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– Local unemployment reached 4.4% in September compared to the last three years’ 

average of 3.8%. Nationally, unemployment reached its highest level in four years.

– Orange County’s median household income is the highest in Southern California. Its 

affluent population of 3.2 million is appealing to warehouse occupiers.

– Local industrial-using employment has declined year-over-year since March 2024. 

Job losses in the manufacturing sector continue to drive down industrial employment.

– Consumer confidence continues to trend down as Americans grapple with still-high 

inflation and the prospect of higher prices after the Trump Administration introduced 

tariffs this year. This could lead to a deceleration in retail sales in the months ahead, 

which will slow cargo import volumes. Historically, there is a strong correlation 

between imports and warehouse leasing activity.
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Market Observations                                                                                                          

‒ This quarter marks the third in net absorption gains in the last 12 quarters, bringing 

the total to 359,103 SF. The top three move-ins of the quarter, which originate from 

South County, North County and Airport Area, totaled 379,673 SF alone. 

‒ Vacancy (5.2%) is 230 basis points higher than it was two years ago but remains well 

below the peak of 6.8% seen during the Global Financial Crisis (reached in 2010). 

Orange County’s vacancy is the second lowest in the Southwest behind Los Angeles.

‒ After experiencing rapid growth and reaching an all-time high of $1.65/SF NNN three 

years ago, asking rents dropped to $1.51/SF NNN.

‒ Under-construction activity dropped to 1.3 MSF after four projects totaling 462,128 SF 

delivered. Nearly 30% of underway space has pre-leased to-date.

‒ The largest deal of the quarter was signed by PaperMart for 246,732 SF. The 

packaging company was an owner-occupier at 2164 N Batavia St in Orange until it 

sold the warehouse facility to a joint-venture between Lincoln Property Co. and 

Artemis Real Estate in October. A short-term sale leaseback was signed. The sale 

also marks the largest of the quarter, coming in at $69.6 million or $279/SF.

‒ Mission Critical, a local electronics company, signed a lease expansion for its 89,940-

SF headquarters at 1580 Sunflower Ave in Costa Mesa. The tenant expanded its 

footprint at the warehouse facility by 38,000 SF.

‒ Robinson Pharma acquired a brand-new 82,241-SF warehouse facility for $40.7 

million, or $495/SF in an owner-user transaction. The property, located at 3130 S 

Fairview St in Santa Ana, delivered last year.

‒ Rent declines will be slower than neighboring markets, due to Orange County’s 

smaller inventory set, and its high-earning consumer base that is attractive to all final-

mile distributors. These factors also appeal to developers and investors. 

‒ Vacancy will increase in the quarters ahead as more tenants enact cost-cutting 

measures and new speculative construction delivers vacant.

‒ Leasing market fundamentals are expected to fluctuate amid rising vacancy and 

slower rent growth, shifting some leverage toward tenants. Tariffs, inflation and 

elevated interest rates are creating uncertainty which is leading some occupiers to opt 

for short-term leases until the dust settles. Sales activity will also be impacted.

Economy                                                                                                        Leasing Market Fundamentals

Major Transactions Outlook
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Source: Freightos, Newmark Research

Note: A spot rate is a one-time rate based on supply and demand, or shipment volume compared to available equipment. Because spot rates reflect current market conditions, they fluctuate continually. So, when load volumes are high and capacity is limited, pricing tends to increase. 

Dockworker labor contracts that were preceded with contentious negotiations beforehand, higher U.S. inflation followed by slower consumer spending, and the Trump Administration’s 

sweeping (and ever-changing) tariffs on foreign goods are all factors.

Ocean Container Spot Rates Have Been Volatile

Ocean Container Spot Rates from China/East Asia to North America’s West Coast
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April 1, 2025

“Liberation Day” 

Highest tariffs 

on Chinese goods

August 31, 2023

West Coast dockworkers 

sign a 6-year labor contract

September 30, 2024

East Coast dockworkers’ 

labor contract expires

March 11, 2025

East Coast 

dockworkers 

sign a new 

contract

Summer 2025

Imports from China surge 

after U.S. and China agree 

to reduce select tariffs

Please reach out to your
Newmark business contact for this information
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Source: Newmark Research, The Port of Long Beach and Los Angeles

Note: TEUs are a standard measure for the steel cargo containers commonly used interchangeably on ships, trucks and trains. A  TEU or 20-foot equivalent unit is the industry measure used to tally cargo containers, whether the containers are 20-foot long, 40-foot long or some other 

size.

The inflated growth of 2021-2022 (due to strong retail sales from stay-at-home measures, government stimulus, and distributors stockpiling goods) has passed. Southern California’s 

ports then contended with an influx of imports in 2024 due to labor negotiations with Gulf and East Coast dockworkers and the frontloading of cargo as a hedge against potential tariffs.

Southern California’s Ports: 2024 Was the Second Busiest Year on Record

The Ports of Los Angeles and Long Beach: Combined TEU Volume | Loaded Imports, Loaded Exports and Empty Containers | By Year
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Source: Newmark Research, The Port of Long Beach and Los Angeles

Note: TEUs are a standard measure for the steel cargo containers commonly used interchangeably on ships, trucks and trains. A  TEU or 20-foot equivalent unit is the industry measure used to tally cargo containers, whether the containers are 20-foot long, 40-foot long or some other 

size.

