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Market Observations: What We Know

Source: Newmark Research

Net Absorption
Greater Boston assets experienced 
a third straight quarter of negative 
net absorption, though leasing 
volumes picked up meaningfully this 
quarter.

Tenant Demand
Growing tenant demand is being 
driven by tough-tech and R&D 
manufacturing users, who are 
increasingly focused on securing 
high-quality, modern industrial 
product.

Development
New industrial construction in 
Greater Boston has fallen to an 
eight-year low. As a result, the 
limited new supply should help 
bring elevated vacancy rates 
down.

Corridor Expansion
Tenants are expanding beyond 
traditional submarkets, targeting 
emerging corridors along Route 
146 and Route 2 to develop 
projects and capitalize on these 
locations’ strategic connectivity.

Asking Rents
Tenants continue to contend 
with elevated asking rents, 
which are supported by strong 
demand from tough-tech users 
in the market.

Capital Markets
Capital markets activity in 
Greater Boston’s industrial 
sector shows renewed 
momentum, as selective 
investors re-enter the market 
and focus on well-located, 
modern assets, and owner-
user acquisitions.
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Market Observations: What We Expect

3
Source: Newmark Research

With the rise of Advanced 
Manufacturing, future site selection 
and rent growth will be increasingly 
driven by access to power, utilities, 
and upgraded building specs rather 
than just highway proximity.

The industrial market is exhibiting 
early signs of a shift toward 
stabilization, but persistent 
headwinds and elevated vacancy 
mean there is still a long way 
before a full recovery is realized.

Capital markets conditions remain 
cautious but are gradually 
improving, with investors selectively 
re-entering the space as pricing 
adjusts and fundamentals show 
early signs of stabilization.

AI will likely reshape industrial 
employment by boosting 
productivity and shifting tasks, 
supporting demand for automation-
ready facilities as headcount slows.
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Unemployment Rate | Seasonally Adjusted

Boston’s unemployment rate has remained stable, experiencing only a modest increase by December 2025. Since the second quarter of 2025, the rate has fluctuated within a narrow band, 
averaging 4.45%. This stability points to a resilient local labor market. Notably, recent workforce reductions at Tessera Therapeutics, Takeda, and Thermo Fisher, primarily within the biotech 
sector, have not yet impacted Boston’s overall unemployment rate. The city’s unemployment rate remains closely aligned with the U.S. average, underscoring how local labor trends continue 
to mirror national patterns.

Boston Unemployment Steady Amid Layoffs

6
Source: Moody’s analytics, BLS, Newmark Research March 2026, Mass Gov Office of Labor and Workforce Development
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Industrial labor trends were mixed in the first quarter: the Boston metro saw higher wages and fewer jobs. Wages rose in all major industries, showing ongoing competition for workers. 
The Construction industry had the strongest yearly wage gains. Wholesale Trade posted the smallest annual wage increase at 0.7% but still had the second-highest average wage. 
Employment in Natural Resources and Trade, Transportation, and Utilities fell, while Manufacturing grew modestly. This shows that while wages become more competitive, some 
industrial sectors still struggle to grow employment.

Wage Growth Persists Despite Uneven Employment

7

Wages by Industry, as of 1Q26 Employment Growth by Industry, 12-Month % Change, December 2025

Source: Moody’s Analytics, JobsEQ, Boston-Cambridge-Newton, MA-NH MSA
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Employment in Trade, Transportation, and Utilities edged lower through the latter part of 2025. The sector's 12-month growth rate slipped into negative territory, declining by 1.0%. 
Manufacturing, by contrast, showed signs of renewed momentum during the year-end. It posted its first month-over-month gains since mid-2023 and began to reverse a prolonged 
stretch of negative annual growth. Advanced manufacturing and high-tech industrial uses continue to define occupier demand across the market. It will be worth monitoring whether this 
employment recovery reflects a broader structural shift.

