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MEXICO
EXECUTIVE SUMMARY

The views expressed in this presentation are of PGIM as of November 2025 and may not be reflective of their current opinions and are subject to change without notice. Neither the information contained herein nor any opinion expressed shall be construed to constitute investment advice or 
as an offer to sell or a solicitation to buy any securities mentioned herein. Any projections or forecasts presented herein are subject to change.

Structural demand drivers 
of  industrial leasing 
remain intact, despite 
trade policy uncertainty.

Export-driven demand 
should boost leasing in 
manufacturing centers near 
the U.S. border. 
Meanwhile, e-commerce 
tailwinds are stoking 
logistics leasing in large 
population centers.

Capital markets continue 
to mature, providing an 
institutional buyer base 
for core properties. 
However, those buyers 
are proceeding cautiously 
now.
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MARKET OUTLOOK
The structural demand drivers for Mexico industrial 

remain intact. We expect both improving occupancies 

and investor demand next year.
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Structural Demand Drivers Remain Intact
MEXICO MARKET OUTLOOK

Sources: U.S. Census Bureau, PGIM. As of November 2025.

U.S. Imports of Advanced Technology Products (USD$ Billions, Left) vs. Imports to Mexico by Value (% of Total, Right) Mexico continues to migrate up 
on the value-add chain, with 
increasing capacity to produce 
higher-value goods. As a result, 
manufacturing tenants will 
likely pay higher rents.

Semiconductor manufacturing 
is an increasingly important 
industrial demand driver, 
including suppliers needed to 
support production.

The increase in imports from 
Asia, much of which is 
intermediate inputs into final 
exports, reflects the deepening 
of the domestic supply chain to 
support higher-value goods 
production.
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Strengthening Base of Institutional Capital 
MEXICO MARKET OUTLOOK

Sources: Real Capital Analytics, PGIM. As of November 2025.

Mexico Transaction Volume (USD$ Billions, Left) vs. Market Capitalization of FIBRAs (MXN$ Billions) After a record year of 
property sales in Mexico in 
2024, including multiple large 
portfolios, would-be buyers 
are taking a breather.

Value-add and development 
investment is also subdued.

Yet the pool of institutional 
capital continues to grow. 
Free-float FIBRA market 
capitalization is up nearly 
50% since 2022. As leasing 
markets pick up, we expect 
transactions volumes to 
increase as well.
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Positive Leasing Momentum Despite Uncertainty
MEXICO MARKET OUTLOOK

Sources: Capital Economics, MSCI, NCREIF, PGIM. As of November 2025.

Net Absorption (Left, 000 Sq Ft) vs. Vacancy Rate (Right) Post-Liberation Day (April tariff 
announcements in the United 
States) industrial leasing has 
been strong in most major 
markets. This is likely because 
goods from Mexico are mostly 
exempt from tariffs under the 
USMCA.

This leaves vacancies below 
historic averages across most 
of the country, including in the 
largest markets of Mexico City 
and Monterrey.

Power shortages remain a 
constraint on leasing. 
However, the recent lifting of 
solar installation limits should 
increase power capacity for 
manufacturers.
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INVESTMENT 
OPPORTUNITIES

Structural Themes
Investment conviction
driven by basic needs

and long-term structural
trends that support ongoing

demand creation.

Investment Segment
Different segments to 

serve export-based and 
direct-to-consumer 

tenants. 
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2.   LOGISTICS
The rising share of  e-commerce sales is fueling 
tenant demand logistics properties, particularly in 
the large population centers of  Mexico City, 
Guadalajara and Monterrey.

1.  MANUFACTURING
Export-driven demand created by nearshoring, 
deepening North American supply chains and the 
availability of  low-cost skilled labor.