Still-healthy U.S. retail sales and the cat-and-mouse game of frontloading imports before new (and ever-changing) tariffs from the Trump administration went into effect shaped 2025’s 

year-to-date figure. 

Loaded Import Volume in the First Eleven Months of 2025 Second Highest on Record

The Ports of Los Angeles and Long Beach: Loaded Imports | First Eleven Months (FEM) of a Given Year
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Source: Newmark Research, The Budget Lab at Yale, The Port of Long Beach and Los Angeles

Note: TEUs are a standard measure for the steel cargo containers commonly used interchangeably on ships, trucks and trains. A  TEU or 20-foot equivalent unit is the industry measure used to tally cargo containers, whether the containers are 20-foot long, 40-foot long or some other 

size.

“Ever-changing” should be revised to “erratic” if describing U.S. tariffs on Chinese goods, which the graph’s callouts explore. Note the dip in May’s import volume when 145% tariffs on 

Chinese goods were briefly in effect. This dip pivoted to a massive jump in June and July after both nations agreed to reduct ions. Trade relations with China matter for Southern 

California ports, since 40% of its imports (by value) originate from the country.

2025 Monthly Import Volume Was Volatile Due to Ever-Changing U.S. Tariff Policies

Average U.S. Effective Tariff Rate vs. Port of Los Angeles-Long Beach (POLA-POLB) Loaded Imports | By Month
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April 2025

“Liberation Day” on April 2. U.S. threatens 

China with 145% tariffs. Distributors race to get 

product into the U.S. before this happens.  

January-March

Volume historically dips due to the

Lunar New Year and subsequent

East Asia factory closures.

June-August 2025

Volume surges after the U.S. and China agree to 

a 90-day pause on most of their escalating tariffs 

on May 12. 145% tariffs are inactive.

October 2025

U.S. threatens 130% tariffs, 

which has yet to be 

implemented

Please reach out to your
Newmark business contact for this information
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A fair share of import traffic at The Ports of Los Angeles and Long Beach consists of goods that are passing through to other  U.S. markets. Truck dwell times would be much higher if 

domestic consumption was stronger and more goods were bound for Southern California’s warehouses. Rail dwell times have been volatile in recent months, reflecting uneven import 

volume due to tariffs.

Southern California’s Ports: Rail Dwell Times Higher Than Trucks

Truck-Bound Cargo Dwell Time (in Days) | Ports of Los Angeles and Long Beach Rail-Bound Cargo Dwell Time (in Days) | Ports of Los Angeles and Long Beach

Source: Newmark Research, The Pacific Merchant Shipping Association (PMSA)

Note: Truck-bound cargo dwell time measures how long cargo waits after being unloaded from ships to being placed on an outbound vehicle

Peak shipping season

Peak shipping season

Peak shipping season

Peak shipping season
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Overall retail sales were up 4.2% in the first three quarters of 2025 relative to the same period in 2024. For e -commerce specifically: Growth exceeded total retail sales (+5.5% over the 

same period), yet the decline from 2021 onward is noticeable as consumer spending generally registers slower gains amid higher prices and tighter household budgets. Many 

economists have lowered their retail sales growth projections, citing still-high inflation and a cooling labor market.

Retail Sales (an Indicator of Warehouse Demand) Up, But Projected to Slow

U.S. Overall Retail Sales Annual Growth U.S. Consumer E-Commerce Sales Annual Growth

Source: US Census Bureau (consumer adjusted retail sales); most current data available
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Source: US Census Bureau (consumer adjusted retail sales); most current data available.

Every $1.0 billion in e-commerce sales is supported by roughly 1.2 MSF of logistics space. More e-commerce facilities are to be expected, especially in markets with large populations.

The Pandemic Accelerated E-Commerce Sales Growth and Adoption Rates

U.S. Consumer E-Commerce Sales Volume | By Quarter
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Source: Newmark Research, U.S. Bureau of Labor Statistics

More purchasing power amid a healthy labor market historically favors retail sales. Though, national unemployment is trending  up, with November’s 4.6% average the highest the rate 

has been in four years. Further increases will lead to slower wage growth, spook consumers, and slow U.S. retail sales.

U.S. Wage Growth is Outpacing Inflation While Unemployment is Creeping Up

U.S. Real Income Growth vs. Unemployment Rate | By Month
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Data unavailable in October 2025 due to 

the U.S. government shutdown at the time. 

Please reach out to your
Newmark business contact for this information
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Source: U.S. Bureau of Labor Statistics, The Conference Board

Note: Shaded areas indicate U.S. recessions

The decline in consumer confidence since late 2024 reflects growing economic pessimism among Americans, driven by concerns over current business and labor market conditions. 

While consumer sentiment is a noteworthy indicator, it does not always reliably predict future retail sales, as perceptions and actual spending behavior often diverge.

U.S. Consumer Confidence is Down

U.S. Consumer Confidence Index
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Source: Newmark Research, ESRI

Orange County’s affluent population continues to attract major industrial players to fill the growing demand for last-mile e-commerce delivery facilities in the supply-constrained market.

Orange County Median Household Income Highest in Southern California

Southern California Median Household Income: 2025 vs. 2030 Projections
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Source: Newmark Research, ESRI

Across the greater map: median household incomes are generally higher in coastal and foothill communities.

