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128 Central

128 South
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495 West
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Natick/Framingham



128 CENTRAL (off ice)
SUBMARKET NEWS

MARKET RECAP

• For the first time in 5+ years, we are seeing a shift in the Central 128 office market towards a tenant market.  We recently ran a survey 
for a client looking for 10,000 SF of office space in Waltham, Newton, or Watertown.  There were 29 options.  This amount of supply 
has led to several landlords offering additional incentives (but still not budging significantly on face rents), even for tenants whose 
leases don’t expire for 12 months. 

• Small leases were consistent in Q4, such as two lab leases signed at 117 Kendrick St in Needham - 17,000 SF to Xenon Pharmaceuticals 
and 15,000 SF to ABio-X, but no larger deals above 25,000 SF occurred in Q4. Several large users are contemplating the next steps for 
upcoming leases but continue to delay making major decisions.  We know of several large corporate tenants who have had renewal 
proposals for over six months and still have not decided whether to renew.

NOTEWORTHY NEWS

• New build and shell Lab space has sat on the market longer than any point in the past two years.  With the growing number of viable 
move-in ready lab subleases, some landlords are shifting to provide spec suites to compete with tenants needing space ASAP.   These 
spec suites are typically under 25,000 SF, as activity still remains for "graduation space" companies looking for 5,000 - 20,000 SF after 
a recent funding raise. 

• Capital markets have unsurprisingly slowed during Q4 due to the discrepancy between seller expectations and buyer's capabilities.  
With Central 128 being one of the highest-valued submarkets, buyers have turned to other neighboring markets to find better-valued 
acquisitions.  However, several local investors and owner-occupants have taken advantage of the pull-back from institutional buyers, 
and we should see part of the Haynes portfolio in Wellesley and Pagliazzo portfolio in Waltham close in January 2023.

WHAT WE WILL BE WATCHING

• Resetting pricing expectations for any property with lab potential will be challenging in 2023.  With lab activity slowing, we expect 
many landlords to revert back to industrial or office uses rather than lab-redevelopment uses.  

• Tenants are now considering larger geographic areas. For example, a client in Waltham will now consider Wellesley, Needham, and 
Newton (rather than look in just Waltham) so long as there is easy highway access.  Some tenants are even willing to go further out, 
considering other submarkets like 128 South.   This requires landlords to be aware of the larger submarket and how to differentiate 
against this growing competitive set.  

L ease
281 Winter S t ,  Wal tham

23,500 S F
Boston Advanced Medic ine

S ale
20 Maguire Rd,  Lexington

$89,000,000 ( $878/SF)
I nvestcorp

L ease
25 & 40  Hartwel l  Ave,  L exington

$34,200,000 ( $536/SF)
Great land Realty Partners
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Q4 2022

128 NORTH/RT. 3 NORTH ( o f f i c e )

SUBMARKET NEWS

MARKET RECAP
• Q4 was not quite as exciting as Q3 for leasing activity. Only 3 blocks of space over 20,000 SF were directly leased. Lab space continues 

to be the demand that is fueling most of the office absorption North of Boston.

• Sublease space for existing office was attractive in Q4, with about 65,000 SF of office space subleased at 200 Summit Dr, Burlington, 
700 District Ave in Burlington, and 200 Harvard Mill Sq in Wakefield.  Of the office leases in Q4 over 10,000 SF, only five (5) were purely 
office space. Of those five (5), three (3) were subleases. 

• The traditional office space market has seen a boon from lab repositioning, particularly in Burlington. 3 and 5 Burlington Woods sold for 
lab conversion in 2022 and caused much of the leasing activity in surrounding buildings as a result.

NOTEWORTHY NEWS
• Rhino Capital sold 400 Presidential Way in Woburn for $12,885,000 ($375/SF) to Northern Bank and Trust. The building is currently one 

of the Boston Sports Clubs’ locations. Northern has purchased the building for its potential future operations or headquarters.

• Several lab subleases are on the market, some of which are brand-new, never-used spaces. Each of the three tenants at 4 Burlington 
Woods is looking for subtenants to take on newly built, unused lab space.

