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128 CENTRAL (off ice)
SUBMARKET NEWS

MARKET RECAP
• As insinuated in the last quarterly report, Wellesley is in the midst of a major market change. Beacon officially closed 

on Park9 – a four-building, 375,000 SF office park – for $202 million. Beacon previously acquired 93 Worcester St in 
Wellesley last year from Spear Street. Both Rt 9 properties are potential lab conversions. Two other major office 
landlords are looking to cash out - Wellesley Office Park (William St) has hit the market on behalf of John Hancock, 
and the Haynes Management portfolio is on the market. We anticipate the Wellesley office market will shift 
dramatically. Depending on the new owners, we will see if office product becomes limited like other Central 128 
markets should Wellesley begin allowing lab/life science development. 

• There has been increased activity from quasi-medical users in the Central 128 market – such as mental health 
counseling. These groups have been expanding during the pandemic.

• Lab/Life Science development continues to be the driver of office user activity in the market. Whether it is from 
recent sales where the owners are now significantly increasing rents and forcing rate-conscious tenants out or 
expanding lab users pushing out abutting office tenants. 

NOTEWORTHY NEWS
• Office space that can handle light Flex use and offer some type of loading option will be in exceptionally high 

demand in the future as Industrial/Flex space remains extremely rare in Central 128 – further exasperated by the 
multi-family and lab development activity. In some cases, Class B office space with first-floor space and double doors 
is a more financially feasible option for tenants compared to rents now in the $20-30 NNN range for Industrial/Flex 
properties. 

• Small lab users (5,000-15,000 SF) are having extreme difficulty finding move-in ready lab space. The incubators are 
full, and second-generation lab space is exceptionally rare. This has led to a focus on lab conversion opportunities, 
whether in suitable office buildings or Flex/Industrial properties. 

• The biggest splash came from Hobbs Brook delivering 225 Wyman Street in Waltham (507,000 SF) fully pre-leased to 
Seqirus, ElevateBio, Pegasystems, and TIAA.

WHAT WE WILL BE WATCHING
• While more tenants are out looking at office space, we still see tenants delaying decision-making until 6 months or 

less is left on their existing lease. This is taking the majority of landlords with shell space out of the running. Spec 
suites continue to be vital and relationships with contractors (or an in-house construction team) are winning deals. 

• With the rising interest rates, inquiries from landlords (particularly one-off owners, a family trust, or owner-
occupant) have increased regarding the opportunity to sell. These groups are hoping to still sell at the high 
watermark before interest rates cause prices to significantly decline. However, these deals are getting difficult to 
appropriately price without enough data on the corresponding impact on cap rates. 

S a le
P a r k  9  ( 4  P r opert ies)

$ 2 02, 000, 000 ( $ 538/ SF)
B e acon C a p i t al  P a r tner s

S a le
F i r s t  A ve P o r t fo l io ,  W a l t ham

$ 6 2, 500, 000 ( $ 551/ SF )
K i n g  S t r eet  P r oper t ies

L ease
8 8 0  W i nt er  S t ,  W a l t ham

1 8 , 000 S F
C a r bon T h erapeut ics

29,300,000 
TOTAL SQUARE FEET

10.75%
VACANCY RATE

$38.25/SF
AVERAGE RATE (GROSS)

CLASS A & B SPACE

2,300,000
SQUARE FEET UNDER 
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128 NORTH/RT. 3 NORTH ( o f f i c e )

SUBMARKET NEWS

MARKET RECAP
• The traditional office market remains steady in terms of rent growth in most areas, aside from Burlington. The 

dwindling supply of office space due to lab conversions paired with rising construction costs has forced average 
asking rates for Class A space in Burlington up from the high $30s into the low $40’s PSF. Neighboring markets such 
as Billerica, Woburn, and Wilmington have remained in the high $20’s to low $30’s for Class A space. This could force 
movement of traditional office users into those markets to save costs.