Orange County is the Most Affluent County in Southern California 

Orange County

County
2025 Median 

Household Income

Ventura $113,787

Los Angeles $91,439

Orange $115,731

San Bernardino $87,513

Riverside $94,138
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Local unemployment jumped 80 basis points from May (3.6%) to September (4.4%) while year-over-year nonfarm employment growth has plateaued. On a national level, 

unemployment reached its highest level in four years. In the months ahead, unemployment will continue to fluctuate as companies grapple with the uncertainty surrounding the 

economy.

Local Employment Growth Is Stagnant

Unemployment Rate, Seasonally Adjusted Nonfarm Payroll Employment, Non-Seasonally Adjusted, 12-Month% Change 

Source: U.S. Bureau of Labor Statistics, Anaheim-Santa Ana-Irvine, CA

Note: Local employment statistics for October were unavailable due to the federal government shutdown. November’s figures are  delayed.
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The trade/transportation/utilities sector continues to follow a cyclical pattern where local employment peaks in November ahead of the holiday season and drops gradually in the first 

half of the following year. A spate of plant closures has contributed to a continued decline in manufacturing employment sinc e early 2024. Given the regionally disadvantageous costs 

of doing business in California, it is unlikely that the county will recoup these job losses any time soon. 

Manufacturing Sector Driving Down Industrial Employment

Trade/Transportation/Utilities Employment and 12-Month Growth Rate Manufacturing Employment and 12-Month Growth Rate

Source: U.S. Bureau of Labor Statistics, Anaheim-Santa Ana-Irvine, CA

Note: Local employment statistics for October were unavailable due to the federal government shutdown. November’s figures are  delayed.
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Source: Newmark Research

Note: Data drawn from 211 transactions and excludes subleases. Developed on December 23, 2025.

Generally, rents are softening as landlords compete for tenants amid a slower leasing environment, sublease space, and new speculative construction deliveries. The increase in the 

first quarter of 2025 is largely attributed to Anduril committing to a build-to-suit facility in Irvine with a contract rent close to the mid-$2s.

Contract Rents Continue to Adjust

Orange County:  Average Weighted Contract Rent for Warehouse Leases: 20,000+ SF | 30’+ Clear Facilities
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Please reach out to your
Newmark business contact for this information
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Source: Newmark Research

The average asking rent in Orange County is $1.51 NNN, 31.7% higher than the Inland Empire’s average. Some Orange County tenants, especially logistics companies, are relocating 

operations to cut down on mounting costs. Orange County is historically pricey since new supply additions are limited due to the cost and regulation hurdles of infill development.

Inland Empire Luring Orange County Tenants With Lower Asking Rents

Orange County, Los Angeles, and Inland Empire Average Asking Rents (Monthly)
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Pre-1970s:
16,184,854 SF

(2.1%)

1970s:
16,453,833 SF

(2.2%)

1980s:
109,716,657 SF

(14.5%)

1990s:
103,613,829 SF

(13.7%)

2000s:
215,199,035 SF

(28.5%)

2010s:
160,534,576 SF

(21.2%)

2020s:
133,876,329 SF

17.7%

Pre-1970s

1970s

1980s

1990s

2000s

2010s

2020+
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Only 5.8% of Orange County’s inventory was built from 2010+, a stark contrast to the Inland Empire’s 38.9% share. Newer facil ities tend to offer features (e.g., higher clear heights, 

more dock-high doors, thicker slabs conducive to automation, and deeper truck courts) that better help an occupier to maximize e fficiencies relative to more-dated buildings.

Modern Supply is More Readily Available in the Inland Empire

Orange County: Inventory Composition by Decade Built Inland Empire: Inventory Composition by Decade Built

Source: Newmark Research

Pre-1970s:
42,650,835 SF

(15.9%)

1970s:
85,266,221 SF

(31.7%)

1980s:
77,796,088 SF

(28.9%)

1990s:
30,808,848 SF

(11.5%)

2000s:
16,606,865 SF

(6.2%)

2010s:
6,028,126 SF

(2.2%)

2020s:
9,705,989 SF

(3.6%)

Pre-1970s
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2020+

269 MSF 756 MSF
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Source: Newmark Research
Note: Includes leases with 36-month+ term lengths. Excludes subleases and extensions. Developed on December 23, 2025.

Term lengths rose in 2024, followed by a moderate increase in 2025. Anduril’s signing of 144-month leases in Irvine (313,214 SF) and Santa Ana (77,369 SF) partly shaped the latter’s 

average.

Term Lengths Are Trending Up After Declines in 2022-2023

Orange County:  Average Weighted Term Length for Warehouse Leases: 20,000+ SF SF | 30’+ Clear Facilities
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Source: Newmark Research

Vacancy surpassed the 22-year average after incurring absorption losses in nine out of 12 past quarters but remains below the peak of 6.8% seen in 2010. This quarter, the market 

posted 359,103 SF of net absorption gains which was met with 462,128 SF in construction deliveries, accelerating vacancy’s upward trajectory. On an annual basis, net absorption 

totaled -714,365 SF, versus 2.4 MSF in construction deliveries. 

Vacancy Reaches Highest Level Since 2011

Historical Construction Deliveries, Net Absorption, and Vacancy
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Source: Newmark Research, CoStar

Leasing activity dropped to its lowest level in three years and is subdued compared to leasing volumes seen during the pandem ic. Measured retail sales growth, economic uncertainty 

surrounding tariffs, and high business costs are prompting tenants to downsize, which will lead to lower leasing figures in the quarters ahead.

