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Three Sectors Drive Upstate to Record Year
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Key Takeaways
>> The industrial market had a record year in 2016.

Market Indicators

>> The market is maturing to a point sustainable for development of
larger speculative buildings.

Relative to prior period

Three Sectors Drive Growth

NET ABSORPTION

The Upstate industrial market has seen a record year, with 30 new
buildings delivered and nearly 8 million square feet absorbed. In
comparison, the annual absorption for 2015 was 2.4 million square
feet. The large absorption brought the market vacancy rate to 6.9%
at the end of the fourth quarter. The high absorption is due to three
major industrial drivers pushing the demand for industrial space
in the market: advanced materials manufacturing, logistics and
automotive.
The advanced materials sector is manufacturing specialty
chemicals and materials, such as plastics and polymers, for the
automotive, specialty textile and aerospace sectors. This sector
of the Upstate industrial market spun out of the expansive textile
industry in the region kickstarted in 1884 by Milliken and Company,
a leader in textile research and an employer of 3,400 people in
the region. In 2016, ten new companies manufacturing advanced
materials moved to the region while six existing companies
expanded. One was Teijin, which recently made a $600 million
investment, the second largest in the area since 2007. The
company will be hiring 220 people to manufacture carbon fibers for
the automotive and aerospace sectors. The largest investment in
the Upstate was Toray, another advanced materials manufacturer
and a competitor to Teijin, which made a $1 billion investment
in 2014. Other companies that invested in 2016 include Proper
Polymers, WG Plastics Technology, B&W Fiberglass and Ritrama.
Automotive companies play a large role in the Upstate economy
with more than 150 companies. Companies such as Bosch,
Michelin and BMW have significant footprints in the area and
have continuously expanded over the years. Michelin opened
two facilities in the Upstate in 1975 and has their headquarters
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Summary Statistics

Market
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6.9%

6.9%

6.7%

Change From Q3 2016

10

10

-

Absorption

1.3

1.3

-

New Construction*

1.1

1.1

-

Under Construction
(Million Square Feet)

2.7

2.7

-
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*New construction is buildings delivered

Asking Rents

NNN Per Square Foot Per Year

Market

$3.44

Change From Q4 2015

0.9%

Industrial

$3.28

Change From Q4 2015

-

Flex

$7.75

Change From Q4 2015

0.3%

in Greenville. The company now runs numerous facilities across
the Upstate, employing more than 2,100 people, with recently
announced plans for a new 3.3 million-square-foot distribution
center in Spartanburg County. Michelin’s presence was a motivator
for BMW, which moved to Spartanburg County in 1992 and has
since expanded to employ 7,000 people in the region. In 2016,
BMW announced that it had exported $9.8 billion in passenger
vehicles in 2015 out of the Port of Charleston. The well-connected
logistics system in the Upstate allows the second and third tier
automotive suppliers in the area to supply automotive companies
in nearby automotive clusters in Tennessee, Alabama, Georgia and
Charleston.
Logistics companies and distribution centers are popular in the
Upstate due to its central location along the nation’s eastern
seaboard. Since 2015, six such companies have moved to the
region and nine of the existing companies have expanded. Driving
the expansion of this sector is the interstate system connecting
to regional markets and the proximity to the Inland Port Greer,
which connects to the Port of Charleston and global markets. The
Upstate is crossed by two interstates: 85, connecting Richmond
to Montgomery, and 26, connecting Cleveland and Charleston.
The South Carolina Department of Transportation has begun
work on the 85-385 Gateway Project to improve the interchange.
Additional improvements include widening Interstate 85 from US
29 in Anderson County to US 25 in Greenville County, another
from SC 129 to S-57 in Spartanburg County and a ten-mile stretch
in Cherokee County from the Broad River to the South CarolinaNorth Carolina border. The Inland Port Greer, which connects to
the Port of Charleston by the Norfolk Southern Line, moved a total
of 9,465 containers in November 2016, an increase from 6,076 rail
moves in November of the previous year. The Port of Charleston
has also seen significant growth, recently claiming number nine on
Inbound Logistics’ list of Top 10 U.S. Container Ports. The Port of
Charleston has received funding to deepen the harbor to 52 feet,
which will allow the port to accept more calls from larger postPanamax vessels.
The eight-county region is expected to see an equally productive
year as several buildings are brought to market in 2017.
Capital investments from companies in the advanced materials
manufacturing, automotive and logistics sectors will continue to
drive growth of the Upstate industrial market. Suppliers in these
sectors will continue to benefit from companies like Volvo and TTI
as they invest in other areas of the state and can take advantage of
the region’s logistics system and base of existing manufacturers.