Trade and Manufacturing Labor Market Shift at Year-End 

8

Total Employment and 12-Month Growth Rate, Trade/Transportation/Utilities Total Employment and 12-Month Growth Rate, Manufacturing

Source: Moody’s Analytics, Boston-Cambridge-Newton, MA-NH MSA
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Historical Vacancy

Market fundamentals in Greater Boston’s industrial sector continued to soften in the first quarter of 2026, as the vacancy rate increased modestly from the prior quarter. Although 
vacancy remains well above the 15-year average, it is still below the historical highs recorded at the beginning of 2012. With leasing activity showing renewed momentum this quarter, 
stronger tenant demand should help begin to absorb available space and ease vacancy rates moving forward.

Vacancy Pushes Past Long-Term Norms as Industrial Market Moderates
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Source: Newmark Research
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Historical Construction Deliveries and Net Absorption

Three new warehouse buildings were delivered in the first quarter of 2026, adding just over 800,000 SF of industrial space across the North and South submarkets. While this influx of 
supply kept net absorption negative, underlying market fundamentals are beginning to stabilize. Notably, quarter deliveries have fallen to a four-year low, suggesting the recent supply 
wave is moderating.

Deliveries Add Pressure to Leasing Fundamentals

11
Source: Newmark Research
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Total Leasing Activity (SF)

Leasing activity in the first quarter increased 68.9% from the first quarter of 2025, just outpacing levels recorded in the first quarter of 2023 and marking the strongest first-quarter 
performance in the past three years. After signs of recovery began to appear at the end of 2025, this strong start to 2026 reinforces the view that leasing fundamentals are continuing to 
improve. Activity this quarter was dominated by direct leases, concentrated in the North and South submarkets.

Leasing Activity Shows Steady Improvement

12
Source: Newmark Research, CoStar
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Notable 1Q26 Lease Transactions

The first quarter of 2026 delivered another strong period of leasing activity, with the top five transactions all surpassing 200,000 SF. The market also began to move away from its recent 
renewal-driven pattern, with direct deals comprising approximately 81.1% of total leasing volume this quarter, an encouraging sign for leasing fundamentals. Entegris’ renewal in Billerica 
further highlights sustained demand from advanced manufacturing and tough-tech users, underscoring continued tenant commitment.

Leasing Momentum Shifts to Direct Deals

13
Source: Newmark Research

Champagne Logistics 1 National St., Milford West Direct Lease 296,700

Primo Brands 3 Silver City Dr., Taunton South Direct Lease 248,453

Owens & Minor 
Distributions, Inc. 20 Freedom Way, Franklin South Lease Extension 234,664

SupplyOne 586 Manley St., West 
Bridgewater South Direct Lease 216,000

Entegris 129 Concord Rd., Billerica North Lease Renewal 203,170

Tenant Address Submarket Lease Type Square Feet

Please reach out to your
Newmark business contact for this information
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Notable 1Q26 Lease Transactions Outside of Metro

Leasing activity outside the Boston metro remained strong this quarter, with a mix of renewals and direct leases signaling expanding tenant movement across key secondary markets. 
The Route 2 corridor continued to gain momentum, highlighted by SupplyOne and Westrock both signing leases at 475 Leominster Shirley Road in Lunenburg, further solidifying the 
area’s role as an established industrial hub.

Leasing Momentum Continues Across Secondary Markets

14
Source: Newmark Research

GXO Logistics 333 Harvey Road Manchester Lease Expansion 165,000

SupplyOne 475 Leominster Shirley 
Road Lunenburg Direct Lease 202,972

Westrock 475 Leominster Shirley 
Road Lunenburg Direct Lease 86,865

Hollingsworth & Vose 111 Adams Road Clinton Lease Renewal/Expansion 77,529

Tenant Address Town Lease Type Square Feet

Please reach out to your
Newmark business contact for this information
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Industrial Class A Leasing Volume and Percentage of Total Industrial Leasing Volume

The beginning of 2026 brought strong leasing momentum for Class A industrial space, with first-quarter deal volume nearly matching the total recorded in all of 2024. So far this year, 
these transactions have accounted for 30.6% of total leasing activity, continuing the increasing trend started in 2024. This growing share suggests that Class A deals are accounting for a 
larger portion of overall market activity than in previous years, reinforcing the continued demand for premium industrial space.

