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A Look Ahead

CHANGES SHAPING OUR FUTURE

The Small-bay Surge at the Heart
of the Industrial Market's Recovery

These assets, once viewed as secondary components,
are increasingly valued for their resilience across economic cycles.

By David Greek, Greek Real Estate Partners

After two years of recalibra-
tion, the U.S. industrial market
is finding its footing again,

and small-bay assets — sub-
100,000-square-foot spaces
that are either stand-alone
buildings or multitenant suites
within a larger property — are
at the center of this activity.
These spaces often feature
dock or grade-level loading and
are designed to serve local and
regional users.

According to U.S. industrial
market statistics for the third
quarter of 2025 from Col-
liers, net absorption across
all industrial property types
nationwide climbed to nearly 60
million square feet, the stron-
gest quarter since early 2023,
while the construction pipeline
shrank to 270 million square
feet, its smallest since 2018.
With limited new supply and a
rebound in tenant demand, the
next growth phase is shaping
up around smaller, more flexible
properties.

This shift is particularly ap-
parent in New Jersey. Vacancy
stabilized at 7.2% after 10
straight quarters of upticks,
while construction activity fell to
7 million square feet statewide,
a multiyear low, according to
third quarter data from CBRE.

At the same time, leasing
activity surged 13% above the
five-year average, primarily
driven by third-party logistics
firms (3PLs) expanding in
tighter footprints. In markets
such as the Turnpike corridor,
smaller assets are leading the
Garden State's recovery.
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Greek Real Estate Partners is preparing to deliver a project in Ridley

Township, Pennsylvania, that meets the growing need for industrial spaces

under 100,000 square feet.

Developers have delivered fewer spaces mea-
suring less than 100,000 square feet in recent
years, with only about 23 million square feet of
small-bay assets under construction nationwide,
or less than 0.3% of the total industrial stock.
New Jersey exemplifies this trend, with most new

construction focused on large distribution centers.

As a result, well-located legacy properties have
continued to appreciate as demand outpaces
availability. Recognizing this imbalance, Greek
Real Estate Partners, a fully integrated developer,
owner and operator focused on industrial real
estate, plans to deliver an 81,156-square-foot
industrial project at 130 S. Fairview Road in
Ridley Township, Pennsylvania, this spring. The
development is designed to meet the growing
need for sub-100,000-square-foot spaces, offer-
ing modern, efficient options in a market where
supply remains scarce.

Why Small-bay Is Winning:
Flexibility, Speed, Resilience
Across the country, active ten-
ants are seeking smaller spaces
that offer flexibility, speed and
proximity to customers. An
analysis by CBRE in August
found that the average size of
the top 100 industrial leases
declined year over year, with
3PLs accounting for nearly a
third of all activity.

CoStar data confirmed the
pattern. In markets such as
Tampa, Florida, and Nashville,
Tennessee, properties under
50,000 square feet accounted
for more than half of all new
leases through midyear 2025.
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For years, institutional
investors overlooked
small-bay assets due
to their management
intensity. Now, those
same qualities have
become advantages.

Smaller buildings
distribute risk, provide
consistent cash flow and
enable owners to capture
rental growth faster.

A Look Ahead

Small-bay properties such as 43 Runway Road within Bristol Industrial Park in Levittown,

Pennsylvania, are increasingly viewed as high-performing assets that support the everyday
mechanics of regional economies.

has seen how this multiten-
ant agility allows portfolios to
outperform in uneven markets.
Over the past several years, the
firm's mix has remained largely
consistent, with performance
driven less by a shift in asset
type and more by active leas-
ing, tenant diversification and
hands-on management across
the small-bay portfolio.

As speculative megaproj-
ects stall, value-add acquisi-
tions and adaptive reuse have
become the industry's dominant
strategies. In New Jersey and
the Mid-Atlantic, repositioning
underutilized small-bay assets
can deliver stronger returns
than new construction, given
high land costs and elongated
entitlement timelines.

