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Warehouse Demand Drivers

Manufacturing employment fell to 12.2 million in 2020

from its peak of 19.6 million in 1979.1,2 This decline in

manufacturing employment was in part due to

manufacturing being moved offshore. There was a

noticeable shift towards outsourcing manufacturing jobs

from the United States to countries with lower labor costs

starting in the 1960s and 1970s.

The rise of offshoring also spurred a significant increase in

trade and imports into the U.S. This led to parallel growth

in the utilization of containers to transport goods. The U.S.

handled about 8.4 million3 TEU (twenty-foot equivalent

units) per year in 1980 and by 2020 this grew over 550%

to an estimated ~55 million4 TEU per year. This growth

should continue as global trade is expected to grow over

15% between 2021 and 2025.5 The rise in container

volume and outsourcing of manufacturing closely

correlates with the growth of global trade and production

and has also increased demand for space to store and

distribute these imported goods. Increasing trade volumes

into the U.S. over the last 40 years have supported long

term growth in industrial space with around 18.1 billion

square feet of industrial inventory as of 2022.6 This growth

has been particularly outsized in markets near major ports.

Regions such as Southern California broadly and the

Inland Empire in particular have experienced particularly

rapid industrial growth and demand due to their proximity

to the major ports of LA and Long Beach and

transportation hubs. Strong demographics in combination

with the growth of transportation hubs like the Port of New

York and New Jersey near dense population and large

consumer markets also make these areas attractive

locations for warehouse and distribution operations. These

regions are expected to continue to see strong demand for

warehouse and industrial space as imports keep growing

from increased consumer demand and falling domestic

manufacturing as it has moved offshore (see more detail

on markets on next page).

The dramatic rise in global trade and United States container volumes fosters
sustained distribution demand

Footnotes referenced on this page provided on pages 5-6.

Figure 1: Growth of U.S. Port Volume Offset By Decline in Domestic Manufacturing1,3,4,7
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Decline of U.S. Manufacturing Employment1

1980 
18,732,417

2020 
12,164,833

Growth of U.S. Container Volume in TEU3,4
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2020 
54,963,689
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The accelerated transformation of U.S. trade and

production over the last two decades is especially evident

in select global consumption markets near major ports.

Analyzing six of the largest U.S. ports with available data

(Port of LA, Port of Long Beach, Port of New York/New

Jersey, Port Everglades, Port of Oakland, Port of Seattle &

Tacoma)1,2 alongside U.S. retail sales and industrial

demand in the corresponding MSAs3 highlights this trend.

As U.S. retail sales have increased 132% since 2001 so has

port container volume in these coastal markets increasing

by over 132%. This highlights the surging demand for

goods from U.S. consumers in these high consumption

areas driving the heightened demand for industrial space

near these favorable consumer markets, as they sustained

average occupancy rates of 94% since 2001.

One of the busiest U.S. ports, Port of Los Angeles, serves

as a representative example of the strong consumer

demand sustained in these markets. The Los Angeles-Long

Beach port complex consistently handles some of the

highest total trade volume in the U.S. and has also

experienced strong demand for local industrial space to

store and distribute imported goods to the high-density

region. This is evident as LA industrial space has

maintained low vacancy rates under ~5% since 2009 as of

the first quarter of 2023 and inventory has grown over

108% from 1982 to 2022.6,7

These port-accessible markets have emerged as some of

the strongest industrial markets in the nation as they serve

several of the country’s most populous MSAs. The

demand for industrial space in these markets is expected to

continue to rise as U.S. retail sales continue to rise and

imports increase.

Concentrating on select United States markets with high consumer demand

Figure 4: Select Global Consumption Markets near Major U.S. Ports with Strong Industrial Presence8,9

San Francisco
GDP: $577B
Size: 375M SF

Los Angeles & 
Inland Empire
GDP: $950B
Size: 1.7M SF

South Florida
GDP: $341B
Size: 410M SF

D.C. / Baltimore
GDP: $696B
Size: 554M SF

No. NJ / NYC / Long Island
GDP: $1.6T
Size: 1.3B SF
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Footnotes referenced on this page provided on pages 5-6.

