
Activity in the I-81/78 industrial market remains robust. Taking rents are 

expected to stay elevated as demand by tenants in search of space 

persists. Compared to 2021, demand has decreased a bit; however, it has 

not negatively impacted the market, as occupancy in all three tracked 

submarkets remains solid. Areas continue to become more land-

constrained, particularly in the Lehigh Valley. More spillover is expected 

to occur in the Northeastern and Central Pennsylvania submarkets as we 

move toward the end of the year and into 2023. Vigorous construction 

activity is still a prominent trend, with nearly 30 million square feet 

currently under construction. With demand slowing, it will be interesting 

to monitor how much of the available speculative space coming online 

will be pre-leased before completion. Land prices continue to rise to peak 

levels as tenants and developers seek the best available space options 

close to their consumers. 

Vacancy declined to 5.3% in the third quarter, down 40 basis points from 

the previous quarter and 330 basis points from a year ago when the 

vacancy was 8.6%. The average asking rental rates for all property types 

rose to $5.31/SF, an increase of 3.9% year-over-year. Positive absorption 

totaled just under 7 million square feet, bringing the year-to-date 

number to 19.1 million square feet. 
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I-81/78 Corridor – Pennsylvania Industrial Market

Market Summary

Current 
Quarter

Prior 
Quarter

Year Ago
Period

12-Month 
Forecast

Total Inventory (SF) 435.8M 428.2M 417.5M 

Vacancy Rate 5.3% 5.7% 8.6% 

Quarterly Net 
Absorption (SF)

6.9M 5.7M 2.84M 

Average Asking 
Rent/SF

$5.31 $5.26 $5.11 

Under Construction 
(SF)

29.6M 30.5M 15.5M 

I-81/78 Industrial Market Vacancy Continues to Decline; Construction Remains 
Strong

Current Conditions

– Average asking rents were at $5.31/SF in the third quarter, up from 

$5.11/SF a year ago.

– 29.6 million square feet is currently under construction.

– Overall vacancy declined to 5.3% in the third quarter, down from 5.7% in 

the previous quarter. 



Central Pennsylvania

Of the three tracked submarkets in the I-81/78 Industrial Corridor, the 

Central Pennsylvania submarket continues to lead the way in positive 

absorption, climbing to 8.6 million square feet year-to-date. The third 

quarter experienced 3.1 million square feet of positive absorption, with 

multiple large tenants taking occupancy, including UPS moving into its 

newly built 775,000-square-foot East Zone Regional Hub at 2110 N. 

Union Street in Middletown; Life Technologies Corporation completing its 

move to the Greencastle Logistics Center at 1611 Ebberts Spring Court in 

Greencastle; and Sun Run taking occupancy of 423,000 square feet in the 

Susquehanna Logistics Center located at 10874 2nd Amendment Drive in 

Glen Rock. 

Central Pennsylvania’s vacancy rate declined by 60 basis points quarter-

over-quarter, going from 4.3% in the second quarter to 3.7% in the third 

quarter. Asking rents for warehouse and distribution space are up 8.9% 

year-over-year, at an average of $5.14/SF. Construction activity remains 

robust, with 13.0 million square feet under construction. Notable leases 

this quarter included Boohoo signing the largest lease of the quarter, 

taking 1.1 million square feet at 2771 N. Market St. in the First Logistics 

Center @ 283 in Elizabethtown.  Amazon leased 551,030 square feet at 

121 Commerce Avenue in the Matrix I-81 Logistics Center in Greencastle 

and Bowman Logistics renewed its lease for 447,000 square feet at 2294 

Molly Pitcher Highway in Chambersburg. 

Lehigh Valley

The Lehigh Valley submarket experienced 1.3 million square feet of 

positive absorption this quarter, bringing its year-to-date total up to 4.1 

million square feet. BlueTriton Brands occupied the 526,260-square-foot 

building at 2460 Brodhead Road in the Lehigh Valley Distribution Center 

in Bethlehem, and Hain Celestial moved into 497,000 square feet of 

space at 7248 Industrial Boulevard in Allentown. 

The vacancy rate declined by ten basis points since last quarter, going 

from 7.9% to 7.8%. Asking warehouse and distribution space rent 

decreased slightly quarter-over-quarter to $5.34/SF, a 1.5% drop since 

last quarter. Like the other tracked submarkets in the I-81/78 Corridor, 

construction activity remains strong in the Lehigh Valley, with 7.8 million 

square feet underway. 