Average Asking Rental Rate | Industrial
Q3 2015
Q2 2016
Q3 2016
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$3.25
$3.32
$3.28

Maturing Market Means Bigger Spec
In the past, the Upstate’s largest buildings were build-to-suits for
companies like BMW, Dollar Tree, Michelin, Walgreens, Amazon
and Adidas. The market is now maturing to a point sustainable for
development of speculative buildings over 200,000 square feet.
Proximity to I-85, leading to major markets like Atlanta and Charlotte,
and a direct connection to the Port of Charleston through the Inland
Port Greer have spurred market growth over the last three years.
Demand has become so high that new buildings are leased quickly,
often before the building has delivered. Rapid growth and the everimproving logistics of the region and state of South Carolina will
continue to drive the development of larger buildings.
At the close of 2016, a total of $1.5 billion in capital investment
was recorded in the region. Nearly 80% of these investments were
from companies in automotive, advanced materials manufacturing
and distribution and logistics, such as Teijin, Proper Polymers,
Magna International, Michelin and Tower International. Many of
these companies are taking advantage of existing large spaces like
Colgate-Palmolive, which leased 306,000 square feet at White Horse
Industrial Park, and Tower International, which recently leased a
205,700-square-foot building in the Southchase Industrial Park.
High leasing velocity has absorbed many of the remaining spaces in
the Upstate’s industrial parks including Hillside, Caliber Ridge and
Logue Court. The rapid absorption of space in these industrial parks
is encouraging developers to continue building to meet the demand
for buildings 200,000 square feet or larger in the market. Over
the last three years, nine speculative buildings of 200,000 square
feet or more were constructed. Six of which were built in 2016
alone, including buildings in the Flatwood, Wingo and White Horse
industrial parks. Other buildings are starting to fill the development
pipeline such as the recently announced 332,000-square-foot
building in Augusta Grove, a 170,000 square-foot building at Caliber
Ridge North and recently delivered 234,000 square-foot building at
White Horse Industrial Park.
These larger buildings are valued by users supplying larger
manufacturers or distributing large amounts of products throughout
the region. The rapidly growing demand for products just-in-time
and the boom of e-commerce will continue to drive the need for
larger buildings in the Upstate due to its central location along the
nation’s eastern seaboard, as well as its efficient logistics system.
The Upstate region’s logistics, including the Inland Port Greer’s
direct connection to the Port of Charleston and the network of
interstates and rail lines, provides companies access to regional and
global markets. South Carolina ports play a vital role in the continued
success of the companies investing in the Greenville/Spartanburg
industrial market by expediting delivery of imports and exports,
as well as reducing the cost on the transportation of goods. It has
also been a factor in the South Carolina Ports Authority’s (SCPA)
decision to announce plans for a second inland port facility that will
be serviced by CSX in Dillon County. To further facilitate the ease of
transport in South Carolina, the state passed and amended a Senate
bill committing $4 billion to fix the major interstate bottlenecks
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throughout the state. The completion of the improvements along
these routes will be key to the companies reliant on these routes for
distribution of goods.
High leasing velocity of large spaces in the Upstate market has
brought several speculative buildings to full occupancy and has
highlighted the demand from tenants looking in the market that
require spaces 200,000 square feet or larger. Several of these
tenants are large manufacturers supplying companies like BMW,
Michelin or Bausch + Lomb, while others are moving goods from
distribution centers to consumers like Dollar Tree, Amazon and
Rite-Aid. These larger buildings will become more common in the
market as more companies begin to require just-in-time delivery
and e-commerce becomes more popular.

Investments & Expansions
More than $1.5 billion were invested and more than 4,700 jobs
were added in the Upstate region in 2016. 80% of the total capital
investments were from companies in the three sectors driving
industrial growth in the region.

Capital Investments
COMPANY

INVESTMENT

JOBS

COUNTY

Teijin Ltd.

$600,000,000

220

Greenwood

Michelin North America, Inc.