Seattle
GDP: $414B
Size: 350M SF

San Diego
GDP: $225B
Size: 207M SF

Boston
GDP: $444B
Size: 360M SF

Eastern Pennsylvania
GDP: $400B
Size: 602M SF

Figure 2: Select U.S. Port Markets Imports & 

U.S. Retail Sales Rise, Creating Demand1,2,3,4,5

Figure 3: LA-Long Beach Port Complex 

Exemplifies Strong Consumer Demand2,7
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These select Global Consumption 
Markets make up ~31%+ of total 

U.S. industrial inventory8,10
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Given that U.S. real personal income is closely linked to

real personal consumption, analyzing personal income

levels within specific MSAs of 11 global consumption

markets (Austin, Boston, Denver, Chicago, LA, NY / NJ,

San Diego, San Francisco, Seattle, South Florida, and D.C.

/ Baltimore)1 demonstrates that these markets represent a

significant portion of consumer demand nationwide. The

majority of these markets are infill and coastal markets.

The identified 11 global consumptions markets have on

average been ~30% of total U.S. personal income annually

since 2008.2,3 They made up ~29% of U.S. total personal

income in 2008 and by 2021 these markets remained

consistent making up ~30%.2,3

These 11 markets are well positioned for sustained

industrial growth and demand due to their strong consumer

base as they average high population density of ~10,592

people per square mile as of 2020 as well as other resilient

market fundamentals. Between 2009 and 2021 these

markets maintained higher median household incomes

compared to the U.S. averaging $63,500 in 2009 compared

to $50,200 and averaging $92,500 in 2021 compared to

$69,700, respectively.3,4 These markets have also

witnessed meaningful population growth averaging 10.3%

compared to the U.S. average of 6.5% from 2009 to

2021.3,5

The resilience of personal income levels, household

income, and population growth in these markets make

them priority markets of focus for the growth of the

industrial industry. Their strong local economies and

consumer bases with high population density are aligned

with prominent and growing industrial markets and major

U.S. ports as companies require additional space to store

and distribute goods to meet growing demand. These 11

markets should continue to see increased consumer

demand and to outperform other industrial markets that do

not possess the same robust economic fundamentals.

Limited land and robust overlapping demand for goods and services strongest in
Tishman Speyer Target markets
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Figure 5: U.S. Personal Consumption & U.S. 

Personal Income Are Linked6,7

Figure 6: Global Consumption Markets Make Up 

Significant Share of U.S. Personal Income2,3,8

Global Consumption Markets
Remain Consistent Economic

Centers
These 11 global consumption markets

have accounted for ~30% to 33% of the

total U.S. real GDP over the past two

decades. This data underscores the

significant economic impact of these

markets on the U.S. economy and

suggests that this impact is likely to

continue as these markets experience

further growth and demand.

Figure 7: Markets are Substantial Portion of U.S. GDP9,10

4

0

5,000

10,000

15,000

20,000

25,000

30,000

R
e
a
l 
G

D
P

 (
$
B

ill
io

n
s
)

U.S.
Global Consumption Markets

Footnotes referenced on this page provided on pages 5-6.

Fundamentals

10,592

9,200

9,400

9,600

9,800

10,000

10,200

10,400

10,600

10,800

0

5,000

10,000

15,000

20,000

25,000

2
0
0

8

2
0
0

9

2
0
1

0

2
0
1

1

2
0
1

2

2
0
1

3

2
0
1

4

2
0
1

5

2
0
1

6

2
0
1

7

2
0
1

8

2
0
1

9

2
0
2

0

2
0
2

1

A
v
g
. 
P

o
p
u
la

ti
o
n
 D

e
n
s
it
y 

(S
q
. 