That same logic is fueling
growth in industrial outdoor
storage (10S), a complementary
segment gaining institutional

# attention (see "“I0S Market
Consolidation Ramps Up," page
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70). In October, for example, Blue Owl Capital
provided a $150 million loan to Alterra 10S,
among the country’s largest investors in outdoor
storage, signaling confidence in integrated logis-
tics platforms that combine warehouse and yard
operations. This alignment of capital and operat-
ing strategy highlights how investors view small-
bay and 10S as twin engines of value creation.

The Small-bay Advantage

New Jersey illustrates both the challenges and

the many opportunities within industrial logistics.

Entitlement timelines that routinely stretch
past two years and elevated pricing that pushes
up construction costs have complicated ground-
up development. While some new projects are
on pause until the economics allow them to
advance, there is a significant opportunity to
reposition and re-tenant the area's older small-
bay stock.

That scarcity is paying dividends. Savills
reported that rents for sub-100,000-square-foot
industrial space in core submarkets grew 5% to
8% year over year in the third quarter of 2025,
while larger big-box spaces saw flat or declin-
ing rents. The result is a market that rewards
operational precision and asset-level expertise
over scale alone,

Investors are also
responding to scarcity by
concentrating on assets
that demonstrate resilience
across economic cycles, a
theme reinforced throughout
Newmark's “3Q25 U.S.
Industrial Market Conditions
and Trends” report. The data
shows that private buyers
now account for nearly 50%
of all industrial acquisition
volume, far exceeding their
10-year average and signaling
increased conviction in smaller,
operationally intensive assets.

At the same time, industrial
cap rates have remained stable
in the mid-5% range, even as
broader commercial real estate
pricing adjusts to rate volatility,
illustrating ongoing capital de-
mand for well-located, income-
durable industrial proper-
ties. Notably, Newmark also
highlighted that transactions
under $100 million represent-
ed about 70% of all industrial



For developers and investors willing
to embrace the granular work of
managing and modernizing small-bay
industrial assets, the opportunities
are considerable.

trades, the highest share in more than a decade.
This underscores the extent to which the market
has leaned into smaller-scale deals that offer
near-term rent growth and manageable capital
requirements. These capital flows reinforce the
pricing advantage that New Jersey's small-bay
inventory now holds and clarify why competition
for functional, well-located sub-100,000-square-
foot products has intensified.

The fundamentals point to continued outper-
formance in the small-bay segment in 2026.
Supply remains limited, demand remains local
and durable, and investors are rediscovering the
strength of hands-on management. As financing
costs stabilize and consumer sentiment re-
bounds, the industrial resurgence will begin from
the ground up.

As the market enters a new phase, the chal-
lenge for industry leaders will be to apply these
lessons with discipline. The next cycle will reward
those who can identify infill locations with dura-
ble tenant demand, anticipate operational needs
through flexible design, and navigate entitlement
and redevelopment timelines with precision. It
will also require a more nuanced understanding
of tenant industries, capital structures and local
infrastructure constraints, particularly as supply
chain strategies evolve and cost pressures re-
main unpredictable. For developers and investors
willing to embrace the granular work of managing
and modernizing small-bay industrial assets, the
opportunities are considerable.

These properties are no longer viewed
as secondary components of the industrial
landscape but as strategic, high-performing
assets that support the everyday mechanics
of regional economies. In a period defined by
macralevel uncertainty and microlevel resilience,
small-bay facilities offer a path forward that is
grounded in practicality, adaptability and long-
term value creation. ®

David Greek is managing partner,
Greek Real Estate Partners.

New and Noteworthy
330 units

R.D. Oison Construction, on
behalf of MBK Rental Living,
announced the topping out of
Vintage Farms apartments in
Murrieta, California, marking
the completion of structural
construction. The 15-acre
community will feature 330
luxury and market-rate apartments in a variety of floor plans
across 11 buildings, complemented by 15 stand-alone garages.
Amenities include a clubhouse with two pools, a walking trail,
pocket parks, coworking space, a 24-hour fitness center and a
dog park, as well as convenient access to local shopping,

dining and schools. The full project is expected to be completed
in fall 2026. .
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325,000 sg. ft.

