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B
oston’s office market ended the first quarter of 2021 on a 
slightly more positive note than previous quarters, though 
the uncertain conditions of 2020 persist. The metro added 

a seasonally adjusted 27,100 jobs over the trailing 3-months, 
still not enough to fully repair the employment damage from 
Spring 2020, but a significant improvement over the anemic job 
gains of Winter 2020. Direct net absorption was again highly 
negative, totaling 1.8 million square feet across the metro, one 
of the steeper declines in recent history. Minimal direct deal 
activity coupled with large numbers of leases rolling allowed 
these steep levels of negative absorption. In the face of little 
activity and lingering uncertainty over the return to the office, 
landlords had responded in varied ways with their asking rent 
levels. Many landlords have dropped rents, while others have 
kept them the same as pre-COVID. Some are offering steep 
concession packages, while others have held rents constant. 

Still, there are some signs of life in the market. Sublet space 
has halted its dramatic rise and has even declined in Boston 
and Cambridge. Sublet lease volume, in fact, totals the same as 
direct lease volume. With so much sublet space on the market, 
interested tenants have the freedom to go bargain hunting for 
space and have typically targeted quality Class A buildings. 
Boston received its most noteworthy development activity 
with Amazon’s 630,000 square foot planned build-to-suit in 
the Seaport. Credit office plays are starting to emerge in the 
investment sales market, in contrast to the riskier speculative 
opportunities common pre-COVID-19. More than anything, 
there seems to be more positive sentiment about the future 
than there has been in the past. Vaccines are rolling out quickly, 
economic stimulus is helping to buoy what had been a sagging 
economy, people are starting to return to the office, all leading 
to hopes for strong deal activity in the future. 

LOOKING FORWARD
With vaccines now being administered rapidly, it is important 
to speculate about what normalcy will look like post-COVID. 
Massachusetts ranks near the top in the country in terms 
of vaccine administration, with over a third of its population 
receiving a dose at the end of the quarter. The Baker 
administration plans to open vaccinations to the general public 
by April 19th with the hopes of being “COVID-19 independent” 
by July 4th. When this point happens, to what extent will remote 
work continue? When will most companies fully return to the 
office? How will companies use their offices? These questions 
will start to become clearer over the coming months. 
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BOSTON OFFICE TRENDS
Q1 2021

F
light to quality appears to be a definite trend in 2021 in Boston. The 
split between Class A and B rents widened further in the first quarter. 
While rents in Class A only fell slightly, Class B did experience a 

decline. Total sublet availabilities in Class A dropped by 170,000 square 
feet while it slightly rose in Class B. Class A’s outperformance should 
remain if hybrid work continues. Some tenants currently in Class B may 
find if they reduce their footprint, they can afford the steeper Class A 
rents. Class A’s superior amenities could be a way to attract employees to 
the office instead of working remotely.

Perhaps the largest story in Q1 was Amazon’s 630,000 square feet lease 
in the Seaport. The e-commerce giant hadn’t even occupied its current 
430,000 square foot facility in the Seaport before signing a build-to-
suit with WS Development at 1 Boston Wharf Road. Amazon’s expansion 
demonstrates the company’s faith in the talent and tech ecosystem 
Boston offers. Amazon’s increased presence should also increase the 
Seaport’s perception in the eyes of other firms and could spur more 
companies to be located nearby. 

The removal of lab supply is helping bring down vacancies in the Seaport. 
The removal of office space at 601 Congress, Innovation and Design 
Building and 5 Channel Center represents roughly 750,000 square feet of 
otherwise vacant office space not on the market. This effective tightening 
of the market via lab conversions, plus Amazon’s commitment, all give 
towards optimism for the Seaport office market.

