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Executive Sum
m

ary

Market observations  
and key takeaways
Onshoring movement
Recent supply chain disruptions have led to the onshoring movement in the 
US where many leading semiconductor and advanced manufacturing firms are 
building new, operationally critical facilities to secure a shorter, stronger and 
more stable supply chain.

Favorable incentives
It appears, favorable, federal government–led industrial policy and incentives 
and state-level incentive packages have spurred next-gen semiconductor and 
advanced manufacturing spending in the US.

Manufacturing momentum
Various industry sources note, momentum in advanced manufacturing has 
increased, resulting in a significant increase in manufacturing spending and 
development pipeline.

Blue Owl real estate opportunity
We believe the onshoring movement in the United States presents an 
outstanding opportunity to deploy capital into projects that are mission critical 
to major technology companies, US supply chain and our national defense. 
Significant capital is needed to construct state of the art fabrication facilities to 
meet the increased demand for chips and other semiconductor products that 
are integral to our current and future infrastructure.  Blue Owl Real Estate is well 
positioned to act as a strategic partner to highly rated global semiconductor 
businesses and is one of a very limited number of groups that can execute with 
speed, scale, and provide flexibility of capital.  In addition to the significant 
capital outlay required to construct or expand production of these facilities, 
semiconductor firms invest a massive amount of capital to fit facilities with their 
latest fabrication technology which we strongly feel creates strong alignment 
between asset owners and tenants. We believe the strategic and national 
importance of the onshoring movement embodies ‘mission criticality’, which 
continues to serve as a key tenant to our strategy.
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A powerful onshoring trend has permeated 
North American markets creating opportunities 
that embody Blue Owl Real Estate’s core 
investment thesis of “mission criticality.” Driven 
by supply chain disruptions, a concentrated 
offshore manufacturing base and geopolitical 
tensions have prompted many global firms 
to onshore manufacturing to the US. For 
example, semiconductor firms, for competitive 
and national security reasons, have sought to 
onshore and diversify the locations by which  
they produce products. 

Historically, leading semiconductor and chipmakers 
have built their semiconductor fabrication facilities 
or “fabs” outside of the US with a high concentration 
in Taiwan, China and South Korea. Today, Taiwan 
dominates the global semiconductor manufacturing 
market, serving as the world’s main producer via 
an ‘outsourced foundry’ model where they make 
chips that are designed by their customers. Until the 
mid-1980s, most large chipmakers both designed 
and manufactured their chips in-house. But as 
chips became more advanced, the cost of building 
semiconductor fabs escalated. 

Supply chain disruptions, US in need  
of chip “fabs”

However, even as a dominant player in the 
semiconductor space, the US’s preeminence is 
driven largely by US domiciled firms R&D intensive 
activities such as chip design and development of chip 
manufacturing equipment, not actual manufacturing.1 
Today, a relatively small percentage of older vintage 
capacity remains in the United States with the 
majority of leading-edge, advanced semiconductor 
manufacturing fabs located in Taiwan and  
South Korea.2,3

New technologies and the rise of artificial intelligence 
(AI), cloud computing infrastructure, automotive 
technology, financial services, consumer tech devices 
and common household appliances have driven the 
demand for leading edge chips. Device manufactures 
that utilize leading-edge chips have also realized a 
significant portion of their business is tied to a supply 
constrained area which furthers their interest in a 
diversified manufacturing base. Additionally, in the 
interest of national security, the federal government is 
expected to procure production capacity for national 
defense and military purposes.4

Moving forward, it is expected that the majority of capital 
dedicated to new advanced fabs outside the Asia-Pacific 
region will flow to the US and other favorable markets 
in North America or Europe. As leaders in the advanced 
manufacturing space lay the groundwork for expansion 
across the US we are highly focused on this onshoring 
trend and innovation surge that represents a significant 
amount of our investment activity.5

The US has critically low, minimal chip manufacturing capacity

Figure 1
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To spur investment in critical areas and 
strengthen the supply chain, federal incentives 
and support through the Infrastructure 
Investment and Jobs Act (IIJA), Inflation Reduction 
Act (IRA) and CHIPS and Science Act (CHIPS) 
provide funding for advanced manufacturing. 
According to Newmark Research, since 2020 and 
especially since the enactment of the CHIPS Act, 
over 50 new or expansionary semiconductor 
projects have been announced with 18 currently 
underway and automotive/transportation sectors 
have seen approximately double the number of 
announcements over the same period.6

In competition for advanced manufacturing 
facilities, state and localities have assembled record 
setting, multi-billion-dollar incentive packages 
for firms they are courting for investment. 
With renewed government led industrial policy, 
major industry players that engage in advanced 
manufacturing such as, semiconductors, electric 
vehicles and batteries, pharmaceuticals and energy 
firms have announced major capital investment 
projects scattered across the US. Beyond federal 
incentives, Micron and Intel have secured incentive 
packages worth $5.5 and $2.0 billion from  

Recent incentives have helped fuel  
US growth

New York and Ohio, respectively and represent 
some of the largest state government and corporate 
investments in history.7 It is clear that federal, state 
and local governments, and the private sector are 
aligned in securing a stronger supply chain that is of 
strategic and national importance.