WHAT WE WILL BE WATCHING

• The sublease activity we have seen sends a mixed message, but one of continued uncertainty from users. Physical occupancy for office 
users has been down across all markets. Still, forced relocation into sublease space demonstrates that users may either be downsizing 
or opting to sublease for lower cost, continued quality/amenities, and flexibility regarding how the return to office will pan out. 

• Net vacancies are up about 2 points from Q3, and several sublease opportunities entered the market in Q4, including Avid’s 40,000 SF 
block at 75 Network Drive in Burlington.

• No new lab conversions were announced in the market in Q4, and the voracious clip of lab leasing activity seen early in 2022 appears to 
be slowing down. With a healthy current supply, we expect these lab conversions to pause in early 2023 until activity picks up. 

NOTEWORTHY TRANSACTIONS

L ease
6 7  S .  B e dfor d S t ,  B u r l ington

2 6 , 000 S F
O r b is C l i n ica l

S a le
4  B u r l ington W o o ds,  B u r l ingt on

$ 1 03, 000, 000 ( $ 944/ SF)
M et L i fe  R e a l  E s t ate

S a le
8 8 0  T echnology P a r k  D r ive,  B i l ler ica

$ 1 8, 800, 000 ( $ 120/ SF )
C i mi nel l i  R ea l  E st ate

RECAP OF MARKET HEALTH

48,900,000
TOTAL SQUARE FEET

15.5%
VACANCY RATE

$27.25/SF 
AVERAGE RATE (GROSS) 

CLASS A & B SPACE

440,000
SQUARE FEET UNDER 

CONSTRUCTION



NATICK/FRAMINGHAM(off ice)

MARKET RECAP
• After 12 months of relative dormancy, the Natick and Framingham office market closed out 2022 with a last-minute blockbuster 

deal that shocked everyone. Workhuman reportedly has signed a lease at 100 Staples to take down the entire office complex 
totaling 157,133 SF. The deal is easily one of the largest lease transactions to occur in this market in nearly a decade and a 
homerun for newcomer Jadian Capital who only acquired the building in August of this year. The deal alone was enough to move 
Q4’s absorption from negative 35,000 SF to a net positive gain of nearly 122,000 SF by year end. 

NOTEWORTHY NEWS
• Another bright spot was the 22,360 SF lease Paradigm Properties was able to ink with Workbar at 111 Speen Street in 

Framingham. This marks the building’s first major deal since acquiring the property back in March of this year. There is another
lease imminent at 111 Speen at just over 17,000 SF. If that were to come to fruition, (and if not for the Workhuman news), these
leases would qualify as two of the largest direct deals done in the marketplace in nearly 3 years. In other news, after a lengthy 
entitlement period, Bulfinch Companies will finally be pushing forward with the conversion of the former Neiman Marcus at the
Natick Mall which will deliver close to 135,000 SF geared toward medical and life sciences. 

WHAT WE WILL BE WATCHING
• Construction pricing continues to have a stranglehold on the suburban office market. With Class B and A rents averaging between 

$25-$32/SF, these buildings are far less equipped to absorb the exorbitant tenant improvement costs necessary to compete for the
small pool of active tenants in the market. As one building owner said, “If the deal requires anything more than paint and carpet, 
we are basically talking about a net zero deal for the foreseeable future.” 

8,450,000
TOTAL SQUARE FEET

9.9%
VACANCY RATE

$25.75/SF
AVERAGE RATE (GROSS)

CLASS A & B SPACE

0
SQUARE FEET UNDER 

CONSTRUCTION

S a le
5  C o mmonweal t h R d ,  N a t ick  

$ 4 , 200,000 ( $ 158/SF )
N a t ick  5  C o mmonweal t h ,  L L C

L ease
1 1 1  S peen S t ,  F r amingham 

2 2 , 360 S F  
W o r kbar

L ease
1 0 0  S t aples D r ive,  F r amingham,  M A 

1 5 7, 000 S F
W o r khuman
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495 WEST (off ice)
SUBMARKET NEWS

MARKET RECAP

• The market remained flat for the past quarter, with a slight uptick in sublease space coming on the market. Like Groundhog 
Day, owners are keeping watch on the larger tenants with leases coming up in the next 12-18 months. The downsizing of these 
firms will lead to higher vacancies.