GOAT at 3895 Eastgate Boulevard in the First 33 Commerce Center in 

Easton signed the largest lease this quarter in the Lehigh Valley. The most 

significant sale marked this quarter in the I-81/78 industrial market was 

in the Lehigh Valley. BentallGreenOak purchased the 310,238-square-

foot building at 323 Logistics Drive from The Keith Corporation for $54.5 

million, or $176/SF. 

Northeastern Pennsylvania

Positive absorption totals climbed to 6.4 million square feet year-to-date, 

with 2.4 million square feet recorded in the third quarter. The overall 

vacancy rate for the Northeastern Pennsylvania submarket declined to 

4.3%, a 70-basis-point drop from the second quarter. Activity this 

quarter, included Niagara occupying its newly constructed 1.2-million-

square-foot warehouse building in Humboldt Northwest One in Hazle 

Township. Ryder also moved into its new location at 1 Commerce Road in 

Pittston for 437,446 square feet.

Asking rents increased by 5.5% year-over-year to an average asking rate 

of $4.59/SF for warehouse and distribution space. New construction 

activity is solid, with 8.7 million square feet under construction and 

expected to deliver over the next 12 months. The largest lease signed this 

quarter in the submarket was by Lowe’s at 209 Dziak Drive, located in 

Tradeport 164 in Nanticoke, for 1.2 million square feet. The building is 

scheduled for completion in the first quarter of 2023. 
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Select Lease Transactions

Tenant Submarket Building Type Square Feet

Lowe’s Northeastern PA 209 Dziak Drive New Lease 1,229,136

Boohoo Central PA 2771 North Market Street New Lease 1,085,280

Saks Fifth Avenue Northeastern PA 250 Highland Park Boulevard Renewal 822,771

Amazon Central PA 121 Commerce Avenue New Lease 551,030

Bowman Logistics Central PA 2294 Molly Pitcher Highway Renewal 447,000

GOAT Lehigh Valley 3895 Eastgate Boulevard New Lease 341,400

Select Sale Transactions 

Buyer Submarket Building Sale Price Square Feet

BentallGreenOak Lehigh Valley 323 Logistics Drive $54.5M 310,238

Shanholt Glassman Klein Kramer 
& Co.

Lehigh Valley 5 East Pointe Drive $9.6M 135,000
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Submarket Statistics

Total 
Inventory 
(SF)

Under 
Construction
(SF)

Total
Vacancy 
Rate

Qtr
Absorption
(SF)

YTD 
Absorption 
(SF)

Warehouse 
Asking Rent
(Price/SF)

R&D/Flex 
Asking Rent
(Price/SF)

Total 
Asking Rent
(Price/SF)

Central Pennsylvania 196,658,606 13,048,423 3.7% 3,143,443 8,611,824 $5.14 $10.07 $5.56

Lehigh Valley 152,419,543 7,816,060 7.8% 1,286,497 4,113,260 $5.34 $7.23 $5.46

Northeastern Pennsylvania 86,725,590 8,746,372 4.3% 2,470,959 6,418,396 $4.69 $5.33 $4.49

Market 435,803,739 29,610,855 5.3% 6,900,899 19,143,480 $5.08 $7.96 $5.31

Submarket Statistics By Type

Total 
Inventory 
(SF)

Under 
Construction
(SF)

Total
Vacancy
Rate

Qtr
Absorption
(SF)

YTD 
Absorption 
(SF)

Total 
Asking Rent
(Price/SF)

Total 435,803,739  29,610,855 5.3% 6,900,899  19,143,480 $5.31

Warehouse/Distribution 304,730,626 22,786,688 5.5% 6,341,347 15,974,065 $5.08

R&D/Flex 14,133,081 - 6.1% 184,040 357,245 $7.96

General Industrial 116,940,032 6,784,167 4.6% 375,512 2,812,170 $5.01
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Economic Conditions
With the unemployment rate below 4% and the job growth rate at 3.8% 

for the month of August, the Harrisburg-Carlisle metropolitan statistical 

area is in a solid position heading into the end of 2022 and into 2023. 

Pennsylvania’s labor force participation rate continued to rise this 

quarter, up to 62.4% for the month of August. Compared with January 

2020, the labor force participation rate was 63.5%; the current number 

continues to close in on pre-pandemic rates. 