DEAL HIGHLIGHTS
1 BOSTON WHARF RD
SUBMARKET Seaport

TENANT Amazon

SIZE 630,000 SF

110 CHAUNCY ST
SUBMARKET Financial District

TENANT Sasaki

SIZE 64,000 SF

290 CONGRESS ST
SUBMARKET Financial District

TENANT Quickbase

SIZE 41,400 SF

10 SUMMER ST
SUBMARKET Financial District

TENANT Hydrow

SIZE 33,100 SF

501 BOYLSTON ST
SUBMARKET Back Bay

TENANT Drizly

SIZE 30,000 SF
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BOSTON OFFICE TRENDS
Q1 2021

L
arge tenants have mostly waited to make substantial real estate 
decisions, but some tenants have emerged and made big commitments. 
After a thorough search of the market, architectural firm Sasaki leased the 

entirety of 110 Chauncy St, moving from Watertown to Downtown. Rumors 
are circulating of even larger tenants being close to leases at 1 Post Office 
Square and Related Beal’s Kenmore project. 

As many have predicted, COVID has caused a dramatic shakeup in the 
coworking industry. Newmark acquired Knotel out of bankruptcy court. 
CBRE acquired a 35% stake in Industrious for an estimated value of $600 
million. The troubled coworking giant WeWork has closed locations across 
the country, including locations in Boston such as 1 Milk, 711 Atlantic, and 51 
Melcher. While coworking has currently struggled, there could be space for 
these groups if companies commit to a longer-term hybrid work model

1 BOSTON WHARF ROAD

110 CHAUNCY STREET
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CAMBRIDGE OFFICE TRENDS
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W
hile there wasn’t a flurry of activity in the Cambridge market, 
leasing activity did pick up in Cambridge in the first quarter. Google 
announced a large expansion in East Cambridge, adding 38,000 

square feet of office space at 4 & 5 Cambridge Center plus another 170,000 
square feet at 8 Cambridge Center. These expansions come off of its 
currently under construction 380,000 square foot build-to-suit at 325 Main 
Street. Google’s continued expansion shows the tech giant’s commitment 
to Kendall Square and their faith in the return to the office. In other smaller 
deals, both 255 Main Street and 314 Main St signed direct deals in the first 
quarter with near market-high office rents 

Lab conversion activity, long present in Cambridge, saw a bump in Q1. The 
Davis Companies have acquired 1 & 2 Charles Park, hoping to convert the 
space soon to be vacated by Pegasystems into lab. Out in West Cambridge, 
King Street has outlined a piecemeal conversion of 150 Cambridgepark 
Drive, hoping to cater to smaller, early-stage life science companies. This 
conversion activity is helping reduce the total number of office space in 
Cambridge and make it a more lab-dominated market than it has ever been 
before.

 West        Mid        East

1 CHARLES PARK

325 MAIN STREET



SUBURBAN OFFICE TRENDS
Q1 2021

L
ike downtown Boston, the suburbs had an overall quiet quarter, 
but some large tenants made substantial commitments that helped 
provide an air of optimism about the future. ZoomInfo took 226,000 

square feet at 275 Wyman Street in Waltham, the largest new lease in 
the suburbs post-pandemic. ZoomInfo essentially swapped locations 
with VistaPrint, who will move to their former location at 170 Tracer Lane. 
OCB marked another substantial Waltham new lease when it took 63,500 
square feet at the recently renovated 195 West Street. 195 West had been 
marketed as lab, but OCB will be using the facility for medical office uses. 

Many industry analysts have raised the possibility of COVID-19 generating 
momentum away from the urban core and to the suburbs. There are 
reasons that this trend could emerge. The suburban Boston housing 
market is on fire. Record low interest rates and new interest in suburban 
living have spurred many young families to explore a move out of the 
urban core. The rent delta between Boston and the suburbs remains 
wide, offering office tenants cost savings. The suburbs also provide a 
way for employees to avoid public transit, which has still not recovered 
from pre-pandemic usage levels. The first quarter of 2021 gave us the 
first example of a tenant exploring a suburban move. Pegasystems is 
reportedly close to finalizing a large lease in the suburbs in a “hub and 
spoke model.” If more companies follow Pegasystems’ lead, it could 
generate strong momentum towards the suburbs. 
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DEAL HIGHLIGHTS
275 WYMAN ST
SUBMARKET 128 West