Flight-to-Quality Drives Class A Leasing Activity in Greater Boston

15
Source: Newmark Research, CoStar
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5-Year Change in Vacancy Rate by Submarket

Vacancy rates have increased across all submarkets more than doubling over the past five years. The South submarket saw the largest rise, with vacancy climbing by 860 basis points, 
driven in large part by the delivery of about 690,000 SF of new space. While new supply has pushed vacancies higher, the recent increase in leasing activity should help begin to absorb 
existing space and ease vacancy moving forward.

New Supply Pushes Vacancy Higher

16
Source: Newmark Research
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Available Industrial Sublease Volume (MSF)

Industrial sublease availability in Greater Boston fell sharply this quarter to 2.4 million SF, marking its lowest level since Q4 2023, following a stretch of above-average sublease 
availability. With sublease volume trending closer to the historical quarterly average, available space declined 27.2% from the end of 2025. The recent reduction in product suggests that 
market conditions may be gradually stabilizing.

Sublease Availability Shifts Back to Historic Norms

17
Source: Newmark Research, CoStar
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Sublease availability remains concentrated in the North and South submarkets, which together account for 68.0% of the total market. On a year-over-year basis, however, trends have 
started to diverge, with the West submarket posting a 13.8% increase in sublease space while the North and South recorded significant declines of 36.1% and 39.3%, respectively. 
These shifts suggest that sublease pressure is beginning to ease in the region’s largest submarkets, even as pockets of availability continue to build elsewhere.

Sublease Trends Diverge by Submarket

18

Available Sublease Space by Submarket Available Sublease Space by Submarket Comparison (SF)

Source: Newmark Research, CoStar
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Industrial Space Under Construction

New construction remained active in the first quarter of 2026, with three buildings delivering, including Buildings 1 and 3 at 25 Maple Street in Stoughton and 2 Commerce Drive in 
Tyngsborough, bringing roughly 800,000 SF of new product to the market. The new supply was concentrated in the warehouse/distribution subtype, continuing the recent trend in 
development activity. Consequently, the construction pipeline continues to decline quarter over quarter and is well below the 10-year average, as recent deliveries outpace new 
groundbreakings.

Deliveries Outpace New Groundbreakings

19
Source: Newmark Research, CoStar
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Asking rents increased 1.7% year-over-year this quarter, marking the first annual increase in two years. This growth was primarily fueled by the addition of advanced manufacturing 
buildings, which command higher rents. At the same time, the flight to quality trend has enabled landlords of higher-quality properties to raise asking rents on select spaces. Combined, 
the return to positive annual rent growth and sustained pricing above pre-pandemic levels indicate the market may be stabilizing after two years of softer demand.

Asking Rents Begin to Stabilize

20

Industrial Average Asking Rent, $/SF, NNN Year-over-Year Asking Rent Growth Rate % Change

Source: Newmark Research, CoStar 
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Asking rents rose across all submarkets this quarter, largely due to adjustments in the industrial dataset that incorporated advanced manufacturing buildings, which typically command 
higher rates. Quarter-over-quarter, the South and Urban submarkets saw the largest jumps both increasing by 4.4%, while the North and West submarkets saw a more limited impact. 
Even with this upward adjustment, asking rents in the North and South remain below year-ago levels, indicating that broader pricing conditions in those submarkets have yet to fully 
recover.

