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T
he first quarter of 2021 was another strong 
period for the industrial property type. 
E-commerce sales maintained their post-

COVID-19 momentum and finished near record-
high levels. Surging levels of online sales kept 
demand for warehouse and distribution space 
strong from e-commerce users. Unlike other 
property types, employee occupancy in industrial 
buildings has generally remained high throughout 
the pandemic. Many industrial employees are 
essential workers, and social distancing is easier 
to practice with industrial’s higher square footage 
per employee. Unlike 2020, 2021 has brought 
tenants out to tour and lease in the market beyond 
Amazon. Amazon took up an inordinate amount of 
the demand in 2020 but now many of the largest 
leases are from other industrial users. The return 
of a diversity of leasing bodes well for the market 
going forward. 
Mirroring these broader macro trends, the 
industrial market in Boston remains record tight. 
General industrial leasing activity surged higher 
than before the pandemic, driving 2.5 million 
square feet of annual net absorption. Vacancies 
at 3.6% are even lower than the records set in the 
previous quarter. While flex had slightly negative 
annual absorption, current demand is similar to 
what the market had pre-COVID. Warehouse 
development has begun to increase as strong rent 
growth has enticed developers to move forward 
on construction projects. The investment sales 
market returned to earth after a record-breaking 
Q4 2020. Still, investor interest remains high, 
and opportunities are either limited or extremely 
pricey. This had led investors to look down the risk 
spectrum to flex assets or opportunities outside of 
the metro area. 

LOOKING FORWARD
Given that e-commerce companies rank among 
the largest drivers of industrial demand, online 
sales numbers bode watching. E-commerce 
sales over the past decade have typically grown 
annually at 10 to 15%, high figures but well below 
the 30% or more growth post-pandemic. It remains 
unclear how much further e-commerce sales 
will grow as the nation recovers from this crisis. 
If e-commerce sales revert to the growth rate of 
2010-2019, look for demand to be good. If post-
pandemic e-commerce growth is sustained, look 
for demand to be great.
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INDUSTRIAL & FLEX TRENDS
Q1 2021

B
oston’s general industrial and warehouse market had 
another solid quarter of activity as large corporations 
remain a major player in leasing. Amazon, as 

has been typical in 2020, was among the most 
prominent lessees of space. Coming off commitments 
in Middlesbrough, Taunton, Hingham, Canton, the 
e-commerce giant leased another 143,000 square feet 
at 151 Taylor Street in Littleton. Another large user, Red 
Line Freight, took 252,800 square feet at 1133 Country 
St in Taunton. Food processing and packaging company 
Robert Reiser & Co leased another 120,400 square feet 
at 675 Canton Street in Canton. Despite high leasing 
activity, touring activity is even higher, meaning more 
deals should be waiting in the wings in future quarters.
Manufacturing activity was surprisingly high in the 
first quarter. Commonwealth Fusion Systems made 
the largest commitment of the year when it agreed 
to occupy 315,000 square feet through King Street in 
Devens. The nuclear fusion startup, backed by MIT and 
Bill Gates, among others, looked at over a dozen sites 
across multiple states before settling on Devens. Also 
in Devens, Bristol Myers Squibb announced a 244,000 
square foot expansion to its existing 600,000 square 
foot pharmaceutical manufacturing operation. Contract 
manufacturer Arranta Bio leased 130,000 square feet 
at Lincoln Property Company’s 1414 Massachusetts Ave 
in Boxborough. Arranta’s lease brings the former flex 
Cisco building to 100% leased along with Vibalogics. 
Both Bristol Myers Squibb and Arranta Bio are GMP 
users, continuing the trend of rapid pharmaceutical 
manufacturing growth in greater Boston.
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NOTABLE LEASES

111 HOSPITAL ROAD | DEVENS
495 Route 2 

Commonwealth Fusion | 315,000 SF

1133 COUNTRY STREET | TAUNTON
495 South

Red Line Freight | 252,800 SF 

1414 MASSACHUSETTS AVENUE | BOXBOROUGH
495 Route 2 

Arranta Bio | 130,000 SF

675 CANTON STREET | NORWOOD
Route 128 South

Robert Reiser & Co | 120,400 SF

61 LEONA DRIVE | MIDDLEBOROUGH
495 South 

Peloton | 75,000 SF

4 MACARTHUR AVENUE | DEVENS
495 Route 2

Allios | 55,500 SF

360 SECOND AVENUE | WALTHAM
Route 128 West

Snapdragon Chemistry | 51,000 SF

295 CONSTITUTION DRIVE | TAUNTON
Metropolitan Warehouse & Delivery | 42,500 SF



DEVELOPMENT
Q1 2021

I
n response to high levels of demand, developers have ramped 
up construction activity. Calare Properties is imminently 
breaking ground on a 119,000 square foot flexible industrial 

