
THE UPSTATE
INDUSTRIAL MARKET

RESEARCH 3Q 2020

RESEARCH  |  1

CURRENT CONDITIONS

Nearly 1.5 million SF delivered this quarter after almost 2 million SF 
delivered last quarter

The market saw its first negative net absorption since 2015 during second-
quarter 2020 and this quarter a net absorption of -976,000 SF

Rents are holding steady at $4.04/SF

MARKET ANALYSIS

Asking Rent and Vacancy

Net Absorption (SF, Millions)

MARKET SUMMARY
Current Quarter Prior

Quarter
Year Ago

Period
12 Month
Forecast

Total Inventory 234.4 MSF 232.9 MSF 225.2 MSF 

Vacancy Rate 7.4% 6.4% 3.8% 

Quarterly Net Absorption -976,362 SF -537,558 898,294 

Average Asking Rent $4.04 PSF $4.04 PSF $3.98 PSF 

Under Construction - 1.5 MSF 7.8 MSF 

Deliveries 1.5 MSF 2.0 MSF 236,500
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The global health crisis caused by the COVID-19 pandemic 
continues to impact almost all aspects of daily life going into 
the third quarter of the year. Most states have gradually started 
to loosen stay-at-home orders, allowing the re-entry of many 
workers into the national economy and resulting in significant 
declines in unemployment nationwide.  In April, South Carolina 
saw the unemployment rate sharply decline from 12.1% to 8.7%, 
and in June, after gaining nearly 63,000 jobs in just one 
month, unemployment fell to 6.3%, its lowest rate since the 
pandemic began. 

The Upstate, lacking the density of major markets, appears to 
be faring better than many in the U.S., and industrial real 
estate, which was the strongest asset class going into the 
crisis, is in the best position to regain strength once we 
surpass the short-term uncertainty.  

The rapid growth in online grocery shopping – as well as a 
wider adoption of e-commerce in general – has sustained 
demand for logistics space.  Overall, the industrial asset class 
is bolstered by its ability to support multiple facets of 
consumer spending and appears to be a top choice for many 
investors trying to navigate the recession by focusing on deal 
velocity. 

This economic favor isn’t spread equally among all industrial 
uses, though. Demand is high for users in construction, e-
commerce, groceries, medical supply, pharmaceuticals, and 
equipment/materials, while restaurant, oil, and automotive 
suppliers continue to feel the weight of the ongoing social 
distancing measures taken to prevent the spread of the virus. 

Forecasters expect a short-term lull in many metrics related to 
industrial real estate followed by a return to pre-pandemic 
levels as the situation stabilizes and the market reaps the 
rewards of pent up demand. Once the market sees broader 
economic stability, rents and sales pricing in the industrial 
market are expected to increase about 5% on average 
nationwide.  (cont’d) 



RESEARCH  |  2

3Q 2020 THE UPSTATE
INDUSTRIAL MARKET

© WILSON KIBLER | 2020

Looking ahead, there are several industrial segments that are expected to fare well going into 2021 and beyond:

As previously mentioned, online food and grocery space is expected to continue an upward trajectory. 
Estimates indicate that food delivery doubled this year from 20 million households in February to 40 million in 
March, with 40 percent of those consumers being first-time online shoppers. Demand for freezer space is 
projected to grow an additional 75 to 100 million square feet nationwide over the next five years. 

The growing need for last-mile delivery space is not new, but it has certainly intensified under the strain of 
COVID-19.  This asset type is seeing premium rental rates, sometimes 20 to 40 percent higher than space 
outside the city center. Amazon, which has more than 200 last-mile delivery stations in the U.S. totaling 18.7 
million square feet, is planning to create nearly 100 more similar facilities.

The first and most noticeable impact the pandemic had on international supply chains were inventory shortages 
(remember the Great Toilet Paper shortage of 2020?). In turn, many industrial businesses are reevaluating their 
safety stock and ramping up inventory to prevent future supply chain disruptions, thus leading to heightened 
demand for “Insurance” inventory warehouse space.  Inventory stockpiling could ramp up demand for 
warehouse space by 5 percent over the next five years, according to recent projections. 