Leasing Activity Falls Below Six-Year Average

Total Leasing Activity (MSF)
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Despite softening market fundamentals, leasing activity over the last five years is pronounced compared to pre-Covid times. The hyper-demand that followed the pandemic is 

beginning to regulate which may bring down lease size averages and deal counts down slightly in the coming quarters.

Pre- and Post-Covid Annual Leasing Averages are Worlds Apart

Pre- and Post-Covid Leasing Activity: Total SF Leased and Lease Count Pre- and Post-Covid Average Lease Size (SF)

Source: Newmark Research, CoStar

Note: Data drawn from leases 10,000 SF and greater.
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Source: Newmark Research, CoStar

Class A leasing activity jumped in 2025, accounting for 11.6% of all leasing activity for the year. The top contributors of t he year include Straub Distributing Company at 4633 E La 

Palma Ave (281,548 SF), Anduril at 3100 Harbor Blvd (162,656 SF) and Etekcity at 1202 N Miller St (151,181 SF).

Boost in Class A Leasing Activity for 2025

Industrial Class A Leasing Volume and Percentage of Total Industrial Leasing Volume
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Source: Newmark Research

The drop in sublet availability is attributed not only to leasing activity but also to listings being withdrawn or converted to direct space. The largest sublease of the quarter was signed 

by Vita Plus at 1900 Carnegie Ave for 60,110 SF. Large listings from Syco Enterprise (134,716 SF at 500 W Warner Ave), United  Sports Brands (134,000 SF at 11488 Slater Ave), and 

Orora Packaging (131,544 SF at 3200 Enterprise St) are keeping availability levels elevated from a historical standpoint. 

Sublease Availability Tapering Off

Available Industrial Sublease Volume (MSF)
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Source: Newmark Research

North County’s available sublease space accounts for 40.5% of the greater market’s total. Historically, North County sublease  offerings were limited despite comprising 39.7% of the 

market’s total inventory. Over the last two years, however, the submarket has seen an uptick in sublet availability thanks to  large-block listings by notable tenants such as Orora 

Packaging (131,544 SF) and Berger Allied (91,116 SF).

Bulk of Sublet Availability Originating from North County

Available Sublease Space (MSF), By Submarket
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Source: Newmark Research

An additional project broke ground this quarter while four others delivered, bringing the under-construction total to 1.3 MSF across nine development projects, all of which remain fully 

available save the Lake Center development leased by Anduril and Advantech’s North American Campus. Construction starts are expected to level off in the quarters ahead.

Elevated Under-Construction Levels Gradually Normalizing

Industrial Under Construction and % of Existing Inventory

0.0

0.5

1.0

1.5

2.0

2.5

3.0

3.5

4.0

0.0%

0.5%

1.0%

1.5%

S
F
, 

M
ill

io
n
s

%
 o

f 
In

v
e
n

to
ry

Under Construction % of Existing Inventory



NE W M ARK 30

Source: Newmark Research

Of the 12 buildings currently underway, only four have pre-leased to date. All under-construction activity is spread across the middle three size segments, most of which remains 

available. Four buildings delivered while one other broke ground this quarter, boosting pre-leasing figures to 29.4%.

Pre-leasing Activity at a Halt

Total Construction by Size Segment: Pre-leased vs. Available Space
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Source: Newmark Research

Assuming all underway developments that are fully available, including the planned projects that will break ground in the next two years, remain so, vacancy will noticeably rise in the 

coming quarters. Developers, to cut their losses and avoid vacant properties, will provide more concessions to secure tenants .

Unclaimed New Construction Will Boost Vacancy

Historical and Forecasted Industrial Vacancy (%) 
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Source:  Newmark Research

Only one of the top five leases of the quarter exceeded 100,000 SF, unlike prior quarters where most deals (if not all) did. The biggest lease originated from North County, the largest 

submarket by inventory size and the driver of leasing activity historically.

Smaller Leases This Quarter

Notable Lease Transactions

Tenant Building Submarket Type Square Feet

PaperMart 2164 N Batavia St North County Direct Lease 246,732

The packaging company was an owner-user until it sold the property to an investor this quarter; a short-term sale leaseback was signed.

Mission Critical 1580 Sunflower Ave Airport Area Lease Expansion 89,940

The electronics company almost doubled its original footprint at its Costa Mesa headquarters.

Dialed Holdings 15551 Del Amo Ave Airport Area Direct Lease 72,303

The new tenant is committing to the new space for the next five years.

Intertek 25862 Commercentre Dr South County Direct Lease 61,163

This location will serve as an extension to the British company’s existing space at the Prologis-owned business park in Lake Forest.

Vita Plus 1900 Carnegie Ave Airport Area Sublease 60,110

The tenant will take over New Wellness Industries’  lease that runs through 2027.
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Source: MSCI Real Capital Analytics, Newmark Research

Note: Preliminary data is cited for the fourth quarter of 2025.

This is an improvement from three years ago when industrial comprised only 25.6% of all sales. Still -low vacancy and heated rent growth in recent years favor the segment, with many 

investors targeting desirable buildings with credit tenants whose leases are up for renewal. What the tenant was paying ($$) is different than today’s rent averages ($$$$).

Industrial Comprised 33.4% of Total Sales Volume for the Year

Orange County: Sales Volume Across Commercial Property Segments ($ in Billions)
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Source: Newmark Research, MSCI Real Capital Analytics

Note: Preliminary data is cited for the fourth quarter of 2025.

