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SF

Boston Dynamics

1601 Trapelo Road, Waltham | 128 West
320,000

SharkNinja

89 A Street, Needham | 128 West
250,409

IBM

900 Chelmsford Street, Lowell | 495 North
153,000

AdvanCell

1 Corporate Drive, Andover | 495 North
128,000

Autodesk

21-25 Drydock Ave, Boston | Seaport
73,000

Brattle Group

1 Beacon Street, Boston | Financial District
41,000

Looking Forward

Improving conditions in several of the region’s largest 
suburban submarkets provide reason for cautious 
optimism. Continued positive absorption and a 
sustained decline in available space suggest that 
demand is increasingly translating into occupancy 
growth.  

While market performance remains uneven 
across property types and locations, the strength 
demonstrated by top-performing submarkets 
indicates that the suburban office sector is making 
measurable progress toward a more balanced 
market environment. As of May 2026, employment 
growth has contracted year-over-year, particularly in 
the Professional & Business Services and Financial 
Services sectors, which are down 3.2% and 2.9%, 
respectively. 

Although labor market headlines remain mixed, 
unemployment in the Boston MSA has translated 
into limited disruption to the office sector. The 
return‑to‑office trend remains intact, supported by 
corporate mandates and a growing emphasis on 
collaboration, training, and in‑person engagement. As 
the artificial intelligence sector continues to mature, 
Boston’s labor market is well positioned to attract 
companies seeking strategic expansion opportunities, 
potentially driving demand for office space in the 
coming years. 

Top Leases

At quarter-end, Boston’s office vacancy rate stood at 16.1%, with overall availability at 22.3%. Cambridge’s office 
market continues to struggle with rising vacancies and muted leasing activity. Vacancy for the Cambridge 
submarket rose 40 basis points to 14.3% with mid-Cambridge seeing the highest vacancy rates at 15.9%.  

Capital markets saw relatively low activity. The largest sale of the quarter was The Edge office campus in Wakefield, 
purchased for $60.8 million by a joint venture between Lincoln and J.P. Morgan Asset Management. Boston’s 
largest capital markets deal included 250 Summer Street in Seaport, with North Colony Asset Management 
acquiring the 110,000-square foot building for $37.6 million.  

Overall, the Boston suburban office market continues to gain momentum as improving occupancy trends and 
sustained leasing activity contribute to healthier fundamentals. Several key submarkets have emerged as bright 
spots, benefiting from strong tenant demand for high-quality space and favorable location advantages. As 
availability continues to decline and absorption remains positive, the market appears to be gradually moving 
toward greater equilibrium, positioning the region for further recovery through the remainder of 2026. 
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The Boston office market is on relatively stable footing, though overall fundamentals remained challenged by elevated 
space availability and vacancy. Vacancy has seen a steady downward trend over the past year, instilling cautious 
confidence in the Boston market. The quarter ended with a 16.1% vacancy rate and 22.3% availability. Despite these 
headwinds, underlying demand showed signs of resilience as occupiers remained active in the market and selective 
expansion activity continued. 

Leasing momentum remained healthy throughout the quarter, with 712,924 square feet of leasing activity completed, 
underscoring sustained tenant engagement across the city. Demand continued to concentrate on high-quality assets 
offering modern amenities, transit accessibility, and strong workplace environments, while older and less competitive 
properties faced ongoing pressure. Fundamentals surrounding Class B buildings have deteriorated over the past few 
years, with ever-climbing vacancies showing little signs of easing. 

Boston Office Trends
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Cambridge’s office market remained challenged during Q2 as occupier demand continued to lag historical norms. 
The market recorded 36,270 square feet of negative net absorption, contributing to a modest increase in vacancy to 
14.3%. While leasing activity improved slightly, totaling 39,869 square feet, transaction volume remained well below 
long-term averages.  

Market availability remained elevated, with the availability rate reaching 23.3%. While Cambridge continues to 
benefit from its role as a hub for technology and life sciences companies, the market’s heavy reliance on these 
sectors has become a headwind amid slower industry growth. Unlike Boston’s urban core, Cambridge has relatively 
limited representation from legal, insurance, and financial services firms, reducing its ability to generate demand 
from alternative occupier groups during periods of sector-specific weakness. 

Despite near-term struggles, Cambridge remains one of the region’s most desirable office locations, supported by 
its unparalleled concentration of academic institutions, research talent, and innovation-driven employers. 

