
Q3 REPORT
by R.W. Holmes Realty
Greater Boston Market Report

20
21

321 Commonwealth Rd, Wayland, MA 01778
Phone: 508-655-5626
Web : www.rwholmes.com



Q3 2021

GREATER BOSTON SUBMARKETS
SUBMARKET DATA
Q3 2021



Sale
91 Hartwell Ave, Lexington 

$38,660,892 ($317/SF)
North River Company

Sale
101 Walnut St, Watertown

$54,800,000 ($565/SF)
TPG Capital

$38.25/SF 
AVERAGE RATE (GROSS)

CLASS A & B SPACE

12%
VACANCY RATE

28,540,000
TOTAL SQUARE FEET

128 CENTRAL (office) 

Q3 2021

795,600
SQUARE FEET UNDER 

CONSTRUCTION

Lease
1075 Main St, Waltham

35,000 SF
Beasley Media Group

MARKET RECAP
• Regardless of the delta variant, this is one of the first quarters since the pandemic where multiple 10,000 -40,000 SF 

office users completed large, long-term transactions. These users, and those still actively out in the market, fell into 
multiple industries including financial services, communications, professional services, and life science.

• The growing number of lab conversions is forcing the hand of many office users to relocate as owners focus on lab 
tenants – Hilco is a most recent example of success this quarter as they inked a 100,000 SF lease for cGMP space for 
Generation Bio (averaging $83 NNN over the 12-year term) at 41 Seyon St. In areas like Lexington, lab conversions have 
created a bidding war over the limited large blocks of available space. This was seen at Lincoln North in Q3 where three 
office tenants over 15,000 SF were competing for one remaining space. 

• Sale activity has made a major shift towards off market transactions. Many sales completed along Central 128 never 
come to market. Instead, buyers are identifying properties and providing unsolicited offers to get the attention of 
building owners. For buyers taking this approach, there is no longer an attempt to get a “deal” in the market – they’re 
putting their best offer forward in hopes of convincing a seller to bite. 

WHAT WE WILL BE WATCHING
• Since tenants have several options in the Central 128 office market, owners need to find unique ways to differentiate 

their buildings. Some successes have come for owners who provide below-market rental rates, unique move-in ready 
layouts, or short-term leases. However, while these differentiators have led to a higher likelihood of leasing, they require 
additional capital or lower returns - which some owners are finding difficult to swallow during this slow office market.

• Though we have seen a decrease in sublease space available on the market, Clarks just listed their entire building on the 
market for sublease – 112,000 SF. We will continue to watch whether other companies will shed space after employees 
“return to the office” and leadership can review how much space is truly utilized in the new hybrid work world. 

SUBMARKET NEWS 

RECAP OF MARKET HEALTH

NOTEWORTHY TRANSACTIONS

Q3 Transaction Breakdown Q3 Transactions by Size



NOTEWORTHY TRANSACTIONS

Sale
400 Minuteman Rd, Andover

$55,000,000 ($361/SF)
Mapletree Management

Sale
3 Van de Graaff Dr, Burlington

 $76,000,000 ($260/SF)
Jumbo Capital

128 NORTH/ RT. 3 NORTH (office)

Q3 2021

SUBMARKET NEWS 

$25.50/SF 
AVERAGE RATE (GROSS)

CLASS A & B SPACE

15.5%
VACANCY RATE

47,745,000
TOTAL SQUARE FEET

266,000
SQUARE FEET UNDER 

CONSTRUCTION

RECAP OF MARKET HEALTH

Sale
1 Van de Graaff Dr, Burlington

$33,200,000 ($204/SF)
Fox Rock Capital

MARKET RECAP
• Q3 2021 was the first quarter of a net gain in absorption since Q3 of 2020 and was the second quarter to 

achieve net gains since Q4 2019. 
• The sale activity paired with slow leasing points to sustained valuations based on the trend of life science 

conversion as seen with Jumbo’s acquisition of 3 VDG in Burlington and Atlantic Management entering into a 
JV with Alexandria at 3000 Minuteman in Andover.

• Medical office continues to be an attractive subclass as well. The trades of 133 Littleton in Westford ($472/SF), 
41-55 North in Bedford ($145/SF), and 20 Research in Chelmsford ($246/SF) are examples of that trend.

WHAT WE WILL BE WATCHING
• The life science conversion trend has continued as expected. With a major return to the office still TBD, will we 

see a greater increase in this trend than anticipated?