Industrial sales volume totaled $2.4 billion for the year, exceeding the last two years’ annual totals. Interest rate cuts are driving recent investments; however, with the newly imposed 

tariffs already causing economic instability, sales activity is expected to fluctuate.

Industrial Sales Activity Picking Up

Orange County: Industrial Sales Volume ($ in Billions) | By Quarter
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Source: Newmark Research, MSCI Real Capital Analytics

Note: 12-month trailing averages are cited.

Current pricing ($343/SF) is just over 2022’s peak pricing of $337/SF while cap rates trail around the 4.9% mark.

Pricing Exceeds 2022’s Peak, While Cap Rates Hold Steady

Orange County: Industrial Price Per Square Foot and Hedonic Cap Rate Averages
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Industrial is widely perceived as being more stable in today’s environment when compared with other commercial property segments. Additionally, domestic e-commerce growth is 

spurring interest in last-mile facilities in markets with affluent consumer populations, like Orange County.

Private and Institutional Buyers Most Active

Orange County: Industrial Buyer Composition, by Year | Based on Sales Volume Orange County: Most Active Industrial Buyers | Last 12 Months

Source: Newmark Research

Note: Preliminary data is cited for the fourth quarter of 2025.

Company
Investor

Type
Volume

# of 

Properties
Size (SF)

Future Foam User/Other $145,000,000 1 417,320

Walt Disney User/Other $124,000,000 1 406,787

New York Life Insurance Institutional $92,100,000 1 218,968

Lincoln Property Co. & Artemis 

Real Estate
Private $67,300,000 1 246,732

Buchanan Street Partners Institutional $83,000,000 1 226,636

Jiaherb User/Other $53,679,500 1 130,925

Lake Forest Reliability Project User/Other $50,875,000 1 102,299

Intracorp Homes Private $46,000,000 1 151,925

Avenue Equities LLC Private $42,400,000 1 118,094

Robinson Pharma User/Other $40,500,000 1 82,241

3 Industrial Private $38,750,000 1 149,810

SDC Technologies Inc. Private $38,500,000 1 100,000
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Source:  Newmark Research

Orange County Submarket Map and High-Level Statistics | 4Q25

Marketwide Statistics | 4Q25

Current 

Quarter

Prior 

Quarter
Year Ago

12-Month 

Forecast

Total Inventory (SF) 268.9M 268.4M 266.5M 

Total Vacancy Rate 5.2% 5.2% 4.1% 

Qtr. Net Absp. (SF) 359K -679K -653K 

Average Asking 

Rent/SF/Month

$1.51

NNN

$1.49

NNN

$1.55

NNN


Deliveries (SF) 462K 649K 0 

Under Const. (SF) 1.3M 1.7M 2.2M 

Please reach out to your
Newmark business contact for this information
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Source:  Newmark Research

Orange County Submarket Statistics | 4Q25 (page 1 of 3) 

Submarket Statistics – All Classes

Total 

Inventory 

(SF)

Under 

Construction

(SF)

Total

Vacancy

Rate

Qtr Net

Absorption

(SF)

YTD Net

Absorption 

(SF)

Wh/Dist

Asking Rent

(Price/SF)

General Ind 

Asking Rent

(Price/SF)

Total 

Asking Rent

(Price/SF)

Airport 84,424,573 392,081 4.6% 153,607 50,448 $1.30 $1.48 $1.42

Costa Mesa 10,891,737 0 3.5% -10,075 -110,408 - $1.90 $1.47

Fountain Valley 4,814,019 0 2.4% -754 38,166 $1.48 - $1.48

Irvine 25,973,372 0 6.7% -93,003 -118,397 $1.62 $1.63 $1.62

Newport Beach 760,566 0 0.9% 0 860 - - -

Santa Ana 32,068,761 313,244 4.1% 182,079 147,745 $0.95 $1.24 $1.10

Tustin 9,916,118 78,837 3.6% 75,360 92,482 - $1.75 $1.78

North County 106,804,945 784,169 4.7% 134,090 249,232 $1.48 $1.45 $1.46

Anaheim 50,669,499 260,823 5.5% 258,044 248,967 $1.47 $1.57 $1.52

Brea 11,960,974 52,102 4.4% -52,127 -7,657 $1.48 $1.18 $1.41

Fullerton 21,838,029 185,525 6.5% -154,297 -286,100 $1.51 $1.05 $1.43

La Habra 3,472,890 0 0.9% -4,800 8,211 - - $1.65

Orange 12,884,104 285,719 1.5% 82,374 92,297 - $1.48 $1.52

Placentia 3,767,968 0 2.1% 5,173 48,431 $1.35 $1.30 $1.34

Yorba Linda 2,211,481 0 0.2% -277 145,083 $1.40 - $1.40

Please reach out to your
Newmark business contact for this information
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Source:  Newmark Research

Orange County Submarket Statistics | 4Q25 (page 2 of 3) 

Submarket Statistics – All Classes

Total 

Inventory 

(SF)

Under 

Construction

(SF)

Total

Vacancy

Rate

Qtr Net

Absorption

(SF)

YTD Net

Absorption 

(SF)

Wh/Dist

Asking Rent

(Price/SF)

General Ind 

Asking Rent

(Price/SF)

Total 

Asking Rent

(Price/SF)