West and Urban Submarkets Post Strongest Rent Gains

21

Asking Rent ($/SF) by Submarket Year-over-Year Percent Change in Asking Rate

Source: Newmark Research
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1Q26 Vacancy Rate and Inventory | Greater Boston Small-Bay vs. Class A Warehouse

Industrial buildings 100,000 SF and under, commonly referred to as small-bay properties, make up 42.6% of Greater Boston’s industrial inventory and maintain low vacancy rates. In 
contrast, Class A warehouse assets have experienced higher vacancy rates as new construction delivers more top-tier product to the market. This sharp contrast underscores the 
ongoing strength of demand for smaller-format space while larger warehouse assets contend with a growing supply of newly completed inventory.

Small Bay Product Outperforms Class A Warehouse

22
Source: Newmark Research
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Vacancy Rate | Greater Boston Small-Bay vs. Class A Warehouse

The industrial market continues to see small-bay product outperform Class A warehouse space, as small-bay vacancy has remained relatively stable while Class A warehouse vacancy 
has risen by 202 basis points. Over the past several quarters, small-bay vacancy has largely plateaued, reinforcing the segment’s steady demand and limited occupancy movement. By 
contrast, Class A warehouse vacancy continues to trend upward as the construction pipeline remains concentrated in warehouse product and adds new supply to the market. Still, the 
recent uptick in leasing activity should help chip away at available space and begin to absorb some of the highest-quality vacant product.

Small-Bay Vacancy Rate Shows Greater Stability 

23
Source: Newmark Research
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Average Asking Rent ($/SF) | Greater Boston Small-Bay vs. Class A Warehouse

At the start of 2026, rents for small-bay and Class A warehouse space are following notably different paths. Small-bay asking rents declined marginally this quarter, effectively extending 
the plateau that has characterized pricing in this segment. By contrast, Class A warehouse rents posted an increase, aided in part by higher-priced advanced manufacturing space, 
narrowing the rent gap between the two product types and pushing Class A pricing back toward the highs last seen in early 2025.

Class A Rents Rebound Toward Prior Highs

24
Source: Newmark Research
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Southern New Hampshire Submarket Overview

26
Source: Newmark Research, CoStar Group

Statistical Summary

Current Market Trends

Top Transactions

Weighted Average Asking Rent, Availability and Vacancy

Net Absorption (Square Feet, Thousands)

Current Quarter Prior Quarter Prior Year

Total Inventory (SF) 30.6M 30.6M 30.4M
Vacancy Rate 9.4% 9.3% 6.8%
Quarterly Net Absorption (SF) -42,594 -266,138 484,966

Average Asking Rent/SF $11.84 $11.64 $12.73
Under Construction (SF) 652,309 652,309 752,309
Deliveries (SF) 0 0 101,864

‒ Southern New Hampshire’s vacancy and availability rates converged this quarter, with only a minimal increase in 
vacancy alongside a 100-basis-point increase in availability.

‒ Meanwhile, net absorption remained negative for the fourth consecutive quarter as the market continues to 
recalibrate in response to current economic conditions.

‒ Despite these trends, asking rents increased this quarter, marking a rebound after five consecutive quarter of 
decline. The construction pipeline remained steady, continuing to push tenants toward backfilling existing vacant 
space.

Tenant Building Type SF

GXO Logistics 333 Harvey Rd., Manchester Lease Expansion 165,000

Resilience Manufacturing 165 Ledge St., Nashua Direct Lease 39,820
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North Submarket Overview

27
Source: Newmark Research

Statistical Summary

Current Market Trends

Top Transactions

Weighted Average Asking Rent, Availability and Vacancy

Net Absorption (Square Feet, Millions)

Current Quarter Prior Quarter Prior Year

Total Inventory (SF) 83.5M 83.1M 82.4M
Vacancy Rate 9.3% 8.5% 8.2%
Quarterly Net Absorption (SF) -324,776 -86,874 -329,687

Average Asking Rent/SF $17.83 $17.22 $17.93
Under Construction (SF) 460,605 279,000 617,200
Deliveries (SF) 125,000 187,200 0

‒ Leasing activity had a healthy mix of lease types this quarter, as tenants are looking to expand on current space 
and there is more new demand in the market.