NOTEWORTHY NEWS
• Leasing activity has continued with the trend of larger deals coming from lab users going into repurposed office 

space and forced movement (and downsize in most cases) of office tenants pushed out for lab conversion. This trend 
played out in Q2 with Pulmatrix, Delix, and Proacta taking all of the 58,000 SF former Aspen Technologies space at 
36 Crosby in Bedford and SAP taking 15,000 SF at 1 Van De Graaff in Burlington due to their forced relocation from 
Jumbo Capital’s conversion of 3 VDG to lab next door.

WHAT WE WILL BE WATCHING
• Office to lab conversion and ground up lab projects are currently centered around Bedford and Burlington right now. 

Hudson Bay Company has announced they will covert 120,000 SF of the former Lord and Taylor space in the 
Burlington Mall into lab space, Lincoln Property Co has plans in front of the town for 96,000 SF of ground up lab at 1 
Mall Road, 3 Burlington Woods is undergoing a conversion to 165,000 SF of lab, and 14 Oak Park in Bedford is also 
anticipated to become lab as well. 

• All these projects will account for over 1M SF of speculative life science development delivering in 2023. This will 
continue to have a positive effect on the office market and meet demand for a growing life science sector. Despite 
economic headwinds, current leasing for lab space remains strong in the area for both new facilities and for 
incubator space from startup life science companies.

NOTEWORTHY TRANSACTIONS

L ease
1  V a n  D e  G r aaf f  D r ,  B u r l ington

1 5 , 000 S F
S A P

L ease
3 6  C r osby D r ,  B e dford

2 0 , 000 S F
P u l mat r ix

S a le
1 4  O a k  P a r k  D r ,  B e dfor d
$ 2 7, 000, 000 ( $ 157/ SF )
A E W C a pi t a l / Redgate
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48,300,000
TOTAL SQUARE FEET

14.3%
VACANCY RATE

OFFICE: $26.60/SF AVERAGE RATE 
(GROSS) CLASS A & B SPACE

350,000 
SQUARE FEET UNDER 

CONSTRUCTION



NATICK/FRAMINGHAM(off ice)

MARKET RECAP
• The Natick and Framingham market continued its “nothing lost-nothing gained” trend for Q2. Both 

negative and positive absorption numbers were almost identical at nearly 50,000 SF, respectively. 

NOTEWORTHY NEWS
• On the capital markets side, several large office complexes traded hands. At 100 Staples Dr in 

Framingham, Calare Properties traded out of the 157,000 SF complex less than 1 year to the day from 
buying the former Computer Associates HQ last summer. The new owners, a joint venture between 
Outshine Properties and Jadian Capital plan to add the property into the portfolio with four other 
adjacent buildings they purchased in the Park just last November. At $24 million, the new purchase 
represents a whopping 160% premium over what Calare paid for the still vacant complex last year. It is 
unclear whether Outshine/Jadian has designs to convert the building to life science but it is safe to say 
that the purchase price reflects a bullish outlook on the Framingham market. 

• In Natick, MathWorks has decided to purchase 24 Superior Drive a 107,300 SF class A office building that 
has been owned by Franchi Management for nearly 30 years. The building which traded for $17,599,000 
sits directly across the street from MathWorks’ Lakeside campus, so the building was a logical 
acquisition for their strategic planning and future growth. The purchase will bring Mathworks’ total SF to 
just over 1.3 million SF in Natick alone. 

WHAT WE WILL BE WATCHING
• This example of a large corporate user like MathWorks absorbing a former multitenant office building 

for their own use is certainly not a new trend in this market. However, when compounded by other 
similar transactions such as TJX’s acquisition of 55O Cochituate Road a few years back, (450,000 SF), and 
newcomers like Outshine/Jadian looking to covert much of 9/90’s 400,000 SF to lab space, we are 
quickly beginning to see an interesting trend where large blocks of office space are increasingly scarce. 
In fact, as of this publishing, there are currently only 5 options for a Tenant looking for 15,000 SF in the 
Natick and Framingham market. That number drops to 3 options above 20,000 SF and 1 option for over 
30,000 SF. This is shocking given that we are talking about a market totaling around 8.5 million SF of 
office space.   

