantly higher than the 506,379 and 445,958 square feet of absorption to end 2018 and 
2019, respectively. 

What made 2020 so much greater? A combination of new pre-leased/owner user construction 
deliveries and no major vacancies created. Almost 55% of the new construction in 2020 was 
either pre-leased build-to-suits, owner occupied, or additions to existing buildings. Even more 
notable, the largest spec building constructed in 2020, R&R Commerce Park Building 2, is 100% 
leased to two tenants: Walmart (170,000 SF) and XPO Logistics (80,000 SF).

Other notable absorption changes included: MHC Kennworth taking occupancy at 15590 
Shepard St. (107,874 SF), Van Meter, Inc., relocating and expanding at 14472 Gold Coast Rd. 
(75,000 SF), Max I. Walker’s relocation from downtown to a renovated building at 4320 S 94th 
St. (64,756 SF), and Optimal Aquafeed’s new lease at 4500 S 76th Cir (50,490 SF).

CONSTRUCTION
Last year was right on average for new construction deliveries in the Omaha metro. 
Approximately 1,060,000 of new industrial product was delivered in 2020. This is almost 
identical to deliveries in 2019 and 2018. Not surprisingly, almost 72% of that new construction 
occurred in the Sarpy West Submarket. Largest deliveries include: R&R Commerce Park Building 
2 (250,000 SF), MHC Kennworth (107,874 SF), Warehouse Specialists (137,000 SF), Pella 
Windows (54,205 SF) and Aircraft Specialties, Inc. (47,725 SF). Except for Warehouse Specialists, 

which was built in Mills County, all of these projects were built in Sarpy West. 

However, as mentioned previously in this report, the real story of new construction is not 
completed projects, but coming construction. There is almost 4 million square feet of industrial 
under construction currently. Even more impressive is that this only accounts for projects that 
have closed on sites and made plans public. The Investors Realty Industrial Team is tracking 
an additional 1.5 to 2 million square feet of planned construction. In short, we do not foresee 
construction slowing given these factors. 

OMAHA NEW CONSTRUCTION (Greater than 30,000 SF)

PROPERTY SIZE (SF)

14248 Hwy 370 (Amazon) 2,100,000

13576 Cornhusker Road - Spec 301,320

14616 Gold Coast Road (R&R Commerce Park- Warehouse III) 250,000

9722 S 132nd Street (Amazon) 142,780

13564 Valley Ridge Drive - Spec 100,000

11710 Peel Circle (Streck) 78,482

14565 Portal Circle - Spec 64,800

9061 S 126th Street - Spec 57,000

8601 N 117th Street (R&L Carriers Building 1) 56,684

11608 Valley Ridge Drive (Falewitch Construction) 48,000

6935 F ST - Spec Building6935 F ST - Spec Building

*Note: All construction data excludes data centers.
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RENTAL RATES
Generally, 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. 2020 ended with an average triple net asking rate of 
$6.44 per square foot, an improvement of 6.5% over 2019. This is pretty significant. Even more 
significant is the growth over the last five years. The market ended 2015 with average asking 
rents of $5.29 per square foot, which is just above 4% per year.

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 $6.61 per square foot. This is 
driving rates elsewhere, particularly in more mature submarkets. South Central and Southwest, 
for example, saw average asking rents of $6.21 and $6.33 per square foot, respectively. This is 
impressive given that a majority of the available inventory in these submarkets was constructed 
prior to 1990. 

SIZE  
(SF)

# OF TRANSACTIONS TOTAL SQUARE  
FOOTAGE

900-4,999 89 220,725

5000-9,999 23 156,071

10,000-14,999 6 77,892

15,000-19,999 4 71,590

20,000-29,999 4 100,832

30,000-49,9999 5 158,484

50,000-69,999 2 115,246

70,000-99,999 3 230,000

100,000 and above 2 242,780

LEASE TRANSACTIONS IN 2020 
138 DEALS

VACANCY RATE
Very little has changed with the overall vacancy rate for the Omaha market in the past few years. 
2020 ended with a 3.5% vacancy rate. This is down slightly from the 3.7% that it ended 2019 
with and up from the 3.2% that it ended 2018 with. But that really is not the story here. What is 
important is that this rate has remained relatively constant in spite of the new construction. Since 
2015, the market has added almost 5.5 million square feet of new product. Yet in that same time 
period, the vacancy rate has never gone above 4.1%. This is staggering. This means both the 

new spec construction occurring in the market is leasing, and that the spaces being vacated by 
companies moving into new buildings is being backfilled. 

Omaha’s largest submarket, South Central, saw a slight uptick in vacancy rate in 2020, finishing 
the year at 5.6%. This is up from 3.2% at the end of 2019. A few large vacancies have tended 
to drag this submarket down, most notably created by Gordman’s bankruptcy and vacating of 
267,495 SF at 9202 F St. Further, Elliott Equipment’s relocation to their new headquarters at 3514 
S 25th St. created three vacancies in the submarket. Overall, our opinion is that leasing activity in 
South Central has been strong. 

The hottest submarket in town for new construction is also one of the hottest submarkets in 
terms of leasing activity and vacancy rate. Sarpy West ended 2020 with a vacancy rate of 2.3%. 
Other notable vacancy rates are 2.4% in the Northeast Submarket and 2.9% in the Southwest 
Submarket, which are the third and fourth largest submarkets, respectively. With the amount 
of construction planned for 2021 and beyond, it will be exciting to see how the market handles 
continued new construction and if it can maintain such high occupancy.

MARKET RENT PER SF
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Sarpy West 17,991,998 449,800 2.5% -2.9%  1,242,795  $6.61 1.9% 9.8

South Central 
Omaha  21,646,179 1,212,186 5.6% 2.4%  (528,117)  $6.21 1.6% 10.6

Southwest 
Omaha  9,192,497 248,197 2.7% 0.5%  (3,500)  $6.34 1.3% 5.9

Northeast 
Omaha  11,207,416 268,978 2.4% 0.4%  (40,323)  $4.97 1.3% 6

Northwest 
Omaha  7,166,553 336,828 4.7% -0.5%  95,671  $6.63 1.3% 9.7

Southeast 
Omaha  9,333,225 382,662 4.1% -1.5%  143,129  $5.18 1.3% 7.7

Downtown 
Council Bluffs  3,554,284 71,086 2.0% 0.1%  (5,139)  $6.10 0.7% 7.2

Council Bluffs  2,957,203 94,630 3.2% -1.5% 79,632  $7.21 0.6% 1.2

Sarpy East  2,249,648 119,231 5.3% 2.1% -46,516  $5.75 0.9% 1.7

Omaha 
Market  85,299,003  3,183,599 3.6% -0.1%  937,632  $6.11 1.21% 6.64
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The Investors Realty, Inc. Omaha 
Industrial Report is based on data 

provided by CoStar. 

SIGN UP FOR MARKET REPORTS AT

INVESTORSOMAHA.COM
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