‒ Vacancy and availability continued to rise as net absorption remained negative, reflecting ongoing market 
softness; however, stronger leasing activity this quarter should begin to chip away at that space over time.

‒ Asking rents remained firm and returned to prior peak levels this quarter, with the addition of advanced 
manufacturing properties to the data. In Tyngsborough, 2 Commerce Dr. delivered this quarter, adding new top-
tier warehouse inventory as the market continues to adjust.

Tenant Building Type SF

Entegris 129 Concord Rd., Billerica Lease Renewal 203,170
Public Service Company of New 
Hampshire / NSTAR Electric 
Company 250 Ballardvale St., Wilmington Lease Extension 139,753
Eurofins Electrical and Electronic 
Testing NA, LLC 1 Littleton Distribution Ctr., Littleton Direct Lease 60,000

Tighe Logistics Group 45 Holton St., Winchester Lease Expansion 60,000
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South Submarket Overview

28
Source: Newmark Research

Statistical Summary

Current Market Trends

Top Transactions

Weighted Average Asking Rent, Availability and Vacancy

Net Absorption (Square Feet, Millions)

Current Quarter Prior Quarter Prior Year

Total Inventory (SF) 84.4M 83.4M 82.9
Vacancy Rate 13.2% 11.9% 10.8%
Quarterly Net Absorption (SF) -399,640 -372,787 -523,857

Average Asking Rent/SF $13.46 $12.90 $13.74
Under Construction (SF) 0 687,425 903,727
Deliveries (SF) 687,425 0 350,000

‒ Market fundamentals in the South submarket remained mixed this quarter, as vacancy and availability continued 
to increase to new cyclical highs following recent deliveries. 

‒ Despite these challenges, the submarket recorded a strong leasing quarter, accounting for four of the five top 
leases; however, net absorption remained negative, reflecting continued softness in overall occupancy trends. 

‒ Asking rents increased 4.5% during the quarter. While 663,442 SF was delivered across two buildings, clearing 
the construction pipeline for the first time since 2013, and helping to limit future supply-side pressure.

Tenant Building Type SF

Primo Brands 3 Silver City Dr., Taunton Direct Lease 248,453

Owens & Minor Distributions, Inc. 20 Freedom Way, Franklin Lease Extension 234,664

SupplyOne 586 Manley St., West Bridgewater Direct Lease 216,000

The Armstrong Company 100 New Boston Dr., Canton Lease Renewal 130,000
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Statistical Summary

Current Market Trends

Top Transactions

Weighted Average Asking Rent, Availability and Vacancy

Net Absorption (Square Feet, Millions)

Current Quarter Prior Quarter Prior Year

Total Inventory (SF) 21.4M 21.4M 21.4M
Vacancy Rate 7.8% 7.8% 7.2%
Quarterly Net Absorption (SF) -8,015 -45,297 19,587

Average Asking Rent/SF $31.10 $29.77 $30.59
Under Construction (SF) 367,400 367,400 367,400
Deliveries (SF) 0 0 0

‒ The Urban industrial market posted a solid quarter, with most fundamentals holding strong and moving in a 
positive direction. The vacancy rate remained consistent at 7.8%, while availability declined by 90 basis points to 
9.3%, suggesting the market may be starting to regain its footing.

‒ Net absorption was minimal this quarter, with the help of some direct leasing activity, indicating that tenants 
remain active and are selectively committing to space. Renewed leasing momentum also reflects users looking 
to expand and refine their last mile supply chains in well located urban infill locations.

‒ One project remains under construction in Revere with 367,400 SF of Class A Warehouse product upcoming for 
the market.