Cambridge Office Trends
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Absorption (SF)

Vacancy (%)

18%

16%

14%

12%

10%

8%

6%

4%

2%

0%

Route 128

128 West 128 South128 North

2016

2018

2020

2022

2024

2026

20%

16%

12%

8%

4%

0%

I-495

495 West 495 South495 North

2016

2018

2020

2022

2024

2026

1.5M

1.0M

500K

-

(500K)

(1.0M)

(1.5M)

I-495

495 West 495 South495 North

2016

2018

2020

2022

2024

2026

800K

600K

400K

200K

-

(200K)

(400K)

(600K)

(800K)

Route 128

128 West 128 South128 North

2016

2018

2020

2022

2024

2026

 (800,000)

 (600,000)

 (400,000)

 (200,000)

 -

 200,000

 400,000

 600,000

 800,000

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 YTD

128 absorp     black: north    yellow: west    lilac: south

Leasing activity remained healthy during the quarter, totaling 
755,326 square feet. Most notably in the suburbs, Boston 
Dynamics signed a new lease for 320,000 square feet at 
BXP’s Reservoir Place in Waltham. Additionally in the 128 
West market, SharkNinja renewed 250,409 square feet at 89 
A Street in Needham. Although volume moderated from the 
previous quarter’s elevated levels, tenant demand remained 
concentrated in high-quality properties offering modern 
amenities, strong accessibility, and abundant parking. This 
flight-to-quality trend continues to define suburban leasing 
dynamics, and parallels that of urban office trends where 
newer and recently renovated assets benefit while placing 
competitive pressure on older properties with outdated 
offerings. 

Suburban Office Trends
The suburban office market posted a strong quarter, building upon its existing momentum. The overall suburban office 
market recorded 695,336 square feet of positive net absorption during Q2, reflecting willingness among occupiers to 
commit to space in select suburban locations. Vacancy was largely flat year-over-year and quarter-over-quarter, with 
a vacancy rate of 15.6% for the suburbs. The availability rate fell to 22.1%, extending a pattern of consistent quarterly 
decreases that has been in place for more than a year. While availability remains elevated relative to historical norms, the 
ongoing reduction reflects improving market fundamentals as tenants absorb existing inventory and fewer large blocks of 
space are returned to the market. 
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The Boston office development pipeline was reduced to zero during the Q2 after the delivery of 635,000 square 
feet of office space in Pembroke Real Estate’s Commonwealth Pier. The building was pre-leased by Fidelity 
Investments. Following the completion of other large-scale projects such as South Station Tower and Bain Capital’s 
headquarters in Back Bay, the region’s development cycle has largely come to a pause. 

Several factors continue to limit new construction activity. Elevated financing costs, stricter lending, and rising 
construction expenses have made it difficult for developers to justify speculative office projects. At the same time, 
vacancy and availability rates remain above historical averages across much of the region, reducing the urgency for 
additional supply. In the current environment, significant pre-leasing commitments are generally required before 
new projects can secure financing and move forward. 

As new construction slows, adaptive reuse has emerged as a central theme shaping future supply. With demand 
for smaller Class B office space softening and the region facing significant housing shortage, the Boston Planning 
& Development Agency’s Downtown Residential Conversion Incentive Pilot Program remains a key policy initiative. 
Since its launch in October 2023, the program has received 28 applications proposing the conversion of 1.55 
million square feet of office space into 1,853 residential units. The city’s decision to extend the application window 
through 2026 reflects continued interest in office‑to‑residential conversions as a long‑term strategy to rebalance 
the downtown market while addressing Boston’s housing constraints. Seven conversion projects are currently 
under construction, with one already delivered. 

Development
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Quarterly Sales Volume (In Billions)
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Boston Cambridge Suburbs