8,450,000
TOTAL SQUARE FEET

10.0%
VACANCY RATE

$25.75/SF
AVERAGE RATE (GROSS)

CLASS A & B SPACE

0
SQUARE FEET UNDER 

CONSTRUCTION

S a le
1 0 0  S t aples D r ,  F r amingham

$ 2 4, 000, 000 ( $ 153/ SF )
O u t sh ine P r oper t ies  a n d  J a d ian C a p i t al  

S a le
2 4  S u per ior  D r ,  N a t ick
$ 1 7, 599, 000 ( $ 164/ SF )

MathWorks

L ease
1 0 0  C r ossing  B l v d,  F r ami ngham

6 , 435 S F
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495 WEST (off ice)
SUBMARKET NEWS
MARKET RECAP
• The demise of the office market is greatly exaggerated. While overall traffic is down, there is decent lease 

activity. A perfect example is the two recent deals signed at 313 Boston Post Road in Marlboro, with Kairos 
Surgical taking 8,200 SF and Yatco taking 5,700 SF. Similarly, a number of tenants in parks throughout the 
Boros are opting to release their spaces, with moderate downsizing. Within these transactions, we see 
tenants taking advantage of landlord incentives and signing 5+ year lease terms. 

• With the former BJ’s site along route 9 in Westborough, Lincoln Property’s project at 1000 Nickerson, and KS 
Partners redevelopment of 700 Nickerson in Marlborough, look for some biotech deals to be announced later 
this year.

• Incentives continue to be key. While asking rates are averaging just below $20, Landlords are offering fairly 
significant incentives to keep the effective rates lower.

NOTEWORTHY NEWS
• With Amazon pulling back on their real estate push, look for some of the space they have committed to 

potentially come back on the market.

• Some larger transactions provided some good news for the overall market: BNY took 44,000 SF at Carruth’s 
building on 118 Flanders Road, and though a bit further North, Intel has committed to a large chunk of space 
at Campanelli’s 500 Beaver Brook Park in Boxboro, formerly owned and occupied by Cisco Systems.

WHAT WE WILL BE WATCHING
• With interest rates rising, we expect to see a pause in investment activity. When rates have risen in past, 

there is almost always a lag in sales. Sellers don’t want to face reality; buyers balk at the asking price. With 
each bump in interest rates, the corresponding sale price will certainly be impacted. 

NOTEWORTHY TRANSACTIONS

L ease
2 0 0  D o n ald  L y nch B l v d,  M a r lbor ough

5 8 , 000 S F
S a r tor ius

S a le
1 3 4  F l a nder s R d ,  W est bor ough

$ 6 , 000,000 ( $ 106.23/SF )
S t onegat e G r oup
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12,016,400
TOTAL SQUARE FEET

22.5%
VACANCY RATE

$19.25/SF
AVERAGE RATE (GROSS)

CLASS A & B SPACE

11,000
SQUARE FEET UNDER 

CONSTRUCTION
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L ease
3 1 3  B o st on P o st  R d ,  M a r lbor ough 

8 , 200 S F
K a i r os  S u r g ica l



Q2 2022

128 NORTH/RT. 3 NORTH ( i n d u s t r i a l )

MARKET RECAP
• Leasing activity remains vibrant with 5 more new leases over 50K occurring in Q2. Factorial taking 67,000 SF 

at 501 Griffin Brook in Methuen, Axcelis taking 95,000 SF build to suit at 105 Sam Fonzo in Beverly, and Sacks 
Exhibits taking 76,000 SF at 76 Holton in Woburn are all examples of continued momentum across all 
Industrial asset classes and subtypes of warehouse and GMP.