Tenant Building Type SF

CityScapes 199 Commander Shae Blvd., Quincy Direct Lease 45,000

Wayfair 2 Alger St., South Boston Direct Lease 30,000

Boston Salads 225 Southampton St., Boston Direct Lease 19,474

Motivate LLC 735 Broadway, Malden Direct Lease 18,000
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Statistical Summary

Current Market Trends

Top Transactions

Weighted Average Asking Rent, Availability and Vacancy

Net Absorption (Square Feet, Millions)

Current Quarter Prior Quarter Prior Year

Total Inventory (SF) 36.1M 36.1M 35.7M
Vacancy Rate 10.3% 11.5% 7.8%
Quarterly Net Absorption (SF) 165,569 -177,193 -9,100

Average Asking Rent/SF $19.76 $19.22 $18.06
Under Construction (SF) 0 0 405,577
Deliveries (SF) 0 200,000 0

‒ Market fundamentals in the West were strong this quarter, reflecting an overall improvement in conditions. Both 
vacancy and availability declined quarter-over-quarter by 122 and 115 basis points, respectively, reversing the 
historical highs set last quarter.

‒ Asking rents edged up by 3.0% to $19.76/SF, driven by dataset adjustments for advanced manufacturing, as 
recent assets have been repositioning to meet stronger demand from advanced manufacturing and tech users. 

‒ Net absorption turned positive, and leasing activity picked up, highlighted by several larger direct deals in the 
West submarket, including Champagne Logistics’ strong commitment at 1 National Street in Milford, 
underscoring the sustained tenant demand for quality space.
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Tenant Building Type SF

Champagne Logistics 1 National St., Milford Direct Lease 296,700

Unicorr Packaging Group 1 Beeman Rd., Northborough Direct Lease 105,176

DHL 1-5 Sassacus Dr., Westborough Lease Renewal 61,084

Rinchem 111 Hayes Memorial Dr., Marlborough Lease Renewal 37,800

Please reach out to your
Newmark business contact for this information
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Submarket Statistics – All Classes

Submarket Statistics by Subtype

Submarket Statistics – Class A

Source: Newmark Research

Total Inventory 
(SF)

Under Construction
(SF)

Total Vacancy
Rate

Qtr. Net Absorption
(SF)

YTD Net 
Absorption (SF)

Qtr. Construction 
Deliveries (SF)

YTD Construction
Deliveries (SF)

Total Asking Rent
(Price/SF)

Urban 21,387,505 367,400 7.8% -8,015 -8,015 0 0 $31.10

North 83,456,337 460,605 9.3% -324,776 -324,776 125,000 125,000 $17.83

South 84,416,642 0 13.2% -399,640 -399,640 687,425 687,425 $13.46

West 36,072,369 0 10.3% 165,569 165,569 0 0 $19.76

Boston 225,332,853 828,005 10.8% -566,862 -566,862 812,425 812,425 $16.93

Total Inventory 
(SF)

Under Construction
(SF)

Total Vacancy
Rate

Qtr. Net Absorption
(SF)

YTD Net 
Absorption (SF)

Qtr. Construction 
Deliveries (SF)

YTD Construction
Deliveries (SF)

Total Asking Rent
(Price/SF)

General Industrial 61,325,560 460,605 8.8% -180,627 -180,627 0 0 $21.44

R&D/Flex 48,246,465 0 10.3% 13,542 13,542 0 0 $18.37

Warehouse/Distribution 115,760,828 367,400 12.0% -399,777 -399,777 812,425 812,425 $14.84

Boston 225,332,853 828,005 10.8% -566,862 -566,862 812,425 812,425 $16.93

Total Inventory 
(SF)

Under Construction
(SF)

Total Vacancy
Rate

Qtr. Net Absorption
(SF)

YTD Net 
Absorption (SF)

Qtr. Construction 
Deliveries (SF)

YTD Construction
Deliveries (SF)

Total Asking Rent
(Price/SF)

Boston 53,089,548 367,400 19.4% -234,371 -234,371 812,425 812,425 $15.89

Please reach out to your
Newmark business contact for this information
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