= Q2

Top Sales

Price PSF Buyer Seller

The Edge
Wakefield | 128 North

$60.8 Million $63 Lincoln/JPMorgan 
Asset Management

Hobbs Brook 
Real Estate

Wellesley Portfolio
Wellesley | 128 West

$46 Million $267 Boylston Properties Haynes Management

250 Summer Street
Boston | Seaport

$37.6 Million $340 North Colony 
Asset Management Morgan Stanley affiliate

18 Tremont Street
Boston | Financial District

$29.5 Million $146 Kendall Capital Jamestown Properties

230 Congress Street
Boston | Financial District

$23.7 Million $156 Assembly 
Investments Northwood Investors

Several notable transactions highlighted 
investor activity across both urban and 
suburban markets. In the suburban market, 
Lincoln and J.P. Morgan Asset Management 
purchased The Edge office campus in 
Wakefield. The campus consists of eight 
different buildings and totals 962,000 
square feet. Lincoln acquired the property 
for $60.8 million. In Seaport, 250 Summer 
Street traded hands for $37.6 million at 
$340 per square foot. The 110,000-square 
foot building was purchased by North 
Colony Asset Management. In the 128 South 
Market, BR O’Connor Company acquired a 
118,000-square foot property in the Crown 
Colony Drive Office Park, for $5.2 million. 

While transaction volume remains below 
historical norms, investors continue to identify 
opportunities in both downtown and suburban 
markets, to help drive activity. 

Investment Sales
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Submarket RSF %  
Vacant

% 
Sublease

% 
Avail

Net 
Absorption

12-Month 
Absorption

Leasing 
Activity

12-Month 
Leasing

Asking 
Rents

Back Bay 16,068,976 12.1% 2.3% 16.7% 38,039 (101,098) 100,431 953,729 $61.30

Financial District 42,666,292 17.7% 2.4% 25.4% (85,339) 394,026 513,446 2,562,509 $59.20

Fenway 2,690,201 16.5% 3.8% 20.3% 40,036 (185,325) - 91,042 $55.15

Midtown 2,093,193 17.4% 3.1% 21.8% (26,503) 98 52,080 95,023 $41.10

North Station/End 4,848,907 9.4% 7.1% 17.1% 46,688 154,881 10,692 119,092 $55.70

Seaport 11,010,589 19.5% 3.0% 23.0% (258,662) 102,258 25,278 521,395 $56.21

South Boston/End 492,187 46.1% 0.0% 46.1% 10,997 108,993 10,997 10,997 $41.15

Downtown Boston Total 79,870,345 16.3% 2.8% 22.5% (234,744) 473,833 712,924 4,353,787 $58.25

Allston/Brighton 935,363 1.5% 4.2% 19.1% (13,120) (2,796) 2,470 20,824 $44.90

South Suffolk County 2,066,161 1.8% 0.0% 14.8% - (16,614) - 11,897 $36.10

Boston Total 82,871,869 16.1% 2.7% 22.3% (247,864) 454,423 715,394 4,386,508 $57.00

East Cambridge 7,814,118 14.1% 5.7% 21.1% (28,528) 215,649 13,797 82,246 $75.18

Mid-Cambridge 3,173,896 15.9% 9.6% 28.2% 170 (67,882) 26,072 90,738 $61.69

West Cambridge 1,261,954 10.8% 9.8% 22.4% (7,912) (81,540) - 25,197 $53.55

Cambridge Total 12,249,968 14.3% 7.1% 23.3% (36,270) 66,227 39,869 198,181 $70.05

128 West 23,252,099 15.7% 5.9% 26.2% 326,990 236,630 487,140 1,585,683 $38.91

128 North 21,333,478 14.1% 4.2% 21.0% 13,361 (175,293) 120,274 1,178,291 $29.11

128 South 18,015,087 15.8% 2.4% 19.4% (61,201) (152,307) 77,413 811,073 $27.98

128 Total 62,600,664 15.2% 4.3% 22.5% 279,150 (90,970) 684,827 3,575,047 $32.85

495 West 27,251,702 17.1% 3.2% 22.7% 42,661 114,141 138,974 670,841 $26.05

495 North 17,234,551 17.8% 3.7% 25.0% 308,285 357,165 160,851 414,061 $25.65

495 South 6,086,946 8.2% 2.3% 12.4% 15,457 60,757 10,414 108,412 $26.10

495 Total 50,573,199 16.2% 3.2% 22.1% 366,403 532,063 310,239 1,193,314 $25.10

Inner Suburbs North 6,155,545 12.1% 4.3% 17.6% 49,783 397,345 80,260 222,845 $40.21

Suburban Total 119,329,408 15.6% 3.8% 22.1% 695,336 838,438 1,075,326 4,991,206 $29.80

All Office 214,451,245 15.7% 3.6% 22.2% 411,202 1,359,088 1,830,589 9,575,895 $42.75

Office Stats Q2 2026
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