TENANT Zoominfo

SIZE 226,200 SF

111 LAWRENCE ST
SUBMARKET 495 Northeast

TENANT Philips Lifeline

SIZE 80,000 SF

195 WEST ST
SUBMARKET 128 West

TENANT OCB

SIZE 63,500 SF

25 MALL RD
SUBMARKET 128 North

TENANT Ascend Learning

SIZE 55,000 SF

78 4TH AVE
SUBMARKET 128 West

TENANT Vicarious Surgical

SIZE 42,000 SF



SUBURBAN OFFICE TRENDS
Q1 2021

W
hile present in previous quarters, lab conversion activity has ramped 
up to record levels. More than 830,000 square feet of formerly vacant 
office space is in various stages of conversion, including 200 West, 

1560 Trapelo, 20 Maguire, 47 Foundry, and Arsenal on the Charles. Many 
of these buildings have witnessed strong activity in Q4, with 200 West and 
1560 Trapelo leased to Translate Bio and Dyne Therapeutics, respectively. 
While this phenomenon isn’t directly applicable to office demand, the net 
removal of supply effectively tightens the overall market, particularly in Route 
128 West. The same phenomenon has long been present in the industrial 
market, where widespread demolition of near urban product has reduced 
availabilities and increased rents.

495 was quiet on the leasing front and still struggles to absorb several large 
blocks of space on the market. Flex-oriented assets have done well during 
the pandemic as the production and R&D capabilities these buildings offer 
can’t be replicated in a remote capacity. 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. Arranta Bio leasing 118,000 square feet 
at Lincoln Property Company’s 1414 Massachusetts Ave in Boxborough is an 
example of this trend

275 WYMAN 
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DEVELOPMENT
Q1 2021

E
ven with numerous office towers currently under construction in downtown Boston, there has been more developer 
activity on the office tower front. Amazon’s planned 630,000 square foot office building in the Seaport adds to the already 
large under-construction pipeline. Fortunately, this new development does not increase the large amount of speculative 

space underway.  

The current downtown office pipeline stands around 5 million square feet, a cyclical high. Despite the current development 
pipeline, there are some consolations for many of these developments. Most are set to deliver in 2022-24 when the leasing 
environment may be different than it is today. One element aiding this burgeoning pipeline is the pivot of many projects from 
office to lab. Samuels and Associate’s under construction 101 Massachusetts (formerly 1001 Boylston St) is now converting 
their remaining unleased 250,000 square foot portion into lab. Biomed also officially announced its intentions to purchase 
and convert 321 Harrison into lab. 

The pipeline in the suburbs has essentially non-existent. Outside of the office portion of 225 Wyman and office developments 
in Westwood, little supply is underway there. Lab ground-up development and conversions in 128 West dominates recent 
developments. 830,000 square feet of previous vacant office space are in various stages of conversion. While out in 495, 
GMP development is the main story. Bristol-Myers Squibb announced it would be expanding its Devens campus by another 
244,000 square feet, making it the largest GMP user in the metro
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INVESTMENT SALES
Q1 2021

T
he investment sales activity remains slow in the office market, though signs of life are emerging. Credit plays are starting to be 
marketed, far different than the riskier speculative projects common before COVID. Alexandria made their largest purchase in 
Boston to date with their purchase of a stake in Landmark Center and the currently under construction 201 Brookline from Samuels 

& Associates. The entire sale valued the buildings at $1.45 billion among the largest single sales of the past decade in Boston. The 
Davis Companies also acquired 1 & 2 Charles in East Cambridge for $468 million. The properties will soon lose their anchor tenant 
Pegasystems making both buildings ideal for lab conversions.