• Institutional sales activity continued as well in Q2, as witnessed with Oliver Street buying 1 Second Ave in 
Peabody (157K SF) and 160 Industrial Ave in Lowell (55K SF), Northbridge buying 76 Holton St in Woburn 
(76K SF), EQT Exeter buying 17 Shepherd St in Lawrence (162K SF), and Marcus Partners/Rhino Capital buying 
23 Esquire in Billerica (150,000 SF).

NOTEWORTHY NEWS
• Net absorption also continued its upward trend with multiple deals between 10,000 and 50,000 SF, 

tempered slightly by new deliveries of Home Depot in Tewksbury (700K SF), Crane Logistics in Haverhill 
(105K SF), and Monogram Foods in Haverhill (135,000 SF). 

WHAT WE WILL BE WATCHING
• As it turns out, not everything Industrial-related revolves around Amazon. In the North market, Amazon only 

accounts for 0.5% of absorption. The bottom line is that the users filling space North of Boston over the last 2 
years are much more diverse than just e-commerce. 

• GMP space is a growing use in the market and is a much more robust facility than a simple warehouse. With 
construction costs rising by the month paired with higher interest rates, developers will need to account for 
underwriting warehouse vs GMP uses for new construction. 

L ease
7 6  H o l t on S t ,  W o b urn

7 6 , 000 S F
S ac ks E x h ib i t s

L ease
1 0 5  S a m F o nz o D r ,  B ever ly

9 5 , 000 S F
A xcel i s

S a le
1  S econd A ve ,  P e abody
$ 3 5, 639, 000 ( $ 227/ SF )

O l i ver  S t reet  C a p i ta l

99,400,000
TOTAL SQUARE FEET

4.5%
VACANCY RATE

$15.60/SF NNN
AVERAGE RATE

1,500,000
SQUARE FEET UNDER 

CONSTRUCTION
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NOTEWORTHY TRANSACTIONS

RECAP OF MARKET HEALTH



Q2 2022

128 SOUTH (industr ia l )
SUBMARKET NEWS

MARKET RECAP
• The Industrial and Flex space shortages continue in this submarket.  During the past quarter, eight spaces over 

5,000 SF have become available in the Flex/Industrial market. Most of these spaces are between 6,000 SF and 
12,000 SF, except for two (2) larger spaces of 26,000 SF and 32,000 SF.  

• Rates have stabilized at $15 NNN after climbing over the past couple of years. Currently, rates range from $12 NNN 
at 349-369 University Ave in Westwood for 21K SF of Industrial space to $20 NNN at 210-240 Rustcraft Rd in 
Dedham for 13,500 SF, with most other spaces between $14-16 NNN.

• A total of 960,000 SF was sold in Q2 in the Flex and Industrial market, with portfolio sales playing a major role.   R.J. 
Kelly accounted for nearly half that figure by selling 420,000 SF of Industrial and R&D property on Rustcraft Road in 
Dedham for $135 million to Invesco Advisers, Inc. of Texas.

NOTEWORTHY NEWS
• Bulfinch purchased the former Dick Sporting Goods store at 435 Westgate Drive in Brockton in August of 2021 and 

is currently repositioning the 55,000 SF property as a Flex/Industrial space, illustrating how increased demand 
requires increased creativity.

• As part of a five-property portfolio sale, Seyon Group sold its three properties on York Ave in Randolph for $47.5 
million in June after purchasing them for $18.5 million in October 2020.

• The fifty-four-acre biomanufacturing campus re-development site in Norwood with an existing 236,566 SF office 
building at One Investors Way sold for $105 million, changing hands from U.S. Realty Advisors and Bain Capital Real 
Estate to Alexandria Real Estate Equities, Inc.   

WHAT WE WILL BE WATCHING
• Institutional investors have been responsible for the majority of the development/redevelopment in this submarket 

to help meet the demand for industrial space in the last two years.  It remains to be seen if spiking interest rates 
will impact the level of activity, and therefore new supply, from institutional investors. 