Structural Investment Themes for 2026

Source: PGIM. As of November 2025.
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Manufacturing: Expanding the Supply Chain
MEXICO STRUCTURAL INVESTMENT THEMES

Goods imported into the U.S. 
from Mexico now have higher 
duties than at the beginning 
of the year. However, the 
impact of 25% tariffs is offset 
by the large share of non-
dutiable goods under the 
USMCA, leaving Mexico 
exporters better off than 
those in Asia and Europe.

Exporters are also re-
classifying many goods to be 
exempt under the USMCA, 
further reducing tariff impacts.

MANUFACTURING

Tariffs for Mexico Imports to the United States

Sources: Moody’s Analytics, NIC MAP, U.S. Census Bureau, Green Street, PGIM. As of November 2025.
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Logistics: Increasing Importance of E-Commerce
MEXICO STRUCTURAL INVESTMENT THEMES

Online purchasing growth has 
accelerated rapidly this decade, 
with the share of internet users 
buying online rising from 60% 
in 2018 to an estimated 85%.

The e-commerce share of retail 
sales has risen even faster, 
with a 16% share now 
comparable to many countries 
in Asia and Europe.

The buildout of logistics 
infrastructure to service online 
purchases continues, with the 
highest expected demand 
growth in the large population 
centers of Mexico City, 
Guadalajara and Monterrey.

LOGISTICS

Share of Households Buying Online vs. E-Commerce Share of Retail Sales

Forecasts are not guaranteed and may not be a reliable indicator of future results.
Sources: AMVO, PGIM. As of November 2025.
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Summary of Mexico Investment Opportunities
Nature of OpportunityReal Estate Approach

MANUFACTURING

LOGISTICS

NATURE OF OPPORTUNITY REAL ESTATE APPROACH

Source: PGIM. As of November 2025.

Export demand from the United States
Deepening domestic supply chains
Availability of labor

• Border markets: assembly and distribution
• Monterrey and Guadalajara: manufacturing

E-commerce growth
Urban infill supply constraints

• Infill logistics
• Big box / fulfillment
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For Professional and Institutional Investors only. All investments involve 
risk, including the possible loss of capital. Past performance and target 
returns are not a guarantee and may not be a reliable indicator of future 
results.
PGIM is the principal asset management business of Prudential Financial, Inc. 
(PFI), and a trading name of PGIM, Inc. and its global subsidiaries 
and affiliates. PGIM, Inc. is an investment adviser registered with the U.S. 
Securities and Exchange Commission (the “SEC”). Registration with the SEC 
does not imply a certain level of skill or training. PFI of the United States is not 
affiliated in any manner with Prudential plc, incorporated in the United 
Kingdom or with Prudential Assurance Company, a subsidiary of M&G plc, 
incorporated in the United Kingdom. Prudential, PGIM, their respective logos 
and the Rock symbol are service marks of PFI and its related entities, 
registered in many jurisdictions worldwide. For more information, please visit 
pgim.com.
GENERAL/CONFLICTS OF INTEREST
These materials represent the views, opinions and recommendations of the 
author(s) regarding the economic conditions, asset classes, securities, issuers 
or financial instruments referenced herein.  Distribution of this information to 
any person other than the person to whom it was originally delivered and to 
such person’s advisers is unauthorized, and any reproduction of these 
materials, in whole or in part, or the divulgence of any of the contents hereof, 
without prior consent of PGIM is prohibited.  Certain information contained 
herein has been obtained from sources that PGIM believes to be reliable as of 
the date presented; however, PGIM cannot guarantee the accuracy of such 
information, assure its completeness, or warrant such information will not be 
changed.  The information contained herein is current as of the date of 
issuance (or such earlier date as referenced herein) and is subject to change 
without notice. PGIM has no obligation to update any or all of such 
information; nor do we make any express or implied warranties or 
representations as to the completeness or accuracy or accept responsibility for 
errors.
These materials are not intended as an offer or solicitation with respect 
to the purchase or sale of any security or other financial instrument or 
any investment management services and should not be used as the 
basis for any investment decision.  Past performance is no guarantee or 