Q3 Transaction Breakdown Q3 Transactions by Size

Q3 2021



NATICK/FRAMINGHAM (office)

Q3 2021

SUBMARKET NEWS 

$25.75/SF
AVERAGE RATE (GROSS)

CLASS A & B SPACE

11%
VACANCY RATE

8,450,000
TOTAL SQUARE FEET

0
SQUARE FEET UNDER 

CONSTRUCTION

NOTEWORTHY TRANSACTIONS

Sale
1 H.F. Browns Way, Natick
$4,500,000 ( $142.49/SF)

Stonegate Group LLC

Under Agreement
9/90 Corporate Center, Framingham

463,545 SF

Lease
1671 Worcester Rd, Framingham

7,500 SF
Variantyx

RECAP OF MARKET HEALTH

MARKET RECAP
• The three-building campus known as the 9/90 Corporate Center in Framingham, which has been under agreement 

with an out of state investor for much of this year, is finally slated to close imminently. Comprised of 100, 175, 200 
Crossing Blvd and 200 Staples Dr, the entire portfolio totals just over 460,000 SF. 200 Staples Drive is scheduled for a lab 
conversion.

WHAT WE WILL BE WATCHING
• The vacancy rate in Natick/Framingham remains steady at a respectable 11%. Roughly 36,807 SF of new direct space 

became available in the third quarter while 25,547 SF was absorbed through new leases. Annual net absorption is still 
running at a loss of approximately 110,000 SF/year to date. Ironically, the largest space leased in Q3 was 7,500 SF while 
the largest space listed was about the same size. The main take away here seems to follow the “no loss no gain” model: 
namely that while we are not seeing larger lease deals (above 10,000 SF) consummated in the market we also are not 
seeing these larger blocks given back either. 

• The average time on the market for office space to sit vacant in Natick and Framingham is now averaging over a year 
with spaces above 10,000 SF sitting even longer. This trend certainly remains a major area of concern. In particular we 
are watching the 125,000 SF vacated by IDG at 3 and 5 Speen Street in Framingham.

Q3 Transaction Breakdown Q3 Transactions by Size



$19.25/SF
AVERAGE RATE (GROSS)

CLASS A & B SPACE

21.5%
VACANCY RATE

12,050,000
TOTAL SQUARE FEET

0
SQUARE FEET UNDER 

CONSTRUCTION

Sale
249 Cedar Hill St, Marlborough 

$2,000,000 ($78.46/SF)
IPG Photonics, Corp

Sale Pending
118 Turnpike Rd, Southborough

$5,000,000 ($64/SF)
Ferris Development

Lease
2 Cabot Rd, Hudson

26,000 SF
Senko Advanced Component

495 WEST (office) 
SUBMARKET NEWS 

NOTEWORTHY TRANSACTIONS

RECAP OF MARKET HEALTH

MARKET RECAP
• Biotech keeps garnering the biggest buzz with the 68,000 SF lease at 92 Crowley Dr in Marlborough, an existing 

building being fitted up for Resilience Biotechnologies. Additionally, KS Partners is permitting 20,000 SF for biotech at 
700 Nickerson Rd in Marlborough.

• R&D/flex space with direct loading access continues to be very tight. Multi-story R&D buildings with shared loading 
access, that have been historically tougher to lease, are filling up. 

• Pressure on office building owners led to more sales and auctions over the past several quarters. 118 Turnpike Rd in 
Southborough, just purchased by Ferris Development, is a perfect example. With the new cost basis, ownership will 
have the flexibility to get creative with their deal structure.

WHAT WE WILL BE WATCHING
• There is a disconnect with many tenants expecting significant discounts in the office market. While deal flow is still 

down, landlords have been keeping rates steady overall. With underwriting and the cost of office fit ups, asking rents 
stayed the same. Landlords who “bought right” and have spaces available that require minimum TI will be the winners 
here and we expect tenants that can’t find sublease space to gravitate toward them. 

• Office spaces in the 2,000 – 5,000 SF range will continue to see the most activity. It remains to be seen if building 
owners will entertain demising some of the larger spaces on the market. We continue to see larger tenants decreasing 
their footprints, as is the case with Donor View a Westborough based company, that will be taking 50% of their current 
size in a 293 Boston Post Rd West, Marlborough relocation.

Q3 Transaction Breakdown Q3 Transactions by Size

Q3 2021 Q3 2021



NOTEWORTHY TRANSACTIONS

128 NORTH/ RT. 3 NORTH (industrial)

Q3 2021

SUBMARKET NEWS 

$12.70/SF 
AVERAGE RATE NNN
CLASS A & B SPACE

6%
VACANCY RATE

94,855,400
TOTAL SQUARE FEET

1,100,000
SQUARE FEET UNDER 

CONSTRUCTION

RECAP OF MARKET HEALTH

MARKET RECAP
• Average price per square foot in market sales continues to climb steadily, largely due to lab/cGMP space comprising more 

and more of the absorption. This trend paired with record sales per SF has driven the average asking rate for vacant space 
to between $15-16/NNN.

