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In 2018, Laredo’s industrial
market looked much as it had

for years. The
city’s inventory
of warehouse
and logistics
space ranged
from 36 to 40
million square
feet, depending
on the measure-
ment method,
and most of that
space was built
for an earlier

generation of cross-border
operations. The typical facility
served local customs brokers
and regional distributors in
buildings well under 200,000
square feet. National-scale
logistics investors largely over-
looked the market. The gap
between Laredo’s trade vol-
umes and its built environment
was one of the more conspic-
uous mismatches in North
American logistics.

Today, the market is project-
ed to reach 61 million square
feet by the end of 2026, spread
across 59 active industrial
parks, with an 11.3-million-
square-foot construction pipe-
line representing a 247% in-
crease from mid-2024. Trade
through the Port of Laredo
reached $339 billion in 2024
and is projected to exceed $350
billion in 2025. And the wave
of industrial construction that
began in 2020 has added sig-
nificant new assessed value to
the city’s tax rolls, with reve-
nue implications that remain to
be fully quantified.

What happened between
2018 and now is not a story
about nearshoring, though
nearshoring accelerated it. It is
a story about what happens

when market conditions, trade
momentum, and private capital
align simultaneously in the
same place.

The catalyst: When condi-
tions aligned

For most of its modern his-
tory, Laredo’s industrial mar-
ket has developed at a pace
that has matched demand.
Local developers built for local
users: customs brokers, re-
gional distributors, transporta-
tion companies, in facilities
sized for the operations of the
day. Large landholders main-
tained significant reserves. The
market worked, and it worked
well, but it worked at a scale
calibrated to a different era of
cross-border trade.

Three things shifted almost
simultaneously. First, Mexico
overtook China as the top ex-
porter to the United States, and
Laredo’s truck crossings began
climbing toward 20,000 per
day. Second, nearshoring dis-
cussions shifted from confer-
ence panels to corporate board-
rooms, and site selectors began
examining border markets
with renewed urgency. Third,
developers responded. Be-
tween 2018 and 2020, new in-
dustrial land came online
across North Laredo and the
Colombia corridor at a pace
and scale the city had never
seen, with full urbanization
including paved roads, utilities,
and drainage designed to meet
institutional standards. Single-
phase plats exceeded 600
acres.

The result was immediate.
Many lots projected to sell over
three years moved in eight
months. National capital that
had not previously considered
Laredo began deploying. The
absorption velocity surprised
the market.

The numbers behind the
transformation

Consider the scale of what
has been built. The Mile Mar-
ker 13 corridor alone, the in-
dustrial submarket stretching
along FM 1472 in North Laredo,
now accounts for nearly 22
million square feet across four
major industrial parks, rough-
ly 36 percent of Laredo’s total
market. When you add the
Colombia crossing submarket,
the footprint grows further. By
industry estimates, total in-
vestment across Laredo’s new
industrial corridors, including
land, infrastructure, and verti-
cal construction, comfortably
exceeds $1 billion, with signif-
icant capacity remaining in
available lots.

The Mile Marker 13 corridor
is the most concentrated ex-
ample, but the transformation
extends across the city. Of
Laredo’s projected 61 million
square feet, nearly two-thirds
sit outside the North Laredo
submarket, distributed across
dozens of industrial parks
serving the World Trade
Bridge, the Colombia-Solidari-
ty Bridge, and the I-35 corridor.

Marketwide, the signal from
national capital is clear. Indus-
trial investment firms manag-
ing billions in assets have bro-
ken ground on Class A facil-
ities in North Laredo. One
national developer alone com-
mitted $100 million to a three-
building, 933,000-square-foot
complex near the World Trade
Bridge. Institutional joint ven-
tures backed by global real
estate platforms have launched
multi-phase logistics parks.
Private family office capital has
acquired fully leased portfo-
lios, citing nearshoring as a
structural long-term play.

These investments signal

that the market has graduated.
Laredo is no longer a regional
play. It is now attracting the
same institutional capital that
flows into the nation’s largest
logistics markets, and this
validation has implications for
all stakeholders in the corridor.