South County 36,214,997 0 7.8% -48,951 -626,506 $1.57 $1.75 $1.69

Aliso Viejo 1,819,973 0 3.6% 7,343 -4,421 - - $1.52

Foothill Ranch 2,855,723 0 1.5% 75,507 -7,133 - $1.50 $1.50

Irvine Spectrum 18,290,166 0 11.4% -43,830 -489,628 $1.34 $1.62 $1.68

Laguna Beach 76,268 0 0.0% 0 3,600 - - -

Laguna Hills 1,237,183 0 0.5% 0 -187 - $1.70 $1.40

Laguna Niguel 452,142 0 2.7% 0 -12,090 - - -

Lake Forest 4,873,875 0 7.5% -79,618 -203,017 $1.44 $1.49 $1.46

Mission Viejo 1,093,758 0 0.6% 1,824 30,012 $2.22 - $2.22

Rancho Santa Margarita 2,362,298 0 2.3% -15,786 18,178 - - $1.55

San Clemente 2,101,518 0 1.5% 5,609 49,236 $1.60 $1.65 $1.44

San Juan Capistrano 1,052,093 0 14.6% 0 -11,056 $2.25 $2.55 $2.33

West County 41,419,414 157,662 5.6% 120,357 -387,539 $1.44 $1.51 $1.48

Cypress 6,606,953 0 15.5% 69,849 -196,150 $1.60 $1.53 $1.54

Garden Grove 13,112,830 88,164 2.7% 43,703 -9,175 $1.30 $1.45 $1.37

Please reach out to your
Newmark business contact for this information
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Source:  Newmark Research

Orange County Submarket Statistics | 4Q25 (page 3 of 3) 

Submarket Statistics – All Classes

Total 

Inventory 

(SF)

Under 

Construction

(SF)

Total

Vacancy

Rate

Qtr Net

Absorption

(SF)

YTD Net

Absorption 

(SF)

Wh/Dist

Asking Rent

(Price/SF)

General Ind 

Asking Rent

(Price/SF)

Total 

Asking Rent

(Price/SF)

Huntington Beach 16,170,998 0 3.3% -11,755 -262,473 $1.16 $1.52 $1.38

Los Alamitos 2,063,009 0 0.0% 88,731 125,579 - $1.60 $1.60

Seal Beach 841,203 0 0.0% 0 0 - - -

Stanton 826,538 0 0.9% 0 28,626 - $1.65 $1.65

Westminster 1,797,883 69,498 21.1% -70,171 -73,946 $1.48 $1.22 $1.46

Orange County 268,863,929 1,333,912 5.2% 359,103 -714,365 $1.45 $1.51 $1.51Please reach out to your
Newmark business contact for this information
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Foreign Trade Zones (FTZs) enable industrial occupiers to defer, reduce, or eliminate customs duties — shielding operations from rising and volatile tariff rates while improving cash 

flow and supply chain resilience.

Foreign Trade Zones and Orange County

FTZs: Occupier Benefits and Zones in Orange County

Source: Newmark Research

Note: *Foreign Trade Zones (FTZs) in Orange County are primarily served by extensions of the major port -based zones in the greater Los Angeles area.

+4.0%
-2.5%

Occupier Benefits

• Duty Deferral: Customs duties and federal excise taxes are deferred until goods 

exit the FTZ and enter U.S. Customs territory, improving cash flow by postponing 

payment obligations.

• Duty Elimination: No duties or quota charges apply to goods re-exported from an 

FTZ, making it highly beneficial for export-focused operations, fragile products, or 

those generating scrap.

• Duty Reduction (Inverted Tariff): Finished products manufactured within FTZs can 

be assessed at a lower duty rate than the rate on imported components, reducing 

total import costs.

• Merchandise Processing Fees (MPF) Savings: FTZ users can consolidate multiple 

shipments into a single weekly customs entry filing, substantially lowering MPF 

and brokerage expenses.

• Streamlined Logistics: Customs procedures are simplified and import entries are 

not required before goods reach the facility, enabling shorter lead times and better 

supply chain efficiency.

• Inventory Control: FTZs enable superior inventory management, reducing storage 

costs and optimizing stock levels near production or distribution centers; both 

foreign and domestic goods are exempt from state and local inventory taxes.

• Operational Flexibility: Goods can move Zone-to-Zone in bonded status with no 

time restrictions, supporting extended storage, complex manufacturing, or delayed 

duty payments.

• Lower Insurance/Security: Reduced customs supervision lowers security 

requirements, and duties are excluded from insurable values, decreasing 

overall insurance premiums.

• Ideal for Scale: See below.

Occupiers Best Suited for FTZs

• Large-scale exporters, manufacturers using high volumes of imported 

components, and retail importers with extensive inventory needs.​ 

• Businesses engaged in modifying, repairing, repackaging, or assembling 

products.

FTZs in Orange County*

– 50 (Port of Long Beach)

– 202 (Port of Los Angeles)

Please reach out to your
Newmark business contact for this information

https://polb.com/download/33/foreign-trade-zone/3931/foreign-trade-zone-50-service-area-maps.pdf
https://polb.com/download/33/foreign-trade-zone/3931/foreign-trade-zone-50-service-area-maps.pdf
https://kentico.portoflosangeles.org/getmedia/2f113b56-21aa-422d-beda-26a05e5c2a81/FTZ-Service-Area-Map
https://kentico.portoflosangeles.org/getmedia/2f113b56-21aa-422d-beda-26a05e5c2a81/FTZ-Service-Area-Map
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Source: Newmark Research

Finding the best use for a commercial asset is the principal goal of any developer. A handful of underperforming office properties will eventually vanish to make way for new industrial 

product, a list that will continue to grow.