• Despite consistent demand, it’s been over a year since any new construction has begun with no foreseeable relief 
for the immediate Industrial demand – particularly for users under  25,000 SF. 

S a le
2 1 0  – 2 4 0  R u stcr aft  R d ,  D e dham

$ 4 7, 850, 00 ( $ 319/SF )
I n vesco A d viser s,  I nc .

S a le
3 3 3  B o st on T u r npike,  N o r wood

$ 2 7, 751, 000 ( $ 368/ SF )
B u l f i nch

S a le
Y o r k  A ve P o r t fo l io ,  R a ndolph

$ 4 7, 500, 000 ( $ 278/ SF )
A R ES R eal  E s t at e M a nagement
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17,318,000
TOTAL SQUARE FEET

3.2%
VACANCY RATE

$15.00/SF NNN
AVERAGE RATE

0
SQUARE FEET UNDER 

CONSTRUCTION

NOTEWORTHY TRANSACTIONS

SUBMARKET NEWS

NOTEWORTHY TRANSACTIONS

RECAP OF MARKET HEALTH



Q2 2022

495 SOUTH (industr ia l )

MARKET RECAP

• The flurry of Flex/Industrial sale transactions continued along the 495 South Market as second-quarter 
results represent the highest values in decades by investors with what seems like an endless appetite for 
fully leased or sale/leaseback opportunities. Newly constructed, 36’ plus clear, tilt panel distribution 
centers such as Trimark’s Bellingham facility at 160 Mechanic Street of 345,000 SF and Imperial Dade’s 
warehouse in Franklin of 300,000 SF at 300 Financial Park are two of the strongest examples. In addition, 
the sale/leaseback of Web Industries, in a Holliston manufacturing facility of 85,000 SF at 220 Hopping 
Brook Road, hit the high water mark of $369/SF.

NOTEWORTHY NEWS
• The most noteworthy lease transaction this quarter was the 140,000 SF manufacturing conversion from a 

former, Home Goods, TJX, and Stop & Shop retail center at 196 E Main Street, Milford. RJ Kelly purchased 
the property in June 2021 for $16M and made significant power improvements in order to secure a long-
term lease with Ambri, Inc for manufacturing. 

WHAT WE WILL BE WATCHING

• The biggest challenge for the balance of 2022 will be the availability of product for Industrial users as well 
as investor opportunities as many of the recent sale transactions were never officially on the market and 
with the rise in interest rates, there is less motivation for sellers given the reduced values. Limited current 
lease opportunities, given a 2.4% vacancy rate, are almost exclusively the result of new construction or 
build to suit as redevelopment sites become the primary focus of midsized 40-60,000 SF requirements for 
2023 delivery.

S a le
1 6 0  M echanic  S t ,  B e l l ingham

$ 9 6, 700, 000 ( $ 280/ SF )
L a Sa l le  I n vestment M a nagement

S a le
3 0 0  F i n ancia l  P a r k,  F r ankl in

$ 7 3, 600, 000 ( $ 245/ SF )
I n ter cont inenta l  R e a l  E s t ate C o r porat ion

S a le
2 2 0  H o p ping  B r ook D r ,  H o l l i st on

$ 3 1, 400, 000 ( $ 369/ SF )
S t ockbr idge C a p i ta l  G r oup,  L L C

48,300,000
TOTAL SQUARE FEET

2.4%
VACANCY RATE

$11.50/SF NNN
AVERAGE RATE

1,700,000
SQUARE FEET UNDER 

CONSTRUCTION
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Q2 2022

RT 24 (industr ia l )

MARKET RECAP
• The absorption rates for Industrial properties have slowed a bit from their frenzied pace of the last year.

• Lease rates continue to inch upward even though the activity is slightly down, rising $.25 since Q1.