$270,000,000

350

Spartanburg

Ritrama

$85,000,000

150

Spartanburg

Tower International

$75,000,000

140

Greenville

Under Construction

Yanfeng Automotive Interiors

$71,000,000

35

Laurens

Minghua USA

$45,000,000

150

Spartanburg

A total of 8.5 million square feet of new industrial inventory
delivered in 2016 and an additional 2.7 million square feet are
currently under construction in the eight Upstate counties.

Magna International

$29,000,000

480

Spartanburg

Baxter Enterprises

$20,700,000

87

Oconee

Proper Polymers

$15,450,000

87

Greenville

Highlighted Deliveries

Advanced Ceramic Coatings (ACC)

$15,000,000

50

Spartanburg

>> The 50,000-square-foot build-to-suit facility for Proper
Polymers and 161,600-square-foot build-to-suit facility for
Magna International were both delivered this quarter by Becknell
Industrial in Greenville County.

Source: SC Commerce, Upstate Alliance

Significant Transactions

>> 1560 International Drive, a 30,000-square-foot building, is now
complete in Spartanburg County.

Strong leasing velocity led to the net absorption of more than 1.3
million square feet of industrial and flex space across the eightcounty region. Sale activity slowed in the fourth quarter compared
to the third quarter of 2016. Several industrial buildings sold to
investors this quarter. Transaction velocity is expected to continue
through 2017.

>> A 70,000-square-foot warehouse delivered this quarter at 1672
Old Highway 14 South in Greenville County.

Leases

>> The 184,000-square-foot Draxlmaier expansion is now complete.
>> Phase I of the Toray campus at 2202 Moore Duncan Highway is
now complete. The facility is 750,000 square feet.

Highlighted Construction
>> A 50,000-square-foot build-to-suit for EuWe Eugen Wexler US
Plastics Inc. in the Alliance Business Park is set to deliver in the
third quarter of 2017.
>> Greenco Beverage Company is building a 130,000-square-foot
distribution center in Greenville County at 912 Poinsett Highway.
>> Phase I of Michelin’s 3.3 million-square-foot distribution campus
is currently under construction in Spartanburg.
>> The 62,500-square-foot build-to-suit for Advanced Ceramic
Coatings is currently under construction at Hillside Enterprise
Park in Duncan. The building is being developed by Scannell
Properties and will deliver in Q3 2017
>> The build-to-suit for Plastic Omnium’s new manufacturing facility
is currently underway in Greer, SC at Velocity Park.
>> Construction of Magna International’s new seating plant
is currently underway at Tyger River Industrial Park. The
230,000-square-foot facility is being developed by SunCap
Property Group and will be delivered in Q2 2017.
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>> Barnet Polymers leased 60,000 square feet at 1335 Hayne Street.
>> AFL Telecommunications leased 77,800 square feet at 1171 Howell
Road in the Hillside Enterprise Park.
>> Dare Foods, Inc. renewed their lease of 65,600 square feet at 40
Tyger River Drive. Sales

Sales
>> 5675 North Blackstock Road, a 572,000-square-foot building
in Spartanburg County, sold to STAG Industrial Holdings in
November for $20.4 million, or $35.62 PSF.
>> The 203,00-square-foot, former Caterpillar facility at 107
Southchase Boulevard in Greenville County sold in December for
$5.8 million, or $28.33 PSF.
>> 17 Haywood Road is a 100,000-square-foot warehouse in
Greenville County. The property sold for $3.7 million, or $37.00
PSF, in October to Haywood 17, LLC.
>> The 66,000-square-foot flex building at 48 Brookfield Oaks Drive
in Greenville County sold to the NAI Earle Furman LLC for $5.6
million in October, or $85.61 PSF.
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GREENVILLE IS CONNECTED
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UPSTATE COUNTIES:
1 Oconee

5 Cherokee

2 Pickens

6 Anderson

3 Greenville

7 Laurens

4 Spartanburg

8 Union

4

May 2016

November 2016

6,076

8,821

9,465

Sources: South Carolina Ports Authority, Colliers International

777,568

831,627

864,971

Port of Charleston | Fiscal Year-to-Date TEU Volume

688,350

The combined success of the Inland Port and increased demand
within South Carolina markets has led the South Carolina Ports
Authority (SCPA) to announce plans for a second inland port
facility. The SCPA is working with CSX, the other Class 1 rail
service in the state, in Dillion county and plans to finalize their
decision by the end of the year. To further facilitate the ease
of transport in South Carolina, the Senate passed a legislative
bill committing $4 billion to fix the major interstate bottlenecks
throughout the state. The completion of the improvements along
these routes will be key to the companies reliant on these routes for
distribution of goods.