NOTEWORTHY NEWS
• 130 Lizotte, a 100,000-square-foot office building, may finally have new life. Selling for just under $50/SF, the new owner/user, 

Physik Instrumente’s (subsidiary PI USA), will be occupying 80,000 square feet of the property. This is welcome news for the 
market, which currently has more than 11 properties listed that can accommodate users of 40,000 square feet plus. More 
importantly, the German-based 50-year-old company is another “feather in the cap” for a region that continues to attract top 
employers.

• Amazon continues planting its flag along Route 9 and I-495 by purchasing two properties in Grafton and Westborough.  While 
they are pulling back on their warehousing, data continues to drive them.

WHAT WE WILL BE WATCHING

• TTHY Westborough LLC hopes to convert 180-182 Turnpike Road, Westborough – which combined would be a total of a 9.34-
acre site – into a Hyundai dealership.  While many residents initially expressed concerns about the proposed development, 
there has been much progress, and the next planning board meeting is scheduled for January 17. We expect more 
underperforming office buildings to be heavily considered for conversion and repurposed for another use as office leasing 
remains slow.

NOTEWORTHY TRANSACTIONS

S a le
6 0 0  &  8 0 0  F r i ber g  P k wy,  W est bor ough
$ 1 1, 600, 000 ( 1 00,000 S F  &  8 . 27 a c r es)

A maz on D a t a  S er v ices

S a le
1 1 0, 112,  &  1 1 4  T u r npike R d ,  W estbor ough

$ 1 9, 900, 000 ( $ 92.00/SF )
T u r npike R o a d H o l d ings ,  L L C

RECAP OF MARKET HEALTH

12,016,400 SF
TOTAL SQUARE FEET

22.5%
VACANCY RATE

$19.75/NNN
AVERAGE RATE

0
SQUARE FEET UNDER 

CONSTRUCTION

Q4 2022

S a le
1 3 0  L i z ot te D r ,  M a r lbor ough

$ 4 , 971,250 ( $ 49.71/SF )
P h ys ik  I n str umente



Q4 2022

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

MARKET RECAP
• Rents continue to climb - Toll Management’s lease to Lasership at 200 Fallon Rd in Stoneham was at a high point at just under 

$24/NNN starting rent. Looking further north to Wilmington, rumors of LOIs for 2 other spec buildings are reportedly signed 
for over $20/NNN.

• Activity remains steady for users needing existing space today. Good existing product remains difficult to find and is being 
absorbed quickly.

NOTEWORTHY NEWS
• Leasing activity continues to be strong north of Boston, with several new leases inked at the end of 2023 for over 30,000 SF.

Peak Events at 36 Cabot Rd in Woburn (106,000 SF), Lasership at 200 Fallon Rd in Stoneham (95,000 SF), and Organix at 32 
Cabot Rd in  Woburn (50,000 SF) were the most notable. LightForce Orthodontics at 400 Research Drive in Wilmington (38,000 
SF) and BioPharm Engineered Systems at 421 Merrimack St in Lawrence (34,000 SF) rounded out the quarter for large deals. A 
total of 13 blocks of space ranging between 7,000 -20,000 SF were leased in Q4 as well.

• Overall absorption was strong in Q4, with over 750,000 SF of industrial space taken. Vacancy is down to about 4% on paper, 
but in practice, is hovering closer to 1% for quality, existing product. 

• Investment sales of industrial buildings appears to be slowing down, with only one trade occurring in Q4 North of Boston. 

WHAT WE WILL BE WATCHING

• The delivery of about 5,400,000 square feet of speculative development in 2023 should create a cooling effect on lease rates 
slightly, but not entirely. Construction prices and interest rates will temper that cooling effect, so users looking for relief due to 
new supply should not expect to see much, if any depreciation in asking rental rates. 

• Investment purchases of existing product have all but stopped after a rapid clip in the past 2 years. Cap rates have essentially
jumped 1% -1.5% due to interest rates climbing. We expect a return of investor demand once rate hikes temper, but a cap rate 
that averages in the mid 7%’s will likely be here to stay for a while. What will drive valuations will be where the current rental 
rates are based on cost of construction and continued demand. 