401 PARK & 201 BROOKLINE Boston
PRICE $1,482,000 

PSF N/A

BUYER Alexandria/Samuels & Associates

SELLER Samuels & Associates

110 CHAUNCY ST Boston
PRICE $27.8 million 

PSF $386/SF 

BUYER MC Real Estate Partners

SELLER The Buckminster Group

1 & 2 CHARLES PARK Cambridge

PRICE $468 million 

PSF $1,257/SF 

BUYER Principal Financial/Davis Companies 

SELLER Principal Financial

162 BOYLSTON ST Boston
PRICE $18.4 million 

PSF $431/SF 

BUYER Thibeault Development

SELLER Public Consulting Group



BOSTON RSF % Vacant % Sublease % Available Net Absorption - 
Direct Space 

12 Month 
Absorption Asking Rate 

TOTAL A&B  72,535,868 7.7% 4.8% 17.4%  (833,241)  (2,225,451)  $62.54 

Back Bay  14,735,070 4.4% 4.4% 11.5%  (155,585)  (407,562)  $66.82 

Charlestown  2,076,698 12.4% 10.3% 23.5%  (136,026)  (138,922)  $43.46 

Fenway  1,882,277 0.0% 0.9% 0.9%  542  545  $56.60 

Financial District  35,220,253 9.2% 4.9% 21.6%  (432,454)  (1,254,459)  $63.65 

Midtown  1,858,356 4.1% 5.4% 12.1%  2,640  (16,383)  $48.24 

North Station  3,276,277 10.0% 5.0% 16.0%  (26,877)  (148,907)  $55.62 

Seaport  10,604,550 7.7% 5.7% 16.8%  (29,005)  (149,930)  $63.61 

South Station  2,882,387 9.1% 0.5% 9.6%  (56,476)  (109,833)  $57.82 

CAMBRIDGE RSF % Vacant % Sublease % Available Net Absorption - 
Direct Space 

12 Month 
Absorption Asking Rate 

TOTAL A&B  11,669,470 5.1% 7.8% 13.9%  (125,291)  (256,719) $84.34 

East Cambridge  6,706,580 4.2% 9.9% 15.7%  (37,966)  (40,297)  $98.58 

Mid Cambridge  3,129,435 4.4% 3.2% 8.6%  (271)  (75,601)  $71.98 

West Cambridge  1,833,455 9.9% 7.9% 16.4%  (87,054)  (140,821)  $53.33 

SUBURBS RSF % Vacant % Sublease % Available Net Absorption - 
Direct Space 

12 Month 
Absorption Asking Rate 

TOTAL A&B  109,045,775 15.0% 3.0% 20.7%  (905,812)  (2,791,533)  $27.40 

Inner Suburbs  5,421,585 10.2% 3.8% 15.8%  85,973  117,612  $45.65 

ROUTE 128  59,557,099 12.7% 3.6% 19.1%  (459,471)  (1,368,017)  $29.95 

128 West  24,168,135 12.6% 5.3% 20.8%  (421,063)  (996,005)  $35.01 

128 North  18,439,897 13.0% 3.0% 19.0%  45,508  (562,958)  $29.09 

128 South  16,949,067 12.6% 1.6% 16.7%  (83,916)  190,946  $23.68 

INTERSTATE 495  44,067,091 18.6% 2.1% 23.4%  (532,314)  (1,541,128)  $21.71 

495 Mass Pike West  19,716,527 17.9% 2.4% 22.4%  (93,214)  (368,010)  $22.71 

495 Route 2 West  6,675,122 21.7% 1.2% 31.6%  (112,798)  (180,856)  $19.49 

495 Northeast  6,399,846 21.0% 2.2% 25.0%  (70,259)  (509,049)  $21.84 

Route 3 North  6,901,485 20.4% 1.5% 22.6%  (163,116)  (290,470)  $21.75 

495 South  4,374,111 10.4% 2.9% 14.9%  (92,927)  (192,743)  $20.30 

ALL OFFICE  193,251,113 11.7% 4.0% 19.0%  (1,864,344)  (5,273,703)  $44.92 

OFFICE MARKET STATS
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Lincoln Property Company’s Office Market Report is produced by the Boston Office’s research team in collaboration with our Boston and 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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