November 2015

647,084

The Upstate region’s efficient logistics, including the Inland Port’s
direct connection to the Port of Charleston and the network of
interstates and rail lines, provides companies access to regional
and global markets. South Carolina ports play a vital role in the
continued success of the companies investing in the Greenville/
Spartanburg industrial market by expediting delivery of imports and
exports, as well as reducing the cost on the transportation of goods.
The Inland Port recorded 9,465 rail lifts in November 2016, a 55.8%
increase from a year ago. The location of the inland port extends
the reach of the Port of Charleston and its customers beyond South
Carolina borders. Total volume at the fiscal year to date shows
a 4.0% increase over the 2015 fiscal year to date. The Port of
Charleston continues to grow with no signs of slowing down as it
undergoes the construction of a new terminal in North Charleston
and a recently funded deepening of its harbor to 52 feet by 2019.

Inland Port Greer | Monthly Rail Moves

579,451

Efficient Logistics

2012

2013

2014

2015

2016

2017

(Jul 2016 - Nov 2016)

Sources: South Carolina Ports Authority, Colliers International
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Q4 2016 Industrial Market Summary Statistics
Greenville/Spartanburg, SC
MARKET

BUILDINGS

INVENTORY
(SF)

DIRECT VACANT
(SF)

SUBLEASE VACANT
(SF)

TOTAL VACANT
(SF)

TOTAL VACANCY
RATE (%)

NET ABSORPTION
(SF)

AVERAGE ASKING
RENTAL RATE
(NNN)

INDUSTRIAL SPACE
Anderson County

274

21,895,157

1,158,892

-

1,158,892

5.3%

-75,550

$2.65

Cherokee County

65

7,417,210

1,156,675

-

1,156,675

15.6%

122,500

$2.67

Greenville County

1,126

69,563,295

4,415,814

-

4,415,814

6.3%

214,544

$3.77

Laurens County

80

11,033,262

169,334

-

169,334

1.5%

-107,406

$2.47

Oconee County

47

4,230,210

381,080

-

381,080

9.0%

-

$2.33

Pickens County
Spartanburg County

76

5,138,748

443,276

-

443,276

8.6%

-236,600

$2.60

891

74,442,354

5,897,329

-

5,897,329

7.9%

1,306,292

$3.32

Union County

25

3,857,841

17,020

-

17,020

0.4%

60,000

$3.00

2,584

197,578,077

13,639,420

-

13,639,420

6.9%

1,283,780

$3.29

Anderson County

22

537,112

39,550

-

39,550

7.4%

-4,500

$9.56

Cherokee County

2

34,692

-

-

-

-

12,800

-

Greenville County

Industrial Total
FLEX SPACE

206

4,891,059

313,831

-

313,831

6.4%

1,577

$8.12

Laurens County

2

38,152

-

-

-

-

-

-

Oconee County

6

118,959

-

-

-

-

-

-

Pickens County

12

255,162

7,500

-

7,500

2.9%

-7,500

$10.00

Spartanburg County

60

1,607,747

123,890

-

123,890

7.7%

17,800

$5.64

Union County

2

32,169

18,000

-

18,000

56.0%

-

$2.50

312

7515052

502771

-

502771

6.7%

20177

$7.64

Anderson County

296

22,432,269

1,198,442

-

1,198,442

5.3%

-80,050

$3.44

Cherokee County

67

7,451,902

1,156,675

-

1,156,675

15.5%

135,300

$2.68

Greenville County

Flex Total
MARKET TOTALS

1332

74,454,354

4,729,645

-

4,729,645

6.4%

216,121

$4.13

Laurens County

82

11,071,414

169,334

-

169,334

1.5%

-107,406

$2.55

Oconee County

53

4,349,169

381,080

-

381,080

8.8%

-

$2.21

Pickens County
Spartanburg County

88

5,393,910

450,776

-

450,776

8.4%

-244,100

$2.67

951

76,050,101

6,021,219

-

6,021,219

7.9%

1,324,092

$3.43

Union County

27

3,890,010

35,020

-

35,020

0.9%

60,000

$3.23

Market Total

2,896

205,093,129

14,142,191

-

14,142,191

6.9%

1,303,957

$3.45

Source: CoStar, Colliers International

Market Conditions
At the close of the fourth quarter, the overall market absorption was 1.3 million square feet, bringing the overall vacancy rate to 6.9%. The
average asking rental rate was $3.44 triple net per square foot per year (NNN PSF/YR), relatively unchanged from the average asking
rental rate of $3.41 NNN PSF/YR at the start of 2016.