The honest market picture
Any serious analysis of La-

redo’s industrial market must
address the supply question.
After years of record construc-
tion, vacancy has risen to
roughly 11.5% as new large-
format product enters the mar-
ket, a natural normalization
from the sub-2% rates that
characterized the 2021—2023
boom. Millions of square feet
of additional space remain
under construction or in the
permitting pipeline.

Much of the new inventory
consists of buildings exceeding
300,000 or 400,000 square
feet, designed for national and
international tenants with
large-scale logistics operations.
The average local user operates
at a fraction of that scale. Fill-
ing these buildings depends on
attracting the same kind of
institutional tenants whose
investment decisions validated
the market in the first place.

Every growth market nor-
malizes. Laredo is experiencing
the same adjustment cycle as
peer logistics markets across
the Sun Belt, and its funda-
mentals during this phase are
stronger than at any point in
its history. The conditions that
drove the initial investment
remain intact: the port now
averages approximately 20,000
commercial truck crossings
daily, trade volumes continue
to grow, and Laredo sits at the
convergence point for freight
moving from Mexico’s major
industrial centers, from Mon-

terrey and Saltillo to the Bajio,
Mexico City, and as far south
as the Pacific port of Lázaro
Cárdenas. That geographic
reality is why 40 percent of all
U.S.-Mexico trade flows
through this single corridor.

Real estate markets are cycli-
cal. Laredo has absorbed rapid
growth before. The current
adjustment period, while real,
is happening in a market
whose trade volumes and stra-
tegic positioning have never
been stronger.

What growth built
Beyond the supply cycle,

something more consequential
is taking shape: Laredo’s in-
dustrial property tax base is
undergoing a structural expan-
sion, and the revenue implica-
tions are only beginning to
come into focus.

Between 2013 and 2022, the
City of Laredo’s property tax
levy increased by 47%, from
$67.6 million to $99.4 million,
driven largely by residential
growth. By 2025, the levy had
reached over $137 million. That
acceleration coincides directly
with the industrial construc-
tion wave that began in 2020,
which has added significant
new assessed value, developed
land, institutional-grade build-
ings, and infrastructure im-
provements, now flowing into
tax receipts. The fiscal impact
is substantial.

The city’s infrastructure
needs are well documented,
from roads to water systems to
public safety facilities. The
strategic opportunity is to
build on existing planning
efforts by more explicitly link-
ing future infrastructure in-
vestment to the industrial
growth reshaping the tax base,
ensuring that new revenue

OPINION

Building on trade: Laredo’s
billion-dollar industrial moment

Daniel

Covarrubias

GUEST
COLUMNIST

Trade continues on D9



LAREDO MORNING TIMES | LMTONLINE.COM TUESDAY, FEBRUARY 24, 2026 D9

Hi, Toni:
I’m turning 65 in May and

having an issue trying to
enroll in Medi-
care since my
Social Security
account is
locked. Two
years ago, some-
one falsely filed
a tax refund
with my Social
Security num-
ber. Now any-

thing that involves me or my
spouse’s Social Security num-
ber, credit report or IRS in-
formation is locked and can-
not be accessed.

How I can enroll in Medi-
care when I cannot open up a
“My Social Security” ac-
count? This is what the Medi-
care.gov website advises me
to do since I am turning 65
and not on employer’s bene-
fits. I am a self-employed real
estate agent with an individu-
al plan.

Thanks, Toni, looking for-

ward to your advice.
—Terri from Las Vegas
Great question, Terri:
Americans who are turn-

ing 65 and not receiving a
Social Security check should
apply for Medicare by vis-
iting www.ssa.gov/medicare/
sign-up during the window
beginning three months prior
to turning 65 for Medicare
Parts A and B to begin the
first day of the month of
turning 65. (This information
is available on page 17 of the
2026 Medicare & You hand-
book.)