Corporations have responded  
with significant investment
As semiconductor and advanced manufacturing 
momentum continues, real private manufacturing 
construction spending has grown substantially at 
an annualized rate of nearly 65%, as of June 2023. 
Additionally, manufacturing construction pipeline 
has reached a muti-decade peak with 58.8 million 
square feet under construction. Industries with 
the most development and investment activity are 
expected to take shape in semiconductors, electric 
vehicles and battery production, pharmaceuticals, 
and solar industries. Through 2023, multi-
billion-dollar semiconductor projects have been 
announced by Intel, TSMC and Micron, and within 
the automotive and transportation sector, Ford, 
Hyundai, and LG have also committed billions to 
new projects.8

Inflation  
Reduction Act 
(August 2022)

CHIPS and  
Science Act 
( July 2022)

Infrastructure 
Investment  
& Jobs Act 

(November 2021)
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Federal financial incentives/tax 
credits for advanced manufacturing
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as of June 2023
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Source: Newmark Research, White House
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Depending on size and scale, new semiconductor 
fabrication facility buildouts require extensive 
capital, ranging from $1-20 billion and leading-edge 
facilities costing more than $30 billion. Recently, 
publicized semiconductor projects ranged from $12 
billion to $100 billion over the life of the project and 
require millions of square feet per project. Major 
companies such as Intel, Micron, TSMC, Samsung 
and LG have announced multi-billion-dollar projects 
in key US markets with favorable dynamics related to 
land availability, power costs business environment 
and labor. Since 2020, major manufacturing 

Manufacturing spending hits a new high

announcements have occurred in nearly every state 
with the strongest concentration in the Midwest 
through the sunbelt markets. Arizona, Texas, 
Georgia and North Carolina are the early leaders 
in attracting a significant share of fresh capital to 
their states. Arizona and Texas combine for $120 
billion, and Texas, Georgia and North Carolina lead 
in numbers, with more than 20 investments of $100 
million or more pledged since 2020. Additionally, 
Ohio and New York have awarded billions in 
incentives to secure investments from Intel and 
Micron, respectively.9,10 

Recent companies that announced advanced manufacturing projects

Industry Primary functions Manufacturers

Semiconductors Chip fabrication, processing, memory and  
sensors for consumer and industrial uses Intel, Micron, TSMC

Automotive/Transportation Electric vehicles and batteries Ford, SK Innovation, LG Energy 
Solution and Hyundai

Biomanufacturing Active ingredients, therapeutics, genetics and  
bulk drug substance production

Lilly, Fujifilm-Diosynth Biotech 
and Agilent

Energy Solar cells and panels Qcells, Enel and Invenergy

Figure 4

Total real private manufacturing construction spending in the US
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While the prevailing winds have shifted in the 
broader real estate market, we believe there 
is a massive secular opportunity within the 
semiconductor and advanced manufacturing 
sectors that embodies our core investment thesis 
of “mission criticality”. Onshoring trends represent 
an opportunity to strategically partner with 
companies on the leading edge of this movement. 
Today, our onshoring pipeline consists of more 

than $17 billion of advanced manufacturing and 
semiconductor opportunities and represents 
62% and 38%, respectively. Blue Owl has closed 
on $192 million of semiconductor and advanced 
manufacturing investments to date and have an 
additional $1.0 billion under contract.

Since inception, our investment philosophy has 
always been hyper focused on mission criticality, 
capital preservation, strong yields and long-term 
NNN leases with investment grade tenants. We 
believe these key investment criteria may help 

Opportunity for Blue Owl real estate 
investors – filling the capital gap

mitigate many risks present in today’s real estate 
investment environment. The current CRE market 
is challenged by many factors including rising 
expenses, expanding cap rates, limited availability 
of accretive debt financing, muted capital markets 
activity, significantly higher interest rates and real 
questions around rent growth. While we could 
debate which one of these factors has the greatest 
impact on value, the reality is, we are entering a 
period where the true value of real estate is likely 
to be flushed out over the coming years. However, 
when viewing the onshoring opportunity and 
how we approach real estate within the context of 
the broader investment environment, we believe 
investing in market leading companies that 
produce next-generation technology that is critical 
to virtually every facet of our daily lives presents a 
great opportunity to deploy capital in an otherwise 
challenged market. 

What “Mission Critical”  
means...

Focus on operationally essential 
assets or facilities that are 
inherently difficult or inordinately 
expensive to vacate upon 
expiration of the initial lease term.

By acquiring mission critical assets, 
structured with long-term leases  
and annual net rent escalations,  
Blue Owl can substantially lower 
vacancy risk and may provide a  
more predictable, inflation  
protected income stream.