• Improvement driven rents paired with continued investor demand are forcing valuations higher. Griffith’s buy at 129 
Concord Rd in Billerica is a prime example of this, with lab/cGMP rents to justify the basis $247/SF.

• Several large blocks of space (60,000+ SF) have recently become available, a sign that rising valuations inside of Route 128 
are creating movement.

WHAT WE WILL BE WATCHING
• For tenants on the fence for renewal, a short term stop gap may be the worst possible outcome. From 2019 to today, 

a 20% increase in average lease rental rates has occurred. This trend should have users looking to achieve one of two 
solutions: either a long-term relocation towards I-495 to lock in an acceptable rate or work out a long-term renewal at 
higher rates to remain in place.

• Ground up construction is in high demand right now from users and speculative investors. With a premium demand for 
new industrial product, we expect raw industrially zoned land to attract new construction development. It appears for 
now that industrial valuations have become so high that proforma returns are rivaling development of other asset types, 
including 40B redevelopment.

Q3 Transaction Breakdown Q3 Transactions by Size

Lease
200 Danton Dr, Methuen

70,000 SF
DXC Technology

Sale
25 Computer Dr, Haverhill

$43,000,000 ($272/SF)
Northbridge

Sale
129 Concord Rd, Billerica

$85,000,000 ($247/SF)
Griffith Properties



128 SOUTH (industrial)

Q3 2021

SUBMARKET NEWS 

$13.75/SF
AVERAGE RATE NNN
CLASS A & B SPACE

5.5%
VACANCY RATE

17,300,000
TOTAL SQUARE FEET

0
SQUARE FEET UNDER 

CONSTRUCTION

NOTEWORTHY TRANSACTIONS

Sale
275 Dan Rd, Canton

$6,000,000 ($60.08/SF)
Organogenesis

Sale
5 Campanelli Circle, Canton

$7,500,000 ($135/SF)
Calare Properties

Lease
20 Dan Rd, Canton

32,594 SF
Copley Controls

RECAP OF MARKET HEALTH

MARKET RECAP
• Long time tenants of Rt 128 South looking for more industrial space or with upcoming lease expirations find themselves 

searching further down I-95 and Route 24 as rental rates continue to spike. Furthermore, investors who purchased 
property over the last few years at record levels are aggressively raising rental rates due to demand in the market. 

• More owner occupants are actively considering sale leaseback opportunities due to the growing number of investors 
interested in the 128 South market and the increasing values. Longtime owner occupants stand to make a sizable 
return and can negotiate low leaseback rates. 

• Lab opportunities are taking place further south in the 128 market with investors such as Seyon marketing 26 
Dartmouth St in Westwood as biotech after acquiring the property in October 2020. 

WHAT WE WILL BE WATCHING
• Tenants with 5+ year leases expiring have been shocked by the increase of rental rates in 128 South, particularly caused 

by the increase in large local or institutional owner acquisitions. We continue to analyze how many of the tenants 
determine it is best to renew at the current market prices vs relocate further south for some rent savings. 

• Lab opportunities – both new developments and conversions - are becoming more prominent in the 128 South 
market as demand continues to soar and limited supply in the inner suburbs and 128 West markets. For example, 
Hilco’s 150,000 SF development in Braintree that is now marketed as lab-ready rather than solely industrial use. Can 
the 128 South market become an established cluster for a life science ecosystem, or will it remain only a life science 
opportunity for large, established companies like Moderna and Organogenesis? 

Q3 Transaction Breakdown Q3 Transactions by Size



$10.85/SF NNN
AVERAGE RATE

3.6% 
VACANCY RATE

48,000,000
TOTAL SQUARE FEET

495 SOUTH (industrial) 

Q3 2021

629,000
SQUARE FEET UNDER 

CONSTRUCTION

Lease
160 Mechanic St, Bellingham

345,000 SF
Trimark

Lease
206 Grove St, Franklin

150,000 SF
UPS

Sale
800 Boston Tpke, Shrewsburry

$14,050,000 ($174.05/SF)
FoxRock Properties

SUBMARKET NEWS SUBMARKET NEWS 

NOTEWORTHY TRANSACTIONS

RECAP OF MARKET HEALTH

MARKET RECAP
• The euphoria of surviving COVID has transcended into the industrial market this summer with widespread leasing 

and sales transactions throughout the 495 South corridor. Agreements continued to be signed through typically 
slower months at record pace with sustained absorption levels matching Q1 and Q2 of 2021. As a result, the vacancy 
rate for flex industrial space has declined yet further to 3.6% while both lease rates and sale prices have continued to 
increase well above 2020 averages.