NOTEWORTHY NEWS
• Developers continue to search for land sites to construct speculative Industrial buildings with several spec 

buildings now coming online such as 385 Myles Standish Blvd in Taunton, offering 141,000 SF. 

• VMD’s project on West Street in W. Bridgewater can offer up to 275,000 SF of BTS industrial space.

• The limited choices for tenants looking for 25,000 SF and smaller continue with rapid absorption.  An 
example is a 66,000 SF spec building offering spaces from 6,500 SF to 13,000 SF at 50 Ryan Dr. in Raynham 
fully leased 2 months prior to being completed. 

WHAT WE WILL BE WATCHING
• The absorption of larger spaces of 50,000 SF - 100,000+ SF has slowed. Some of this may be due to Amazon 

greatly reducing its current expansion plans. 

• Some prior announced spec buildings have pushed back their construction looking for substantial tenant 
commitments before breaking ground such as 2107 Broadway, Raynham a planned 400,000 SF building. 

S a le
8 1  C o mmerce D r ,  F a l l  R i ver

$ 6 5, 866, 000 ( $ 110/ SF )
A r den L o g is t i cs P a r ks

S a le
1 5  C o mmerce W a y,  N o r t on

$ 1 3, 768, 000 ( $ 178/ SF )
A r den L o g is t i cs P a r ks

40,900,000
TOTAL SQUARE FEET

3.5%
VACANCY RATE

$10.75/SF NNN
AVERAGE RATE

940,000
SQUARE FEET UNDER 

CONSTRUCTION

S a le
4 1  L eona D r ,  M i d dleborough

$ 4 , 200,000 ( $ 140/SF )
L i ncoln  P r opert y C o .

SUBMARKET NEWS

NOTEWORTHY TRANSACTIONS
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The R.W. Holmes Life Sciences team includes 
Managing Director Dean Blackey, Senior Vice 
President David Gilkie, Director of Corporate 
Services Elizabeth Holmes, and Assistant Vice 
President Mike Ogasapian.

“The range of life science companies looking to 
the suburbs for lab space varies widely,” said 
Dean Blackey, Managing Director, and member 
of the R.W. Holmes Life Science team. “We are 
seeing everything from startups out of 
university labs to sophisticated biotech 
companies looking for expansion space after a 
recent funding raise, breakthrough, or 
acquisition.”

“The focus of our team is to find our clients 
space that matches their overall strategy with 
their real estate needs,” said Garry Holmes, 
president of R.W. Holmes. “Life Sciences 
companies rely on our services to understand 
how real estate costs, locations, and timing can 
affect hiring, retention, and overall growth.”

R.W. Holmes assists Life Sciences companies
with:

• Planning for future and current 
employment needs by performing 
geographical analyses to determine the 
optimal location to attract and retain talent.

• Based on your specific requirements, 
whether office, lab, R&D, or
manufacturing space, we assess the 
available buildings to determine the best fit
based on length of lease, budget, fit-out 
construction, timing, and growth
expectations.

• With our extensive network of 
professionals, including architects, 
contractors, attorneys, and more, we can 
assemble the best team to execute your 
strategy.



Thank  you  to  a l l  our  c l ients  for  your  cont inued  
t rust  in  R .W.  Ho lmes  over  the  past  45  years .  We 

wish  you  and  your  fami l ies  cont inued  hea l th  
and  happ iness .

CORPORATE LEADERSHIP TEAM

Garry Holmes
President

Dean Blackey
Managing Director

John Eysenbach
Executive Vice

President

Craig Johnston
Senior Vice 
President

Paul McKeon
Director of Finance

Arthur Amadei
Senior Vice 
President

David Gilkie
Senior Vice 
President

Robert Strelke
Vice President

Jim Bartholomew
Vice President

Mike Ogasapian
Assistant Vice 

President

Elizabeth Holmes
Director of 

Corporate Services

Samantha Ludwig
Marketing Manager

Mike Fahy
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