38%

62%

Figure 5

Blue Owl RE semiconductor and 
advanced manufacturing pipeline

Semiconductors
Advanced Manufacturing

Onshoring trends represent an opportunity to strategically 
partner with companies on the leading edge of this movement
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Important information

The material presented is proprietary information regarding Blue Owl Capital Inc. (“Blue Owl”), its affiliates and 
investment program, funds sponsored by Blue Owl, including the Blue Owl Credit, GP Strategic Capital Funds and the 
Real Estate Funds (collectively the “Blue Owl Funds”) as well as investment held by the Blue Owl Funds. 

An investment in the Fund entails a high degree of risk. Prospective investors should consider all of the risk factors 
set forth in the “Certain Risk Factors and Actual and Potential Conflicts of Interest” of the PPM or Prospectus, each of 
which could have an adverse effect on the Fund and on the value of Interests. 

An investment in the Fund is suitable only for sophisticated investors and requires the financial ability and willingness 
to accept the high risks and lack of liquidity associated with an investment in the Fund. Investors in the Fund must be 
prepared to bear such risks for an indefinite period of time. There will be restrictions on transferring interests in the 
Fund, and the investment performance of the Fund may be volatile. Investors must be prepared to hold their interests 
in the Fund until its dissolution and should have the financial ability and willingness to accept the risk characteristics of 
the Fund’s investments. 

There can be no assurances or guarantees that the Fund’s investment objectives will be realized, that the Fund’s 
investment strategy will prove successful or that investors will not lose all or a portion of their investment in the Fund.
 
Furthermore, investors should not construe the performance of any predecessor funds as providing any assurances or 
predictive value regarding future performance of the Fund. 

The views expressed and, except as otherwise indicated, the information provided are as of the report date and are 
subject to change, update, revision, verification, and amendment, materially or otherwise, without notice, as market 
or other conditions change. Since these conditions can change frequently, there can be no assurance that the trends 
described herein will continue or that any forecasts are accurate. In addition, certain of the statements contained in 
this material may be statements of future expectations and other forward-looking statements that are based on the 
current views and assumptions of Blue Owl and involve known and unknown risks and uncertainties (including those 
discussed below) that could cause actual results, performance, or events to differ materially from those expressed 
or implied in such statements. These statements may be forward-looking by reason of context or identified by words 
such as “may, will, should, expects, plans, intends, anticipates, believes, estimates, predicts, potential or continue” 
and other similar expressions. Neither Blue Owl, its affiliates, nor any of Blue Owl’s or its affiliates’ respective advisers, 
members, directors, officers, partners, agents, representatives or employees or any other person (collectively the 
“Blue Owl Entities”) is under any obligation to update or keep current the information contained in this document.

This material contains information from third party sources which Blue Owl has not verified. No representation or 
warranty, express or implied, is given by or on behalf of the Blue Owl Entities as to the accuracy, fairness, correctness 
or completeness of the information or opinions contained in this material and no liability whatsoever (in negligence 
or otherwise) is accepted by the Blue Owl Entities for any loss howsoever arising, directly or indirectly, from any use of 
this material or its contents, or otherwise arising in connection therewith.

All investments are subject to risk, including the loss of the principal amount invested. These risks may include limited 
operating history, uncertain distributions, inconsistent valuation of the portfolio, changing interest rates, leveraging of 
assets, reliance on the investment advisor, potential conflicts of interest, payment of substantial fees to the investment 
advisor and the dealer manager, potential illiquidity, and liquidation at more or less than the original amount invested. 
Diversification will not guarantee profitability or protection against loss. Performance may be volatile, and the NAV 
may fluctuate.

Unless otherwise noted the report date referenced herein is as of March 11, 2024. 

Past performance is not a guarantee of future results.
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Important information (continued)
Performance information:

This material is for informational purposes only and is not an offer or a solicitation to sell or subscribe for 
any fund and does not constitute investment, legal, regulatory, business, tax, financial, accounting, or other 
advice or a recommendation regarding any securities of Blue Owl, of any fund or vehicle managed by Blue Owl, 
or of any other issuer of securities. Only a definitive offering document (i.e.: Prospectus or Private Placement 
Memorandum) can make such an offer. Neither the Securities and Exchange Commission, the Attorney 
General of the State of New York nor any state securities commission has approved or disapproved of these 
securities or determined if the Prospectus or Private Placement Memorandum is truthful or complete. Any 
representation to the contrary is a criminal offense. Securities are offered through Blue Owl Securities LLC, 
member of FINRA/SIPC, as Dealer Manager.

Copyright© Blue Owl Capital Inc. 2024. All rights reserved. This material is proprietary and may not be reproduced, 
transferred, or distributed in any form without prior written permission from Blue Owl. It is delivered on an “as is” 
basis without warranty or liability by accepting the information, you agree to abide by all applicable copyright and 
other laws, as well as any additional copyright notices or restrictions contained in the information.
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