Industrial Conditions

Flex Conditions

Robust leasing activity led to the absorption of 1.3 million square
feet. Despite this, the vacancy rate for industrial space was 6.9% at
the end of the fourth quarter, slightly higher than the 6.8% vacancy
rate of a year ago primarily due to new construction. The average
asking rental rate was $3.28 NNN per square foot per year PSF/YR,
a small increase from the average asking rental rate of $3.26 NNN
PSF/YR at the end of the first quarter.

The net absorption for flex buildings at the end of the fourth quarter
was 20,177 square feet. The flex market vacancy rate was 6.7%,
a drop from 7.3% a year ago. At the end of the fourth quarter, the
average asking rental rate for flex space increased to $7.75 NNN
PSF/YR compared to $7.39 NNN PSF/YR at the start of 2016. The
market average asking rental rate for flex space has increased by
13.0% over the last two years.
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Industrial Employment

$7.40

Q2 2016

$7.75

Q3 2016

Industrial Employment | Upstate Region
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Source: Bureau of Labor Statistics, St. Louis Federal Reserve, Colliers International

Around South Carolina
The South Carolina Industrial market is strengthening, with interest
from investors and global and national tenants. Large available
speculative buildings in Charleston and several road enhancements
in Columbia will continue to spur growth for the state.

Charleston, South Carolina

Commercial Real Estate Growth Cycle: Where the
market stands and where it is going.
NEW CONSTRUCTION
RENTAL RATE
EMPLOYMENT
OCCUPANCY

>> A shifting trend from West Coast to East Coast shipping due to
the Panama Canal expansion has led to increased activity at the
Port of Charleston. Better connectivity to global markets has
attracted newcomers looking for larger space in the market.

PHASE 1:
RECOVERY

COMMERCIAL
REAL ESTATE

Columbia, South Carolina
>> Columbia’s unique central position in South Carolina and along
the nation’s East Coast, coupled with the access to three major
interstates and the Port of Charleston, provides companies
access to approximately 1.5 million people.

For more statewide commercial real estate news check out our
market reports at: www.colliers.com/southcarolina/insights
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PHASE 2:
EXPANSION

GROWTH
CYCLE

PHASE 4:
RECESSION
PHASE 3:
HYPERSUPPLY
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Total Industrial Employment (Thousands)

Continued strength of construction in the Upstate industrial market
can be expected in the coming quarters. Over the last few years,
undeveloped industrial land has been acquired by developers and
investors, who will likely begin to capitalize on the demand for
Class A, tilt wall space within the market. Additionally, developers
will begin to develop speculative buildings large than the market
has seen historically. The recent capital investment of several
companies in the advanced materials manufacturing, automotive
and logistics sectors will continue to promote rapid absorption of
new space coming to the market. Market indicators will remain
agreeable to investors and landlords as rents and lease terms
remain at their current rate for new buildings and occupancy
increases across the market.

$7.69

Q3 2015

Nov-13

Market Forecast

Average Asking Rental Rate | Flex

Number of Industrial Jobs Added (Thousands)

Industrial employment, the combined manufacturing and wholesale
trade employment sectors, is increasing in the Upstate. The
number of jobs added year over year is decreasing, leading to the
assumption that industrial employment is reaching a plateau in
the Greenville-Anderson-Mauldin and Spartanburg MSAs. As of
November 2016, approximately 113,500 people were employed by
industrial jobs in the Greenville-Anderson-Mauldin and Spartanburg
Metropolitan Statistical Areas (MSA), an addition of 2,300 jobs over
the last 12 months. Industrial jobs contribute 20.1% of total nonfarm employment in the Upstate area, one of the largest sectors in
the region’s economy. Capital investment is driving the growth of
industrial jobs in the MSA, which is expected to continue this trend
throughout 2017.
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