A fraud situation with your
Social Security number like
you are experiencing, Terri,
can prevent anyone from
opening a “My Social Securi-
ty” account.” For those who
are locked out of their Social
Security account due to
fraud, the quickest way to
enroll is to visit in person at
the closest local Social Secu-
rity office. (You can find your
specific Social Security office

by searching online with
your zip code.) This office can
unlock your Social Security
numbers, allowing both you
and your spouse to open a
“My Social Security” account,

and can enroll you in Medi-
care online to begin the first
day of the month you turn 65.

Terri, I would advise you
and your spouse to not leave
that local Social Security

office until your “My Social
Security” accounts have been
set up and your Medicare
enrollment is finalized
through Social Security.

Those turning 65 who need
to enroll in Medicare and do
not have a locked Social Secu-
rity account may go online to
www.ssa.gov/medicare/sign-
up to enroll after setting up a
“My Social Security” account.
Be sure to have your user-
name and password handy to
begin Medicare enrollment.

Remember, with Medicare,
what you don’t know WILL
hurt you!

Toni King is an author and
columnist on Medicare, Social
Security and long-term care
issues. She has spent nearly 30
years as a top sales leader in the
field. If you have a Medicare
question, email info@toni-
says.com or call 832-519-8664.
Sign up for the Toni Says news-
letter at www.tonisays.com to
keep up to date on Medicare
changes.
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reinforces the compet-
itive position that gener-
ated it in the first place.

Other border commu-
nities offer instructive
examples. Santa Teresa,
New Mexico, is executing
a coordinated public-
private strategy that
pairs state investment in
highway and port-of-
entry infrastructure with
large-scale private logis-
tics and residential devel-
opment, including a $2
billion mixed-use project
adjacent to the port of
entry. Santa Teresa’s

industrial footprint is a
fraction of Laredo’s, but
its coordinated approach
illustrates how aligning
public infrastructure
with private investment
can accelerate devel-
opment in emerging
logistics markets.

Laredo has the scale,
the trade volumes, and
the private capital. The
opportunity is to match
those assets with a coor-
dinated public strategy
that turns a construction
boom into a durable com-
petitive advantage.

What comes next

Laredo’s industrial
transformation was driv-
en by private capital.

Local developers, region-
al landholders, and na-
tional institutional in-
vestors all played a role
in building what exists
today. That foundation is
now in place: a market
approaching 61 million
square feet of logistics
space, billions in invest-
ment, and a construction
pipeline that signals
sustained confidence in
the corridor. The ques-
tion is what gets built on
top of it.

In an earlier analysis,
we introduced the con-
cept of the First-Touch
Advantage, the economic
and logistical case for
co-locating distribution

operations at the point
where goods first enter
U.S. commerce, rather
than hauling them 250
miles north to sort and
redistribute. The infra-
structure that private
capital has built over the
past five years makes that
vision operationally pos-
sible in a way it wasn’t
before. Laredo now has
the building stock, the lot
sizes, and the institution-
al tenant base to support
a transition from gateway
to gateway-plus-dis-
tribution hub.

That transition will not
occur by default. It re-
quires coordinated in-
vestment in workforce

development, multimodal
connectivity, and the
permitting and regulato-
ry environment that
institutional tenants
evaluate before commit-
ting.

The city that processed
more than $350 billion in
trade last year handles
nearly 40 percent of all
U.S.-Mexico trade. By
container-equivalent
throughput, it rivals the
largest maritime gate-
ways in the world. It sits
at the northern end of
Mexico’s industrial spine
and anchors the most
important commercial
land corridor in North
American trade. Laredo

has both the assets and
the opportunity to define
this next chapter deliber-
ately.

The private sector built
the foundation. The op-
portunity now belongs to
the entire community.

Dr. Daniel Covarrubias
is the Director of the Texas
Center for Border Econom-
ic and Enterprise Devel-
opment at the A.R. San-
chez, Jr. School of Business,
Texas A&M International
University. His research
focuses on cross-border
trade, logistics innovation,
and North American eco-
nomic integration. He can
be reached at dcova@ta-
miu.
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