Many are predicting 2021 will be a recovery year for most sectors. The actual effect of the pandemic on the industrial 
real estate market still won’t be realized for several quarters, but with the strong need essential businesses have for 
production and distribution facilities, industrial activity is not expected to slow.  The Upstate industrial market’s steady 
momentum going into the health crisis will undoubtedly continue to attract industrial users as we navigate the post-
pandemic recovery. 
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SUBMARKET STATISTICS

Total Inventory 
(SF)

Total 
Vacancy 

Rate 

Total
Availability

Rate

Qtr
Absorption

(SF)

YTD
Absorption

(SF)

INDUSTRIAL
Asking Rent
(Price/SF)

FLEX
Asking Rent
(Price/SF)

Total
Asking Rent
(Price/SF)

Anderson County 25,315,566 2.5% 4.4% -64,327 146,049 $3.40 $5.07 $3.43

Cherokee County 9,391,679 7.8% 7.9% -354,000 -652,000 $3.50 $4.95 $3.53

Greenville County 82,531,796 6.6% 6.4% -196,410 85,614 $4.04 $8.75 $4.43

Laurens County 13,672,105 3.1% 14.8% -54,400 76,992 $3.20 - $3.20

Pickens County 7,611,679 8.9% 9.8% 8,708 -148,492 $3.00 - $3.00

Spartanburg County 94,716,723 9.9% 12.3% -322,233 -740,020 $4.08 $5.69 $4.12

Market 234,361,247 7.4% 9.2% -976,362 -1,218,457 $3.85 $7.95 $4.04
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SELECT LEASE TRANSACTIONS

Tenant Building Submarket Type Square Feet

Fabri-Kal 1100 Piedmont Hwy Piedmont New 200,000

Electrolux 2 Greentree Rd Outlying Anderson County New 121,000

Utility Partners of America 1881 Suber Mill Rd Greer New 22,500

SELECT SALES TRANSACTIONS

Building Submarket Sales Price Price/SF Square Feet

Portfolio of 8 Properties Duncan $87,500,000 $80.84 1,05,378 Total SF

632 Inglesby Pky Duncan $3,550,000 $53.92 65,835

© WILSON KIBLER | 2020
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ECONOMIC CONDITIONS
Unemployment in South Carolina reached a record-breaking 12.1% in April due 
to the impact of the global health crisis on the national labor force, up from a 
historic low of 3.2% just one month prior.  

By June, though, as stay-at-home orders started to loosen on the county level, 
105,714 people gained employment, bringing the rate of unemployment back 
down to 8.7% in just one month.  In August, South Carolina dropped to its 
lowest unemployment rate since the COVID-19 pandemic began, gaining 
nearly 63,000 jobs in just one month and dropping 2.4 percentage points to 
6.3%. 

South Carolina currently leads the nation in the percentage of jobs linked to 
non-U.S.-based companies.  8.2% of total private sector employment in South 
Carolina is due to foreign direct investment. In fact, foreign direct investment in 
South Carolina has grown 21% in the last five years, while the private sector 
has only seen 14% growth.  As a result, South Carolina will be more affected 
than most by any disruption to the global markets, or any impact the pandemic 
has on the countries that have established operations in the state.  

UNEMPLOYMENT RATE

Seasonally Adjusted

CONSUMER PRICE INDEX (CPI)

All Items, 12-Month % Change, Not Seasonally Adjusted 

EMPLOYMENT BY INDUSTRY

South Carolina, 2019

PAYROLL EMPLOYMENT

Total Nonfarm, Not Seasonally Adjusted, 12-Month % Change 

EMPLOYMENT GROWTH BY INDUSTRY

South Carolina, 2019, 12-Month % Change, Not Seasonally 
Adj.
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Source: U.S. Bureau of Labor Statistics
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United States  South Size Class B/C

All Items, 12-Month % Change, Not Seasonally Adjusted

Source: U.S. Bureau of Labor Statistics

Mining/Logging
Construction

Manufacturing
Trade/Transportation/Utilities

Information
Financial Activities

Professional and Business Services
Education and Health Services

Leisure and Hospitality
Other Services

Government

-20 -10 0 10 20

Source: U.S. Bureau of Labor Statistics

4% 8%

18%

1%
8%

13%

10%

4%

21%

Mining, Logging, Construction

Manufacturing

Trade, Transportation, and
Utilities
Information

Financial Activities

Professional and Business
Services
Education and Health Services

Leisure and Hospitality

Other Services

Government

Source:  U.S. Bureau of Labor Statistics

1.0%

6.0%

11.0%

16.0%

South Carolina United States



RESEARCH  |  5

All information contained in this publication is derived from sources that are deemed to be reliable. However, Wilson Kibler has not verified any such information, and the same constitutes the 
statements and representations only of the source thereof, and not of Wilson Kibler. Any recipient of this publication should independently verify such information and all other information that 
may be material to any decision that recipient may make in response to this publication, and should consult with professionals of the recipient’s choice with regard to all aspects of that decision, 
including its legal, financial, and tax aspects and implications. Any recipient of this publication may not, without the prior written approval of Wilson Kibler, distribute, disseminate, publish, 
transmit, copy, broadcast, upload, download, or in any other way reproduce this publication or any of the information it contains.

ALYSE HOWARD
Director of Marketing and Research
803.255.8611
Alyse.howard@wilsonkibler.com
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