• Will the interest from users to look to New Hampshire for high bay space be the norm? Part of this trend is driven by lack of
existing product in Northern MA today and asking rents are starting to climb. We expect this trend to be offset by delivery of 
spec product paired with higher property tax rates north of the border.

103,000,000
TOTAL SQUARE FEET

3.9%
VACANCY RATE

$16.50/SF NNN
AVERAGE RATE

5,400,000 
SQUARE FEET UNDER 

CONSTRUCTION

SUBMARKET NEWS

NOTEWORTHY TRANSACTIONS

RECAP OF MARKET HEALTH

L ease
3 6  C a b ot  R o a d,  W o b urn 

1 0 6, 000 S F
P eak E v ents

L ease
2 0 0  F a l lon  R d ,  S t oneham

9 5 , 500 S F
L a sersh ip ,  I nc .

S a le
9 6  H i g h S t ,  B i l ler ica 

$ 1 4, 500, 000 ( $ 158/ SF )
R a m M a nagement 



Q4 2022

128 SOUTH (industr ia l )
SUBMARKET NEWS

MARKET RECAP

• The occupancy rate in this submarket remains strong at 95%, with much of the remaining product being mainly non-divisible space 
over 20K SF or product lacking in substantial clear height. Several leases were signed by tenants relocating from outside 128 South –
such as Gentex relocating from the Seaport to take 12,000 SF of Flex/R&D space at 320 Norwood Park South in Norwood  and 24M 
Technologies, a start-up battery firm from Cambridge, taking the entire 140,000 SF at 26 Dartmouth St in Westwood for R&D/Lab 
space.  

NOTEWORTHY NEWS

• Calare’s purchase of 5 Campanelli in Canton back in August 2021 is now fully leased, with Remtec taking 40,000 SF at a high teens  
NNN starting rent.  This property is a perfect example of what is happening in the 128 South market – owners may have to wait 12
months to achieve top-of-the-market rents, but due to the limited availability of quality product, they are achieving their high teens 
numbers from tenants previously paying under $10/SF NNN.  We are still seeing some owners push market rents further by asking
$20+/SF NNN for flex product. 

• Lee Kennedy’s 100 Morse Street in Norwood was sold to Tashmoo Realty LLC (Ernie Boch) for $12,600,000 ($125.47/SF). The property
is expected to eventually transition from a multi-tenanted office/flex building to an owner-occupied redevelopment. 

WHAT WE WILL BE WATCHING

• Tenants continue to be frustrated with the lack of inventory and high rates in the market. Many still cannot fathom how much rates 
have increased since they signed their last lease 5+ years ago.  This is causing decision paralysis – tenants are delaying their search 
and, in many cases, just renew due to the limited time they leave themselves to look for viable options. 

• There is 46,000 SF of expansion under construction at 30 Dan Road in Canton, where Jumbo Capital is repositioning a 79,000 SF office 
building into a 126,000 SF cGMP campus, but there are no plans for underway for new industrial product to hit the market in 2023. 
That leads us to believe that rents will not drop overall as product remains tight.

• 705 Technology Center Drive in Stoughton was once a retail plaza but is now shifting to high end flex space with the signing of 
McKesson for 12,000 SF and Melmark, a special education school, signing for 30,000 SF. Both tenants have signed long term low-mid 
teen NNN leases. This shift after almost three years of vacancy shows the need and benefit to repurposing space to meet 
flex/industrial demand under 50,000 SF.   We wait to see if other owners take a similar approach to their buildings (whether retail or 
office) with lingering vacancy.