M
i.
)

P
e
rs

o
n
a
l 
In

c
o
m

e
 (

$
B

ill
io

n
s
)

U.S. Personal Income
Global Consumption Markets Personal Income
Global Consumption Markets Avg. Population Density

2
8

.8
%

2
9

.1
%

2
9

.0
%

2
9

.1
%

2
9

.5
%

2
9

.5
%

2
9

.7
%

3
0

.0
%

3
0

.2
%

3
0

.2
%

3
0

.2
%

3
0

.3
%

2
9

.8
%

2
9

.9
%



T I S H M A N  S P E Y E R
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1 U.S. Bureau of Labor Statistics, U.S. Manufacturing Employment, All Employees, 1980 to 2020.

2 U.S. Bureau of Labor Statistics, “Forty Years of Falling Manufacturing Employment”, November 30, 2020.

3 U.S. Bureau of Transportation, America's Container Ports: Freight Hubs That Connect Our Nation to Global Markets,

November 30, 2011.

4 United Nations Conference on Trade and Development, United States Container Port Throughput 2008 to 2020.

5 Statista, Global Container Port Throughput 2012-2025, April 21, 2022.

6 CoStar, U.S. Industrial Market Inventory 2022, May 2023.

7 CoStar, U.S. Industrial Market Inventory 2000-2020, May 2023.

Page 3

1 Select Market Ports with available detailed historical data include: Port of Los Angeles, Port of Long Beach, Port of New York

/ New Jersey, Port Everglades (Fort Lauderdale), Port of Oakland, and Port of Seattle & Tacoma.

2 Annual Port data in TEU pulled March 2023 individually from following sources: Port of Los Angeles Container Statistics,

Port of Long Beach Statistics, Port of New York / New Jersey Facts and Figures, Port Everglades Waterborne Commerce Data,

Port of Oakland Facts & Figures, The Northwest Seaport Alliance Cargo Statistics for Port Seattle & Tacoma.

3 CoStar, Select Markets Average Annual Occupancy 2001 - 2022, May 2023: Markets Include – Seattle, WA; San Francisco

includes CoStar Markets: East Bay, CA and San Francisco, CA; Los Angeles includes CoStar Markets: Los Angeles, CA and

Inland Empire, CA; No. NJ / NYC / Long Island includes CoStar Markets: New York, NY, Northern New Jersey, and Long

Island, NY; South Florida includes CoStar Markets: Fort Lauderdale, FL and Miami, FL.

4 U.S. Census Bureau, U.S. Total Annual Retail Sales 2001-2022, March 2023.

5 Note the TEU data for Port of Seattle & Tacoma is only available back to 2004 and is included in the analysis starting in 2004.

All other ports included in the analysis start in 2001.

6 JLL, Los Angeles Industrial Insights Report Q1 2023, April 11, 2023.

7 CoStar, Los Angeles, CA and Inland Empire, CA Industrial Inventory 1982 to 2022, May 2023.

8 Industrial Market Size from CoStar as of May 2023: Markets include – Seattle, WA; San Francisco includes CoStar Markets:

East Bay, CA, San Francisco, CA; Los Angeles includes CoStar Markets: Los Angeles, CA and Inland Empire, CA; San Diego,

CA; Boston, MA; No. NJ / NYC / Long Island includes CoStar Markets: New York, NY, Northern New Jersey, and Long

Island, NY; Eastern PA includes CoStar Market: Philadelphia, PA; Washington D.C. and Baltimore, MD; South Florida

includes CoStar Markets: Fort Lauderdale, FL and Miami, FL.