The Harrisburg-Carlisle MSA’s unemployment rate increased slightly to 

3.9% in August 2022, up 30 basis points from the second quarter. While 

the unemployment rate increased quarter-over-quarter compared with a 

year ago, it is down 180 basis points from when it was 5.7%. The leisure 

and hospitality (+12.8%), trade, transportation and utilities (+9.0%), and 

business and professional services (+6.4%) sectors all experienced the 

most considerable growth over the past 12 months. The financial 

activities (-1.0%) and information (0.0%) sectors experienced negative or 

no change over the past year.

PENNSYLVANIA

Labor Force Participation Rate

HARRISBURG-CARLISLE MSA, 12-MONTH % CHANGE

Employment Growth by Industry, June 2022

Source: Federal Reserve, August 2022. Source: U.S. Bureau of Labor Statistics, August 2022.

SEASONALLY ADJUSTED*

Unemployment Rate

NOT SEASONALLY ADJUSTED, 12-MONTH % CHANGE

Payroll Employment, Total Nonfarm 

*Local data not seasonally adjusted

Source: U.S. Bureau of Labor Statistics, August 2022. Source: U.S. Bureau of Labor Statistics, August 2022. 

HARRISBURG-CARLISLE MSA, ANNUAL AVERAGE 2022

Employment by Industry 

Source: U.S. Bureau of Labor Statistics, August 2022. 
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Licensed in Pennsylvania as Newmark Real Estate.

Newmark has implemented a proprietary database and our tracking methodology has been revised. With this expansion and refinem ent in our data, there may be adjustments in historical statistics including availability, asking 
rents, absorption and effective rents. Newmark Research Reports are available at nmrk.com/research.

All information contained in this publication is derived from sources that are deemed to be reliable. However, Newmark has no t verified any such information, and the same constitutes the statements and representations only of 
the source thereof not of Newmark. Any recipient of this publication should independently verify such information and all oth er information that may be material to any decision the recipient may make in response to this 
publication and should consult with professionals of the recipient’s choice with regard to all aspects of that decision, incl uding its legal, financial and tax aspects and implications. Any recipient of this publication may not, without 
the prior written approval of Newmark, distribute, disseminate, publish, transmit, copy, broadcast, upload, download or in an y other way reproduce this publication or any of the information it contains. This document is intended 
for informational purposes only, and none of the content is intended to advise or otherwise recommend a specific strategy. It is not to be relied upon in any way to predict market movement, investment in securities, 
transactions, investment strategies or any other matter.

RESEARCH Q3 2022

N EWMA RK Q3 2022 I - 81/78 C O RRI DO R – PENNS YL V ANI A I NDU S TRI AL  MARKET REPO RT 5

Philadelphia

2005 Market Street

Suite 900

Philadelphia, PA 19103

t  215-561-8300

Jared Jacobs

Research Manager

t  610-755-6990

Jared.Jacobs@nmrk.com

Trae Hoffner

Research Analyst

t  215-246-2717

Trae.Hoffner@nmrk.com

nmrk.com

ALABAMA

Birmingham

ARIZONA

Phoenix

ARKANSAS

Fayetteville

Little Rock

CALIFORNIA

El Segundo

Irvine

Los Angeles

Newport Beach

Pasadena

Sacramento

San Francisco

San Jose

San Mateo

Santa Rosa

COLORADO

Denver

CONNECTICUT

Stamford

DELAWARE

Wilmington

DISTRICT OF COLUMBIA

FLORIDA

Boca Raton

Jupiter

Miami

Palm Beach

Tampa

GEORGIA

Atlanta

For more information: ILLINOIS

Chicago

INDIANA

Indianapolis

KENTUCKY

Louisville

LOUISIANA

New Orleans

MARYLAND

Baltimore

Salisbury

MASSACHUSETTS

Boston

MICHIGAN

Detroit

MINNESOTA

Minneapolis

MISSOURI

St. Louis

NEVADA

Las Vegas

Reno

NEW JERSEY

Rutherford 

East Brunswick

Morristown

NEW YORK

Buffalo/Amherst

New York

NORTH CAROLINA

Charlotte

Raleigh

OHIO

Cincinnati

Cleveland

Columbus

OKLAHOMA

Oklahoma City

OREGON

Portland/Lake

Oswego

PENNSYLVANIA

Allentown

Philadelphia

Pittsburgh

TEXAS

Austin

Dallas

Houston

UTAH

Salt Lake City

VIRGINIA

Tysons Corner

WASHINGTON

Seattle

WISCONSIN

Milwaukee

mailto:Jared.Jacobs@nmrk.com
mailto:trae.Hoffner@nmrk.com