S a le
4 0  I n dustr ia l  D r ,  C a nt on

$ 7 , 130,000 ( 1 20/SF )
A ar on S n egg

S a le
1 4 6  W i l l  D r ,  C a nt on

$ 9 , 150,000 ( $ 150.35/SF )
B er keley  P a r tner s

S a le
1 0  C a mpanel l i  C i r c le ,  C a n t on

$ 1 6, 000, 000 ( $ 149. 81/ SF )
T h e  S eyon G r oup

RECAP OF MARKET HEALTH

17,318,000
TOTAL SQUARE FEET

3.0%
VACANCY RATE

$16.00/SF NNN
AVERAGE RATE

46,000 SF
SQUARE FEET UNDER 

CONSTRUCTION

NOTEWORTHY TRANSACTIONS

SUBMARKET NEWS

NOTEWORTHY TRANSACTIONS

RECAP OF MARKET HEALTH



Q4 2022

495 NORTH/WEST RT. 2 (industr ia l )
SUBMARKET NEWS

MARKET RECAP
• The industrial real estate market in Lowell/Chelmsford, Concord/Maynard, Ayer, and Fitchburg/Leominster has seen continued growth 

in the fourth quarter of 2022. The I-495 North/Route 2 West industrial market is characterized by predominantly flex buildings in the 
east and more traditional logistics facilities further west along Route 2. 

• Vacancy rates have dropped to an average of 3% this year, while rental rates have increased across the I-495/Route 2 submarket. Rates 
have seemingly leveled off on the eastern side of this market while continuing to climb through Q4 in the west. Sales volume slowed in 
Q4 as the buyer pool shifted away from investors due to rising interest rates. 

NOTEWORTHY NEWS
• There is approximately 750,000 square feet of new industrial development which will partially address the industrial supply-demand 

imbalance. One of these projects is "Lunenburg Central" at 475 Leominster Shirley Road. 372,000 square feet of Class A High-Bay 
warehouse is set to be delivered in Q1 of 2023. This large speculative development, and the other projects like it, speak to the growing 
demand for industrial space pushing further west. It should be noted that this new construction is tailored to large tenants and provides 
no relief to tenants needing less than 50,000 square feet. 

WHAT WE WILL BE WATCHING
• It is worth watching to see if rental rates will level off or continue to increase in these submarkets.  Additionally, it will be interesting to 

see if sellers adjust their price expectations or if they will hold off on listing their property until interest rates stabilize.

• Overall, the industrial real estate market in Lowell/Chelmsford, Concord/Maynard, Ayer, and Fitchburg/Leominster has seen positive 
trends in Q4, with decreasing vacancy rates and increasing rental rates. While sales volume has slowed due to rising interest rates, 
significant development is still underway to address the supply and demand imbalance. It will be interesting to see how these trends 
continue in the coming quarters and how changes in interest rates impact them.

S a le
5 8 0  F o r t  P o nd R d ,  L a ncast er

$ 5 4, 450, 000 ( $ 197. 55/ SF )
T h e  S eyon G r oup

L ease
1 3 7  B a r num R d ,  D e vens

2 0 , 000 S F
C M C  U S ,  I nc .

L ease
2 1 6  W est  B o yls t on S t ,  W est  B o y lst on 

3 4 , 000 S F  
C a t hol i c  C h ar i t ies

RECAP OF MARKET HEALTH

20,000,000
TOTAL SQUARE FEET

3.0%
VACANCY RATE

$12.00/SF NNN
AVERAGE RATE

750,000 
SQUARE FEET UNDER 

CONSTRUCTION

NOTEWORTHY TRANSACTIONS

SUBMARKET NEWS

NOTEWORTHY TRANSACTIONS

RECAP OF MARKET HEALTH



Q4 2022

495 SOUTH (industr ia l )

MARKET RECAP

• The I-495 South Industrial/Flex Market conditions have ended much the way it started, with a limited supply of sub 100,000 SF 
facilities for lease and even fewer for sale. Although it still needs to be completed, there are three industrial complexes 
totaling over 400,000 SF under agreement for a Q1 2023 closing, with little to no available future offerings on the horizon.

• Due to higher interest rates, the biggest shift in buyers has now become more of a user market as the majority of investors are 
staying on the sidelines. 

NOTEWORTHY NEWS

• The sale leaseback of Industrial manufacturing facilities continues to be a staple for Investors looking for long-term stability in 
core Massachusetts assets. Century-Tywood J3 Corp’s sale leaseback of their 81,000 SF Holliston manufacturing building is a 
prime example of a 70-plus-year-old company taking advantage of the high values in 2022.