9 For GDP Markets Represented based on FRED Total Real GDP in 2021 for following Markets: Seattle: Seattle-Tacoma-

Bellevue, WA (MSA); San Francisco: San Francisco-Oakland-Hayward, CA (MSA); Los Angeles: Los Angeles-Long Beach-

Anaheim, CA (MSA); San Diego: San Diego-Carlsbad, CA (MSA); Boston: Boston-Cambridge-Newton, MA-NH (MSA);

NY/NJ: New York-Newark-Jersey City, NY-NJ-PA (MSA); Eastern PA: Philadelphia-Camden-Wilmington, PA-NJ-DE-MD

(MSA); D.C. & Baltimore: Washington-Arlington-Alexandria, DC-VA-MD-WV (MSA) and Baltimore-Columbia-Towson, MD

(MSA); South Florida: Miami-Fort Lauderdale-West Palm Beach, FL (MSA).
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Page 3 (continued)

10 CoStar, U.S. Industrial Market Inventory May 2023, May 2023.

Page 4

1 Global Consumptions Market MSAs include: Austin, Boston, Denver (including Colorado Springs), Chicago, Los Angeles

(including Riverside), NY / NJ Region, San Diego, San Francisco (including San Jose), Seattle, South Florida, and Washington

D.C / Baltimore.

2 FRED, Real Personal Income, Thousands of Chained Dollars, Annual, Not Seasonally Adjusted for select MSA markets and

total U.S. 2008 to 2021.

3 MSA markets for Real Personal Income, Median Household Income, and Population Growth data: Austin: Austin-Round

Rock, TX (MSA), Baltimore: Baltimore-Columbia-Towson, MD (MSA), Boston: Boston-Cambridge-Newton, MA-NH (MSA),

Denver: Denver-Aurora-Lakewood, CO (MSA) & Colorado Springs, CO (MSA), Chicago: Chicago-Naperville-Elgin, IL-IN-

WI (MSA), LA Region: Los Angeles-Long Beach-Anaheim, CA (MSA) and Riverside-San Bernardino-Ontario, CA (MSA),

South Florida: Miami-Fort Lauderdale-West Palm Beach, FL (MSA), NY/NJ/Long Island: New York-Newark-Jersey City, NY-

NJ-PA (MSA), San Diego: San Diego-Carlsbad, CA (MSA), San Francisco region: San Francisco-Oakland-Hayward, CA

(MSA) and San Jose-Sunnyvale-Santa Clara, CA (MSA), Seattle: Seattle-Tacoma-Bellevue, WA (MSA), and D.C.:

Washington-Arlington-Alexandria, DC-VA-MD-WV (MSA).

4 Median Household Income, Weighted Average 2009 to 2021 from Tishman Speyer Data Analytics Team pulled in March

2023 for select MSA markets and total U.S.

5 Average population growth annually between 2009 and 2021 from Tishman Speyer Data Analytics Team pulled in March

2023 for select MSA markets and total U.S.

6  FRED, U.S. Real Personal Consumption Expenditures, Billions of Chained 2012 Dollars, Annual, Seasonally Adjusted 

Annual Rate 2002 to 2022.

7 FRED, U.S. Real Disposable Personal Income, Billions of Chained 2012 Dollars, Annual, Seasonally Adjusted Annual Rate 

2002 to 2022. 

8 Population Density for Global Consumption Markets from U.S. Census American Community Survey data on Open Data 

Network 2009 to 2018 and U.S. Census Bureau Quick Facts for 2020. Cities included in analysis: Austin, Boston, Denver, 

Chicago, Los Angeles, Long Beach, New York City, San Diego, San Francisco, Seattle, Miami, Fort Lauderdale, Washington 

D.C., and Baltimore. 

9 GDP by Market MSA and total U.S. from 2001 to 2021 from Tishman Speyer Data Analytics Team pulled in March 2023. 

10 MSA Markets from Tishman Speyer Analytics Team for GDP include: Austin: Austin-Round Rock-Georgetown, TX (MSA), 

Baltimore: Baltimore-Columbia-Towson, MD (MSA), Boston: Boston-Cambridge-Newton, MA-NH (MSA), Denver & 

Colorado Springs Counties: El Paso, Adams, Arapahoe, Denver, Douglas, and Jefferson, Chicago: Chicago-Naperville-Elgin, 

IL-IN-WI (MSA), LA Region: Los Angeles-Long Beach-Anaheim, CA (MSA) and Riverside-San Bernardino-Ontario, CA 

(MSA), South Florida: Miami-Fort Lauderdale-Pompano Beach, FL (MSA), NY/NJ Area Counties: New York NY, Queens 