building at 50 Nagog Park in Acton. Other projects breaking 
ground include a speculative, 100,000 square foot warehouse 
at 75 Fruit in Bridgewater and a 55,000 square foot build-to-
suit for Allios in Devens. In terms of deliveries, the largest of the 
quarter was a 100,000 square foot, industrial/flex building at 1225 
Providence Highway in Sharon which is 100% leased to Fujitec 
and Pep Boys. 
Larger development plays have begun to push deeper into 
central Massachusetts. With land expensive or limited closer into 
Boston, it’s challenging to find places to put a million-square-foot 
fulfillment center, desired by some tenants in the market. Towns 
in Worcester County such as Uxbridge, Douglas, Boylston, and 
Shrewsbury all have plans for such large industrial developments. 
With industrial development increasing, some local towns have 
begun to push back against proposed industrial projects. In 
2020, Amazon was famously denied the opportunity to build a 
last-mile delivery station in South Boston. Needham officials are 
now attempting to rezone portions of land on Highland Avenue 
to prevent an Amazon warehouse. Other affluent towns also are 
showing signs of reluctance to bring in industrial development. 
Local resistance bodes watching as it could concentrate 
development into those towns to the south and west of the metro 
welcoming to this type of construction.
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INVESTMENT SALES
Q1 2021

W
hile industrial investment cooled from a record-breaking fourth quarter of 2020, investor demand for industrial 
product remains extremely strong. Roughly $324 million industrial sales volume occurred in the first quarter, a high 
figure but down from nearly $1.2 billion in Q4 2020. Investor beliefs in industrial’s post-COVID-19 tailwinds certainly 

factor into high levels of capital market activity. But so too does limited investment opportunities in other property types 
like office, retail, and hospitality. This surging interest in industrial product plus cheap debt has sent cap rates below 5% 
for most assets, extremely expensive for most local players. As such, assets like flex have become more attractive to 
investors. More than $333 million in flex sales volume occurred in the first quarter, its second-highest quarter of all time 
and above industrial’s sales volume total.

INDUSTRIAL WAY PORTFOLIO Wilmington

PRICE $154 Million 

PSF $224/SF 

BUYER Oliver Street Capita/Bain Capital

SELLER Private Seller

1133 COUNTRY STREET Taunton
PRICE $35.1 Million 

PSF $100/SF 

BUYER Equity Industrial Partners

SELLER RJ Kelly Company/CrossHarbor Capital

613 MAIN STREET Wilmington

PRICE $61.4 Million 

PSF $140/SF 

BUYER The Seyon Group/Morgan Stanley

SELLER The Seyon Group/Wheelock Capital 

11 FORBES ROAD Northborough
PRICE $33 Million 

PSF $156/SF 

BUYER Wheelock Street Capital/Camber Development

SELLER Capri Investment Group



Inventory % Vacant % Sublet % Available Quarterly 
Absorption

Annual 
Absorption

Asking Rate 
(NNN)

WAREHOUSE/INDUSTRIAL
West 25,710,210 3.1% 0.2% 5.1% (108,603) 526,613 $6.69 

North 40,332,574 2.9% 0.6% 6.2% (34,326) (328,061) $8.72 

South 63,259,794 4.1% 0.6% 7.3% 335,198 1,894,914 $6.91 

Suburbs 129,302,578 3.5% 0.5% 6.5% 192,269 2,093,466 $7.43

Inner 15,465,731 4.1% 0.2% 6.4% (104,695) 357,475 $18.06 

TOTAL 144,768,309 3.6% 0.5% 6.5% 87,574 2,450,941 $8.57

FLEX/R&D
West 19,478,198 4.5% 1.3% 9.7% 416,289 454,856 $10.79 

North 28,720,517 5.6% 1.4% 11.5% (172,628) (475,534) $10.70 

South 17,556,515 7.4% 0.5% 14.3% (21,160) (100,501) $11.76 

Suburbs 65,755,230 5.7% 1.1% 11.7% 222,501 (121,179) $11.01

Inner 5,309,450 9.5% 0.0% 12.1% 4,315 (15,536) $20.88 

TOTAL 71,064,680 6.0% 1.0% 11.7% 226,816 (136,715) $11.75

HIGH BAY
TOTAL 32,681,257 3.4% 0.3% 6.7% 260,303 3,029,795 $6.82 

WAREHOUSE/FLEX MARKET STATS
Q1 2021

Lincoln Property Company | 53 State Street, 8th Floor, Boston, MA | 617.951.4100 | LPCBoston.com
Lincoln Property Company’s Warehouse Market Report is produced by the Boston Office’s research team in collaboration with our Suburban Brokerage Groups.  

If you have any questions regarding market conditions and the information found in this report, please contact Peter Conway.
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