Some Underperforming Office Properties Will Find New Life

Office-to-Industrial Redevelopment Project Announcements

3.0 MSF slated for 

industrial conversion

Address: 2401-2421 N Glassell St

Buyer: Rexford Industrial

Office RBA: 191,000 SF

Address: 2929 E Imperial Hwy

Buyer: Western Realco

Office RBA: 128,250 SF

Address: 275 Valencia Ave

Buyer: Amazon

Office RBA: 640,000 SF

Address: 2727 E Imperial Hwy

Buyer: Duke Realty

Office RBA: 104,662 SF

Address: 26110-26250 Enterprise Way

Buyer: Western Realco/RREEF

Office RBA: 221,921 SF

Address: 3700-3720 S Susan St

Owner: C.J. Segerstrom & Sons

Office RBA: 31,082 SF

Address: 3100-3130 S Harbor Blvd

Buyer: Kearny/Dune

Office RBA: 197,370 SF

Address: 1801 E Saint Andrew Pl

Buyer: Rexford Industrial

Office RBA: 370,000 SF

Address: 5757-5665 Plaza Dr

Buyer: Goodman Logistics

Office RBA: 466,058 SF

Address: 1 & 3 Banting

Buyer: Bridge Industrial

Office RBA: 138,375 SF

Address: 1700-1740 E Garry Ave

Buyer: Terreno Realty

Office RBA: 99,000 SF

Address: 16752 Armstrong Ave

Buyer: Rexford Industrial

Office RBA: 81,600 SF

Address: 3100-3120 W Lake Center Dr

Owner: C.J. Segerstrom & Sons

Office RBA: 178,026 SF

Address: 15621-15661 Red Hill Ave

Owner: Centurion Plaza LLC

Office RBA: 139,568 SF

Please reach out to your
Newmark business contact for this information
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China’s exporter-dominance is narrowing due to lower manufacturing wages in other countries; escalating U.S. tariffs (began in 2018 and grew more contentions this year); and 

stringent lockdown measures during the height of COVID-19 that stalled production and riled global supply chains. Although Mexico’s manufacturing industry is rising, East Asia will 

continue to produce the bulk of the world’s goods; Southern California’s seaports remain the best point of entry for trans -Pacific routes.

Southeast Asia Imports to POLA-POLB are Growing; Mexico Remains U.S.’ Top Trade Partner

Annual Import Value from East Asia to Ports of Los Angeles and Long Beach Annual Import Value to U.S. from Mexico and China (All Ports of Entry)

Source: Newmark Research, USA Trade Online, US Census Bureau
Note: Southeast Asia includes the following countries: Cambodia, Indonesia, Laos, Malaysia, Philippines, Singapore, Thailand and Vietnam  
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East Asia’s collective import value 

was $1.186 trillion in 2024.

Please reach out to your
Newmark business contact for this information
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California Assembly Bill 98 (also known as "The Planning Logistics and Neighborhood Standards Act"), signed into law on September 29, 2024, establishes the state's first 

comprehensive standards for warehouse and logistics development. On October 3, 2025, Governor Newsom signed Senate Bill 415 (SB 415), which clarifies and refines AB 98 to 

resolve implementation ambiguities while maintaining the original bill's intent.

California AB 98 (Amended by Senate Bill 415): Warehouse Development Standards

California Assembly Bill 98 and Senate Bill 415

Source: Newmark Research, AIR CRE, The National Law Review

+4.0%
-2.5%

Macro

• Prohibits California cities and counties from approving new logistics developments or 

expansions (20%+) unless they meet specified standards.

• Commences on January 1, 2026.

Standards

• Applies to 250,000+ SF logistics developments that are within 900 feet of homes, schools, 

daycares, active playgrounds, libraries, or healthcare facilities. Single-building measurement; 

office space within the facility is excluded.

• Truck loading bays must be at least 300 feet from property line in industrial zones and 

500 feet in non-industrial zones.

• Loading dock orientation must face away from nearest sensitive receptor "to the extent 

feasible" (SB 415 softened original "opposite side" requirement, preserving cross-dock 

facilities).

• For all new/expanded logistics facilities: Establishes standards for warehouse design including 

landscaping buffers (no longer required to be 100% landscaping), visual and acoustic 

screening, anti-idling signage, truck entrance configuration, and infrastructure for future EV and 

SORE charging readiness.

• Buffer areas may include drive aisles, parking, hardscape, walkways, and landscaping within 

public rights-of-way (SB 415 expansion resolves infill feasibility).

• Facility operators must prepare and submit truck routing plans based on jurisdiction truck maps 

before certificate of occupancy.

• Logistics developers must replace demolished currently-occupied affordable housing at 2-to-1 

ratio (SB 415 clarified to current occupancy; market-rate housing no longer triggers obligation).

Agency Requirements 

• Requires cities and counties to establish designated truck routes avoiding residential areas 

via general plan amendment or ordinance (smaller jurisdictions may use ordinances).

• Warehouse Concentration Region (unincorporated Riverside and San Bernardino Counties 

and specified cities) must comply by January 1, 2026.