WHAT WE WILL BE WATCHING
• The greatest challenges for industrial users for the balance of 2021 and early 2022 will be the lack of available 

product with the majority of new deliveries already committed from the current demand. Close attention is already 
being given to permit approvals for Q2 through Q4 2022 as new construction becomes the only option for the future.

• The biggest concern for 2022 will be the undetermined cost of new construction and raw material delivery dates. As 
the demand pipeline continues to grow pricing is expected to exceed 2021 levels.

Q3 Transaction Breakdown Q3 Transactions by Size



$9.80/SF NNN
AVERAGE RATE

4% 
VACANCY RATE

40,770,000
TOTAL SQUARE FEET

RT 24 (industrial) 
Q3 2021

940,000
SQUARE FEET UNDER 

CONSTRUCTION

Lease
1010 W. Chestnut St, Brockton

24,620 SF
Boston Showcase Company

Sale
575 West St, Mansfield
$20,575,000 ($126/SF)

Azad Legacy Partners LLC

Lease
275 Bodwell St, Avon

210,000 SF
U.S. Postal Service

SUBMARKET NEWS SUBMARKET NEWS 

NOTEWORTHY TRANSACTIONS

RECAP OF MARKET HEALTH

MARKET RECAP
• Vacancy rates for industrial properties remains historically low even though rates continue to rise quarterly. 

Landlords are realizing the old axiom of supply and demand are very much in their favor.
• Well located smaller industrial lease spaces generate multiple offers within the first weeks of marketing. With an 

abundance of offers, we are noticing what is available in the morning could be gone by the afternoon.
• Although office buildings are being razed to repurpose the land for industrial space; this has yet to occur in the 

Greater Route 24 market.
WHAT WE WILL BE WATCHING
• While there are several large new spec warehouse buildings ranging from 100,000 - 400,000 SF catering to the 

larger tenants, there remains a void for spaces 5,000 - 25,000 SF in either existing buildings or new spec buildings. 
One of the very few being built is the 66,000 SF structure at 50 Ryan Dr., Ryan Industrial Park in Raynham which 
offers units as small as 6,500 SF.

Q3 Transaction Breakdown Q3 Transactions by Size



his year marks a milestone year for R.W. 
Holmes Realty as we celebrate our 45th 

year as one of the largest independent  
commercial brokerage firms in Massachusetts. 
While this is a great accomplishment in itself, we 
were also honored to be awared as Boston Real 
Estate Times’ Commercial Brokerage Firm of the 
Year.  We are filled with so much gratitude that our 
combined 260 years of collective industry experi-
ence is being recognized in such a monumental way. 

The following is an article written by Boston Real 
Estate Times announcing R.W. Holmes as “Com-
mercial Brokerage Firm of the Year”       
  
Boston Real Estate Times, New England’s largest 
commercial real estate digital, print and video 
media, today announced the winners of its 2021 
Excellence Awards in Commercial Real Estate.

All the winners will be honored during an 
online award ceremony from 9:30 am to 11:00 
am on Oct. 29, 2021 and will be profiled in a 
special print edition of the Boston Real Estate 
Times. Due to COVID, Boston Real Estate Times 
will not host the in-person event this year.

T

R.W. HOLMES NAMED COMMERCIAL 
BROKERAGE FIRM OF THE YEAR

Founded in 1976 by Robert Holmes and today 
led by its CEO and President Garry Holmes, R.W. 
Holmes is one of the very few locally rooted 
commercial brokerage firms in Massachusetts. 
The company is celebrating its 45 anniversary 
this year.

R.W. Holmes has continued to be recognized as 
a leading real estate advisory firm, consistently 
ranking in the top 10 for sales and leasing, and 
a thought leader for the commercial real estate 
industry. The pride in being a family business 
focuses solely on the firm’s ability to uphold 
the character and vision set by Robert Holmes 
45 years ago – performing business at the high-
est integrity, with an entrepreneurial spirit, and 
with extensive market knowledge to ensure 
our clients are getting the best service possible.



Garry Holmes
President

Dean Blackey
Managing Director

John Eysenbach
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President

Craig Johnston
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President

Robert Strelke
Vice President
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Elizabeth Holmes
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Samantha Ludwig 
Marketing 
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Paul McKeon
Director of 

Finance

Arthur Amadei
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President

CORPORATE LEADERSHIP TEAM 

Thank you to  a l l  of  our  c l ients  for  your  cont inued 
trust  in  R .W.  Holmes over  the past  45 years .  We 

wish you and your  fami l ies  cont inued health  and 
happiness  dur ing these d i f f icu l t  t imes.  

David Gilkie
Senior Vice  
President

Michael Fahy
Associate