reliable indicator of future results.  No liability whatsoever is accepted for 
any loss (whether direct, indirect, or consequential) that may arise from 
any use of the information contained in or derived from this report.  PGIM 
and its subsidiaries and affiliates may make investment decisions that 
are inconsistent with the recommendations or views expressed herein, 
including for proprietary accounts of PGIM or its subsidiaries and 
affiliates.
The opinions and recommendations herein do not take into account individual 
client circumstances, objectives, or needs and are not intended as 
recommendations of particular securities, financial instruments or strategies to 
particular clients or prospects.  No determination has been made regarding 
the suitability of any securities, financial instruments or strategies for particular 
clients or prospects.  For any securities or financial instruments mentioned 
herein, the recipient(s) of this report must make its own independent 
decisions.
Conflicts of Interest: Key research team staff may be participating voting 
members of certain PGIM fund and/or product investment committees with 
respect to decisions made on underlying investments or transactions. In 
addition, research personnel may receive incentive compensation based upon 
the overall performance of the organization itself and certain investment funds 
or products. At the date of issue, PGIM and/or subsidiaries and affiliates may 
be buying, selling, or holding significant positions in real estate, including 
publicly traded real estate securities. PGIM subsidiaries and affiliates may 
develop and publish research that is independent of, and different than, the 
recommendations contained herein. PGIM personnel other than the author(s), 
such as sales, marketing and trading personnel, may provide oral or written 
market commentary or ideas to PGIM’s clients or prospects or proprietary 
investment ideas that differ from the views expressed herein.  Additional 
information regarding actual and potential conflicts of interest is available in 
Part 2 of PGIM’s Form ADV.
INFORMATIONAL PURPOSES
These materials are for informational or educational purposes. In 
providing these materials, PGIM (i) is not  acting as your fiduciary and is 
not giving advice in a fiduciary capacity and (ii) is not undertaking to 
provide  impartial investment advice as PGIM will receive compensation 
for its investment management services.

These materials do not take into account the investment objectives or financial 
situation of any client or prospective  clients. Clients seeking information 
regarding their particular investment needs should contact their 
financial  professional.
The information contained herein is provided on the basis and subject to the 
explanations, caveats and warnings set  out in this notice and elsewhere 
herein. Any discussion of risk management is intended to describe PGIM’s 
efforts to monitor and manage risk but does not imply low risk.
These materials do not purport to provide any legal, tax or accounting advice. 
These materials are not intended for  distribution to or use by any person in 
any jurisdiction where such distribution would be contrary to local law 
or  regulation.
RISK FACTORS

Investments in commercial real estate and real estate-related entities are 
subject to various risks, including adverse  changes in domestic or 
international economic conditions, local market conditions and the financial 
conditions of  tenants; changes in the number of buyers and sellers of 
properties; increases in the availability of supply of property  relative to 
demand; changes in availability of debt financing; increases in interest rates, 
exchange rate fluctuations,  the incidence of taxation on real estate, energy 
prices and other operating expenses; changes in environmental  laws and 
regulations, planning laws and other governmental rules and fiscal policies; 
changes in the relative  popularity of properties risks due to the dependence 
on cash flow; risks and operating problems arising out of the  presence of 
certain construction materials; and acts of God, uninsurable losses and other 
factors. As compared with other asset classes, real estate is a relatively illiquid  
investment. Therefore, investors' withdrawal requests may not be satisfied for 
significant periods of time. In addition, as recent experience  has 
demonstrated, real estate is subject to long-term cyclical trends that give rise 
to significant volatility in real  estate values. An investor could lose some or all 
of its investment. Real estate investment trusts (REITs) may invest in equity 
securities of issuers that are principally engaged in the real estate industry. 
Therefore, an investment in REITs is subject to certain risks associated with 
the real estate industry and, more generally, the public markets.
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