VanTrust Real Estate
recently broke ground
on an industrial devel-
opment in West Valley
City, Utah, minutes
from Salt Lake City In-
ternational Airport, In-
terstate 80, Interstate
15, State Route 201 and the Union Pacific Intermodal Hub. The
project’s first phase will deliver two modern Class A shallow-bay
warehouse buildings measuring 325,000 square feet. Delivery

is anticipated in fall 2026. VanTrust plans to develop the second
phase, two additional buildings totaling approximately 275,000
rentable square feet, based on market demand. The project will
specifically cater to local and regional warehouse tenants requir-
ing lease space between 10,000 and 30,000 square feet.

275,000 sq. ft.

CEDARst Companies broke
ground on The Presley, an $82
million ground-up multifam-
ily project located in the Las
Vegas Medical District. De-
signed by Booth Hansen, with
0S Construction as general
contractor, the seven-story,
275,000-square-foot commu-
nity is scheduled to deliver in 2028 and will introduce 236 new
residences — the first housing development within the Medi-
cal District’s core. The community will offer studio, one- and
two-bedroom units, including a portion designated as affordable
housing. Residents will have access to a fitness center, cowork-
ing lounge, golf simulator, and a rooftop pool deck overlooking
the district. The Presley represents CEDARSst's 10th qualified
opportunity zone development nationwide.
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Developers have
delivered fewer spaces
measuring less than
100,000 square feet in
recent years, with only
about 23 million square
feet of small-bay assets
under construction
nationwide, or less
than 0.3% of the total
industrial stock.

These smaller facilities, long considered niche,
have become essential infrastructure for local
economies.

For developers and owners, that shift is redefin-
ing success. Multitenant small-bay assets typi-
cally deliver higher rent per square foot, shorter
lease terms and quicker mark-to-market potential.
Their diversified tenant base — spanning service
contractors, light manufacturers, e-commerce
operators and building suppliers — also makes
them more resilient during downturns.

Investors Reprice Operational Expertise

For years, institutional investors overlooked small-
bay assets due to their management intensity.
Now, those same qualities have become advan-
tages. Smaller buildings distribute risk, provide
consistent cash flow and enable owners to capture
rental growth faster. Greek Real Estate Partners

New and Noteworthy
2 million sq. ft.

Greenberg Gibbons broke
ground on Midtown64, a
$500-plus million, 46-acre
mixed-use development out-
side of downtown Richmond,
Virginia, on the former Gen-
worth Financial headquarters
campus. Hospitality industry
leader Shamin Hotels is a joint
venture partner in the project.
The 2 million-square-foot development will include up to
130,000 square feet of upscale retail, restaurant and entertain-
ment space anchored by a premier grocery store and a new-
to-market fitness concept. It will also feature up to 300,000
square feet of Class A office space, a residential community
with nearly 1,000 apartments, 194 townhomes built by Lennar,
and a 226-room dual-branded hotel.

808,448 sq. ft.

ViaWest Group, in partner-
ship with Barings, LLC, and
Willmeng Construction, broke
ground on ReDiscover Logis-
tics Park, an 808,448-square- &
foot Class A industrial
development in Phoenix’s Deer
Valley submarket. The 43.5-
acre site is approximately 15 = 2
minutes from Taiwan Semiconductor Manufactunng Company's
multibillion-dollar campus. The development will consist of

four buildings ranging from 189,280 to 212,000 square feet,
with clear heights of 32 to 36 feet and flexible configurations
suitable for a variety of manufacturing, logistics and distribution
users. The project features 200-foot truck courts, steel roof
decks pre-engineered for solar, premium power capabilities and
980 parking spaces.

329,000 sg. ft.

The University of Virginia
selected Capstone
Development Partners to lead
a student housing project
that will provide three new
residential buildings totaling
310,000 square feet on

the school’s Charlottesville
campus. The buildings will
be five stories and six stories and house approximately 780
students in apartment-style units in the Emmet Ivy Corridor

at the intersection of Copeley Road and Ivy Road. The new
housing will also include a 19,000-square-foot dining and retail
component. The project is scheduled to be completed by fall
2027. Project partners are Elkus Manfredi Architects and a joint
venture construction team of Hoar Construction and Hourigan.

Courtesy of ViaWest Group

Elkus Manfredi Architects
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