NY, Kings NY, Bronx NY, Hudson NJ, Bergen NJ, Bergen NJ, Westchester NY, Essex NJ, Union NJ, San Diego: San Diego-

Chula Vista-Carlsbad, CA (MSA), San Francisco Region: San Francisco-Oakland-Berkeley, CA (MSA) and San Jose-

Sunnyvale-Santa Clara, CA (MSA), Seattle: Seattle-Tacoma-Bellevue, WA (MSA), and D.C.: Washington-Arlington-

Alexandria, DC-VA-MD-WV (MSA).
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This presentation does not constitute an offer to sell, or a solicitation of an offer to buy, an interest in any Tishman Speyer Fund

and/or Co-Investment Opportunities (the “Investment Opportunities”), which will only be made by a confidential offering

memorandum (the “Memorandum”), partnership agreement and subscription agreement (collectively, the “Partnership
Documents”). The information contained herein will be superseded and qualified in its entirety by the Partnership Documents.

Forward-looking statements. This presentation contains certain forward-looking statements based on current expectations,

estimates, projections and targets, including target IRRs, about the industry and markets in which Tishman Speyer’s investments

operate, and Tishman Speyer’s beliefs and assumptions. Forward-looking statements can be identified by the use of terms such

as “may”, “will”, “should”, “expect”, “anticipate”, “project”, “target”, “estimate”, “intend”, “continue” or “believe” (or the

negatives thereof) or other variations thereof. These statements involve certain risks, uncertainties and assumptions that are

difficult to predict. Consequently, such statements cannot be guarantees of future performance, and actual outcomes and returns

may differ materially from statements, goals, targets and objectives set forth herein. Real estate values are affected by a number

of factors including changes in the general economic climate, inflationary trends, competition and the supply of and demand for

property investments in the target markets, interest rate levels, the availability of financing, potential environmental liability and

other risks associated with the ownership, development and acquisition of property, including risks that tenants will not take or

remain in occupancy or pay rent, changes in the legal or regulatory environment, or that construction or management costs may

be greater than anticipated.

Certain risk factors. An investment in a Tishman Speyer Investment Opportunity represents a speculative investment and

involves a high degree of risk. An investor could lose all or a substantial portion of its investment. No secondary market for

interests in the Investment Opportunities is expected to develop and there are restrictions on an investor’s ability to transfer

interests in the Investment Opportunity. An investment in the Investment Opportunity is not transferable and does not provide

any liquidity. The Investment Opportunities’ portfolio may be concentrated in a limited number of investments. Concentration

increases the risk of loss. The effect of the use of leverage by the Investment Opportunity in a market that moves adversely to its

investments could result in substantial losses, which would be greater than if the Investment Opportunity were not leveraged.

Before deciding to invest in the Investment Opportunity, an investor should pay particular attention to the detailed risk factors

contained in the Memorandum. Prospective investors should bear in mind that past performance is not indicative of future

results.

Confidential Information. Each recipient of this presentation agrees to treat the information contained herein in a confidential

manner. Such information may not be reproduced or used in whole or in part for any purpose other than evaluation of the

information set forth herein, nor may it be disclosed without the prior written consent of Tishman Speyer to anyone other than

representatives of the recipient directly involved with the recipient’s review and who have agreed to abide by the foregoing

restrictions. By accepting this presentation, each recipient also agrees to return it promptly upon request. Notwithstanding

anything to the contrary herein, each recipient of this performance summary (and each employee or representative of each

recipient) may disclose to any and all persons, without limitation of any kind, the tax treatment and tax structure of (i) any fund

organized by Tishman Speyer or its affiliates and (ii) any of its transactions, and all materials of any kind (including opinions or

other tax analyses) relating to the applicable tax treatment and tax structure.

The distribution of the information contained herein in certain jurisdictions may be restricted, and, accordingly, it is the

responsibility of any recipient to satisfy itself as to compliance with relevant laws and regulations.
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