WHAT WE WILL BE WATCHING

• Alternatively, the availability of 50,000 -100,000 SF lease options for 2023 delivery is expected to increase from the current 
2.2% vacancy rate for Q4 2022. New construction, along with a reasonable supply of existing product, has started to appear 
for Q1 and Q2 2023 occupancy. 

• Lease rates for 2023 are expected to be similar to today’s rates of $12-$14/SF NNN but will level off as the year progresses, 
and increased supply continues. The biggest question for 2023 is how well the demand for single-story product will keep up 
with additional new construction, while expectations are high that strong market conditions will continue throughout 2023.

S a le
1 8 9  M echanic  S t ,  B e l l ingham

$ 7 , 500,000 ( $ 187.50/SF )
C h a d D a r l i ng

S a le
7 9  L o wland S t ,  H o l l i s ton 

$ 1 2, 930, 000 ( $ 159. 63/ SF )
G l obal  C o mp anies

S a le
2 0  W a lkup D r ,  W estbor ough

$ 1 1, 500, 000 ( $ 101. 73/ SF )
T P G G l obal ,  L L C

45,000,000
TOTAL SQUARE FEET

2.2%
VACANCY RATE

$12.65 SF NNN
AVERAGE RATE

2,400,000
SQUARE FEET UNDER 

CONSTRUCTION

SUBMARKET NEWS

NOTEWORTHY TRANSACTIONS

RECAP OF MARKET HEALTH



Q4 2022

RT 24 (industr ia l )

MARKET RECAP

• The industrial market has slowed from its frenzied pace 1 year ago. Mid-sized lease spaces are becoming more available and 
taking longer to lease. Smaller spaces remain sparse and continue to achieve high rental rates. A recent survey on CoStar 
showed 6 viable alternatives for spaces under 10,000 SF and 12 viable spaces for 15,000- 50,000 SF. For over 80,000 SF there 
were 15 spaces.

NOTEWORTHY NEWS

• Glancy Crane & Rigging sold 235 & 255 Bodwell Street in Avon through a sale-leaseback to Calare properties for a combined 
$5,600,000 ($137.52/SF).

• Calare Properties has acquired a 35-acre industrial park for $42,000,000 on Scotland Boulevard in Bridgewater. The industrial 
park includes four properties — 35, 45, 50, and 55 Scotland Blvd. — totaling 279,000 SF of fully leased warehouse space. 
Tenants include Johnson & Johnson, Barrett Distribution, Control 7, Fibertec, and Winsupply. The Framingham-based 
developer also purchased another 8.5-acre site for $1,000,000 that it plans to develop. 

• Ferguson Plumbing Supply has leased more than 260,000 square feet at Taunton Trade Center (300 Charles F. Colton Road), 
built in December by Taunton-based wine distributor Martignetti Cos.

WHAT WE WILL BE WATCHING

• Developers have pulled back on spec projects which may have been built 1- 2 years ago, reflecting the overall slowdown in the 
market. The few spec projects that proceeded are finding the lease-up time longer than anticipated, especially with more 
existing larger and mid-sized spaces coming onto the market. 

• The choices for tenants looking for smaller spaces remain almost nonexistent; this continues to be the tenant type that is 
feeling the most pain in the market. If a landlord to were to deliver quality product for users under 20,000 square feet, we 
would expect a fast lease up.

S a le
2 0 0  S h uman A ve,  S t oughton

$ 4 2, 000, 000 ( $ 174. 70/ SF )
O l i ver  S t reet  C a p i ta l

S a le
0 ,  3 5 - 55 S c ot land B l v d,  B r idgewater  

$ 4 3, 000, 000 ( 2 79,000 S F  &  8 . 5  a c r es  )
C a l are P r oper t ies

41,581,000
TOTAL SQUARE FEET

4.8%
VACANCY RATE

$10.95/SF NNN
AVERAGE RATE

1,500,000
SQUARE FEET UNDER 

CONSTRUCTION

S a le
5 4  B o dwel l  S t ,  A v on

$ 8 , 000,000 ( $ 113.74/SF )
D H  P r opert y H o l d ings

SUBMARKET NEWS

NOTEWORTHY TRANSACTIONS

RECAP OF MARKET HEALTH
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