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T
he fourth quarter of 2020 was another 
strong period for the industrial property type. 
E-commerce sales soared as concerns over 

COVID-19 pushed consumers to shop online. 
This generated new demand for warehouse and 
distribution space. 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. 
All this generates a need for industrial space even 
in tumultuous economic times. There are still 
challenges for industrial companies, including a 
disrupted global supply chain and uncertainty over 
the US economy. But industrial has been a clear 
property type winner for most of 2020. 
Mirroring these broader macro trends, the 
industrial market in Boston is record tight. General 
industrial leasing activity surged higher than 
before the pandemic, driving 3.4 million square 
feet of annual net absorption. Vacancies at 3.7% 
are as low as they’ve been since Lincoln Property 
Company began tracking data. While flex had 
slight negative absorption, current demand is 
similar to what the market had in 2019. Warehouse 
development has begun to increase as strong rent 
growth has enticed developers to move forward 
on construction projects. The investment sales 
market may be the most notable phenomenon 
in Q4. More than $1.2 billion in general industrial 
trades occurred in the fourth quarter, almost 
five times the amount as the same time the year 
before. Strong belief in the sector’s tailwinds, 
plus limited opportunities in other property types, 
means surging investor interest in industrial 
product.

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 between 10 to 15%, high figures but well 
below the 35% 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
Q4 2020

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 and Canton, the 
e-commerce giant leased another 600,000 square feet 
at the newly constructed 330 & 350 Bartlett Street in 
Northborough. Another large user, Home Depot, took 
714,000 square feet at 495 Woburn Street in Tewksbury. 
Christian Books took advantage of strong capital 
interests in industrial and executed a sale-leaseback at 
their 370,000 square foot facility in Peabody. Despite 
high leasing activity, touring activity is even higher, 
meaning more deals should be waiting in the wings for 
2021.   
While not as explosive as industrial and warehouse, 
flex demand remains consistent relative to this time last 
year. GMP (Good Manufacturing Practices) demand has 
particularly ramped up, primarily from CDMO (Contract 
and Development Manufacturing Organizations) who 
manufacture a company’s drugs for them. Much of 
this is due to maturity in the biotechnology industry, 
where companies created 5 years ago or so now 
need manufacturing space to bring an approved drug 
to market. Vibalogics leasing 118,000 square feet at 
Lincoln Property Company’s 1414 Massachusetts Ave 
in Boxborough is an example of this trend. Vibalogics 
will be responsible for the production of Johnson & 
Johnson’s COVID vaccine.
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NOTABLE LEASES

330 & 350 BARTLETT ST | NORTHBOROUGH
Amazon | 600,000 SF

140 SUMMIT ST | PEABODY
Christianbook.com | 370,000 SF

241 FRANCIS AVE | MANSFIELD
Advanced Warehousing | 216,000 SF

631 AIRPORT RD | FALL RIVER
Paragon Distribution | 150,000 SF

1414 MASSACHUSETTS AVE | BOXBOROUGH
Vibalogics | 118,000 SF

1-5 SASSACUS DR | WESTBOROUGH
Columbia Tech | 103,000 SF

41 MAIN ST | BOLTON
Encore | 82,000 SF

BLUE STAR BUSINESS PARK | NORTON
Pitney Bowes | 88,000 SF

350 REVOLUTIONARY WAY | TAUNTON
Amazon | 63,000 SF



DEVELOPMENT
Q4 2020

I
n response to high levels of demand, developers have ramped 
up construction activity. Both build-to-suit and speculative 
developments headline large recent construction news. Home 

Depot is underway on a 714,000 square-foot facility at 495 
Woburn Street in Tewksbury, the largest project to break ground 
in the quarter. Amazon’s massive 3.8 million square facility 
in North Andover is on the precipice of beginning work after 
the transfer of 100 acres to developers Ozzy Properties and 
Hillwood Development. Lincoln Properties’ 160 Mechanic Street 
wrapped-up construction in the fourth quarter, marking one of 
the larger facilities to open up in 2020 and one of only a handful 
of 300,000+ square foot high bay availabilities. King Street has 
begun work on a 100,00 square foot building in Devens, the 
first phase of its 700,000 square foot GMP focused campus. 
Marcus Partners also broke ground on a 150,000 square foot 
speculative facility at 206 Grove Street in Franklin, providing 
much needed new supply. 
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 large industrial developments. 
Given this push into the metro’s further reaches, it may require 
a rejiggering of Greater Boston’s market boundaries to capture 
this expansion of the industrial market fully.
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206 Grove Street | Franklin

160 Mechanic Street | Bellingham



INVESTMENT SALES
Q4 2020

I
ndustrial had a record quarter from a capital markets perspective. More than $1.2 billion in general industrial sales 
occurred in greater Boston in the fourth quarter, more than any annual total ever recorded in the metro. Investor belief’s 
in the post-COVID-19 tailwinds of industrial 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 making it challenging for many smaller, local 
investors to find yield. As such, large institutional investors, including Manulife, Bain, and Starwood, have headlined the 
area’s biggest recent deals. 

351 & 353 MAPLE STREET BELLINGHAM

PRICE $76.1 Million

PSF $178

BUYER Manulife

SELLER Campanelli/Clarion

140 SUMMIT STREET PEABODY

PRICE $65 Million

PSF $176

BUYER Oliver Street/Bain

SELLER Christian Books

DEDHAM COMMERCE PARK HYDE PARK

PRICE $76 Million

PSF $113

BUYER Griffith Properties

SELLER First Highland Management

100 & 200 DANTON DRIVE METHUEN

PRICE $64.1 Million

PSF $177

BUYER Starwood

SELLER Equity Industrial



Inventory % Vacant % Sublet % Available Quarterly 
Absorption

Annual 
Absorption

Asking Rate 
(NNN)

WAREHOUSE/INDUSTRIAL
West 25,876,328 SF 3.2% 0.0% 6.1% 357,832 SF 921,059 SF $6.69 

North 39,176,166 SF 2.6% 0.5% 5.5% (339,327) SF (417,852) SF $7.87 

South 62,720,065 SF 4.5% 0.4% 8.5% 238,255 SF 2,431,217 SF $6.94 

Suburbs 127,772,559 SF 3.7% 0.4% 7.1% 256,760 SF 2,934,424 SF $7.17

Inner 15,453,746 SF 4.1% 0.9% 7.8% (34,866) SF 418,425 SF $15.42 

TOTAL 143,226,305 SF 3.7% 0.4% 7.2% 221,894 SF 3,352,849 SF $8.06

FLEX/R&D
West 19,466,088 SF 5.2% 1.4% 10.3% 61,123 SF 13,876 SF $11.01 

North 29,839,930 SF 5.1% 2.2% 11.0% (332,723) SF (143,124) SF $11.74 

South 17,610,568 SF 7.1% 0.5% 13.7% (78,533) SF 2,775 SF $12.26 

Suburbs 66,916,586 SF 5.7% 1.5% 11.5% (350,133) SF (126,473) SF $11.66

Inner 5,309,450 SF 9.7% 0.0% 16.2% (22,439) SF (4,935) SF $20.25 

TOTAL 72,226,036 SF 6.0% 1.4% 11.9% (372,572) SF (131,408) SF $12.30

HIGH BAY
TOTAL 32,116,690 SF 3.4% 0.5% 8.4% 189,897 SF 2,912,465 SF $7.30 

WAREHOUSE/FLEX MARKET STATS
Q4 2020

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.

PETER CONWAY
Director of Research 
617.951.4141 
pconway@lpc.com
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