• Other jurisdictions must comply by January 1, 2030; smaller jurisdictions exempt until first 

project approved (then two-year compliance window).

• Jurisdictions must appoint at least one enforcement officer trained by California Highway 

Patrol.

• Attorney General may enforce via lawsuit; courts directed to consider "good faith effort" in 

compliance assessment (SB 415 softened enforcement).

Impacts on Industrial Market Across California

• Cities and counties must update general plans or adopt truck route ordinances; SB 415 

clarifications reduce confusion and project delays.

• Pre-existing facilities near sensitive receptors will command higher rents as new compliant 

development becomes more constrained and costly.

• Development costs will rise due to setback, buffer, energy readiness, and design 

requirements.

• Infill sites are more viable than before SB 415.

• The Inland Empire, with the largest concentration of warehouse development in the state, 

will be most affected. Construction will grow in tertiary areas, such as the High Desert.

• SB 415 did not address redevelopment feasibility (e.g., a complete demolition and a 

rebuild triggers AB 98)—will be a top legislative priority in 2026.

Please reach out to your
Newmark business contact for this information

https://www.aircre.com/town-hall-sb-415-updates-to-californias-warehouse-standards-requirements/
https://natlawreview.com/article/californias-sb-415-amends-ab-98-new-standards-logistics-and-warehouse-projects
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The Warehouse Actions and Investments to Reduce Emissions (WAIRE) Program imposes additional costs for warehouse occupiers and encourages new construction outside of 

South Coast Air Quality Management District’s (SCAQMD’s) jurisdiction.

WAIRE: Program Summary and Implications for Industrial

Program Summary Implications for Industrial Real Estate

Source: Newmark Research
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– Retrofitted buildings within SCAQMD’s jurisdiction that have solar roof 

panels, EV stations, etc. help to lower a tenant’s annual WAIRE costs. 

These buildings will command a rent premium.

– Building owners can participate in the WAIRE Program and can give 

preferential treatment to top-credit tenants.

– In 2021, SCAQMD implemented the WAIRE program to “reduce local and 

regional emissions of nitrogen oxides and particulate matter…[derived from] 

warehouses and the mobile sources attracted to warehouses.”

– The program essentially imposes an emissions-based tariff on warehouse 

occupiers whose footprints are above 100,000 SF in much of LA, Orange, 

Riverside and San Bernardino Counties.

– The first report submission year was 2023, and average collections are 

estimated to be between $670 million and $1.0 billion per year. 

– For more information, please read Newmark’s report on the subject.Please reach out to your
Newmark business contact for this information

https://f.tlcollect.com/fr2/322/42704/SoCal_Insight_The_WAIRE_Program_June_2022.pdf
https://f.tlcollect.com/fr2/322/42704/SoCal_Insight_The_WAIRE_Program_June_2022.pdf
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Sixteen are in Asia, China leads all other countries with nine and Los Angeles-Long Beach is the only U.S. complex to make the list.

The World’s Top 20 Containerized Cargo Seaports

Source: Newmark Research, upply

Note: TEU totals includes loaded and empty containers

+1.6%

+4.0%

-4.6%
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-2.5%

Rank Seaport
2024 Volume

(TEU, in millions)
Rank Seaport

2024 Volume 

(TEUs, in millions)

1 Shanghai, China 51.5 11 Port Kelang, Malaysia 14.6

2 Singapore 41.1 12 Rotterdam, The Netherlands 13.8

3 Ningbo-Zhoushan, China 39.3 13 Hong Kong, China 13.7

4 Shenzhen, China 33.4 14 Antwerp-Bruges, Belgium 13.5

5 Qingdao, China 30.9 15 Tanjung Pelepas, Malaysia 12.3

6 Guangzhou, China 26.1 16 Xiamen, China 12.3

7 Busan, South Korea 24.4 17 Tanger Med, Morocco 10.2

8 Tianjin, China 23.3 18 Laem Chabang, Thailand 9.5

9 Los Angeles-Long Beach, U.S. 18.3 19 Kaoshiung, Taiwan 9.2

10 Jebel Ali, United Arab Emirates 15.5 20 Beibu Gulf, China 9.0
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Los Angeles-Long Beach can accommodate 18,000 TEU vessels, which are too wide to traverse the new Panama Canal. Additionally, bo th ports have Class 1 freight rail connectivity 

to the nation’s major population centers.

Los Angeles-Long Beach is the Nation’s Dominant Port System

Major U.S. Seaports: 2024 TEU Volume (All Containers: Loaded and Empty)
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LA-LB leads NY/NJ 

by a 2.1x multiple

Source: Newmark Research, Individual Seaports
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Source:  Newmark Research, IMS Worldwide

In a normal environment, shorter transit time from Shanghai. Double-stack rail connectivity allows distributors to touch multiple U.S. markets, which is more cost-effective.

Why Los Angeles-Long Beach?
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Please reach out to your
Newmark business contact for this information
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Chart Title

51

Source: Newmark Research, Exchange Inc. Logistics Cost & Service Report
Note: These ratios do not apply to all industries. 3PLs, for instance, are highly rent-sensitive.

Before the pandemic, the average was just over 50%.

Transport Costs Are the Biggest Expenditure for Most Warehouse Occupiers

Cost Splits for the Average Warehouse Occupier Prior to COVID-19
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Real estate? Typically, less than 5% of costs 

Please reach out to your
Newmark business contact for this information
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