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APPENDIX B

REAL ESTATE AND ECONOMIC 
DEVELOPMENT ANALYSIS

Burlington 128 District, Burlington, MA

MADDEN PLANNING GROUP | LANDWISE ADVISORS | GAMBLE ASSOCIATES | BUENAS VIBRAS

August 2021 to August 2022



REGIONAL CONTEXT

Boston

Burlington @128

Cambridge

Lowell

Hanscom

Logan

Nashua

Lawrence

Waltham

3
128

I-95

Lexington

Burlington 128 District is 
well-situated between 
Boston, Lowell, and 
southern New Hampshire.
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Source: Various 2020 Q4 Broker Market Reports 
(CoStar, CBRE, Cushman Wakefield, JLL, Lincoln Property Company, Newmark Knight Frank)

Q4 2020 Rent/SF Inventory Vacancy 

Submarket Name Buildings SF SF % 

Boston Overall $54.90 1,461 108.6M 10.4M 9.6%

Waltham $38.94 233 14.8M 2.0M 13.8%

Lexington/Arlington $38.09 238 5.3M .28M 5.4%

Burlington/Woburn $29.89 317 15.1M 1.4M 9.6%

Lowell/Chelmsford $21.92 493 19.6M 2.5M 12.8%

Wilmington/Reading $23.00 122 2.8M .24M 8.6%

CHANGE 2015-2020
Submarket Name

Rent/SF Inventory
SF

Vacancy
SF

Boston Overall $11.15 .45M 2.2M

Burlington/Woburn $8.04 1.2M .29M 

Waltham $6.43 1.8M .72M

Wilmington/Reading $4.71 .37M .45M 

Lowell/Chelmsford $3.91 .42M (.18M)

Lexington/Arlington $2.92 .25M (.18M)

OFFICE SUBMARKETS

Burlington/
Woburn

Lexington/
Arlington

Wilmington/
Reading

Lowell/
Chelmsford

Waltham
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REGIONAL NODES

Source: LEHD On The Map 2018, Middlesex County only

Finance and Insurance

Information

Professional, Scientific, and Technical Services

Information, Professional Services, Finance & Insurance

4

I-95

I-95

2

2

I-93

3

The study site has one of the strongest concentration of 
high wage information and professional service jobs, of 
any community along 128.



Retail, Accommodation & Food Services, Recreation

REGIONAL NODES

Source: LEHD On The Map 2018, Middlesex County only

Retail Trade

Accommodation and Food Services

Arts, Entertainment, and Recreation

5

I-95

I-95

I-93

2

2

3

Burlington is a regional draw for retail, 
accommodations, and services. These sectors have
been hard hit by the Covid-19 pandemic but are 
beginning to rebound.



WHERE WORKERS LIVE

Source: LEHD On The Map 2018

Data represents the home geography for workers 
commuting to the Census Block Group that are 
contained in the study area. Substantially more 
workers commute in from areas North of Burlington

6

48,700
JOBS IN 
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Source: ACS Community Survey 5-Year Estimates

TRAVEL TIME TO WORK

2%

5%
7% 6%

4%

13%

10%

20%

35%

1%
3%

6%

8%

5%

15%

12%

19%

30%

1%
3%

6%
8%

5%

14%

11%

18%
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40%

Less than 10
minutes

10 to 14 minutes 15 to 19 minutes 20 to 24 minutes 25 to 29 minutes 30 to 34 minutes 35 to 44 minutes 45 to 59 minutes 60 or more
minutes

Travel Time to Work - Workers 16 years and over who did not work at home

Burlington CDP, Massachusetts Middlesex County, Massachusetts Boston-Cambridge-Newton MSA

Most residents in this region typically have commute times over 30 mins. 
The estimated share of people travelling >45 mins to work in selected geographies is:

Burlington CDP – 55%
Middlesex County – 49%
Boston-Cambridge-Newton MSA – 52%

The data shown here is from ACS Estimates between 2015-2019, which are pre-COVID19 
statistics. Modified travel behavior may be observed in post-COVID19 scenario. Longer travel 
times do not necessarily indicate longer distances, it could also be a result of traffic conditions. 
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MEDIAN HOUSEHOLD INCOME 2021

Source: ESRI BAO

Burlington, Waltham, and Woburn, are three 
of the only towns along 128 that still have a 
majority of incomes below $150,000
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POPULATION GROWTH: 2010-2021 OBSERVED

Source: ESRI BAO

The study area is one of the faster growing 
census tracks along 128 over the past decade.
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HOUSING MARKET
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2021 Home Value Distribution

Burlington CDP, MA Middlesex County, MA Boston-Cambridge-Newton, MA-NH Metropolitan Statistical Area

Current Home Value Distribution estimates indicate that ~75% of the 
available housing in Burlington CDP is valued between $400,000
and $750,000. While many of these units may not be considered 
affordable, they represent a much larger band of middle-priced 
housing than the county or region overall.

Source: ACS Community Survey 5-Year Estimates
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HOUSING MARKET

https://mhpcenterforhousingdata.shinyapps.io/DataTown/#; https://www.mass.gov/doc/subsidized-housing-inventory/download

Most of the housing in Burlington is single family, 
and 74% is owner occupied.  In recent years, most 
new units have been multi-family housing.

Rental units close to work are in demand especially as 
companies grow and workstyles change.

There’s a worry that moderately priced single-family homes 
will be replaced with housing at higher price points.

12

https://mhpcenterforhousingdata.shinyapps.io/DataTown/


ECONOMICS ON THE GROUND: BUILDING STOCK

1970s era: one-story, adaptable for flex, R&D, and/or office

1960s era: low-rise office park buildings in a campus setting

1990s-2000s: five-story corporate office headquarters
13



ECONOMICS ON THE GROUND: BUILDING STOCK

2010-2020:  Higher rise HQ office with structured parking 2010-2020:  Infill structures with amenities
14



CHANGING REALITY OF RETAIL

The 2000s saw the rise of big box and lifestyle centers (Wayside)

1960s malls anchored 
with department 
stores and 
surrounded by 
parking is changing 
(Burlington Mall)

2020s: online shopping has driven retail to 
be more experiential (former Sears site)
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AMENITIES AS DRIVERS OF ECONOMIC DEVELOPMENT

Proximity of restaurants, shops, hotels, and housing 
within pedestrian friendly environments.

Recreational 
paths (Mary 

Cummings Park)

Social infrastructure:  
maker spaces, 
community gardens, 
cafes (The District)
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PROPERTY OWNERSHIP

Simon

Federated

National 
Development

Lahey

Gutierrez

Wayside

Gutierrez

Nordblom
Oracle

Keurig RJ Kelly

RJ Kelly

Nordblom

CH Realty

CH 
Retail

Naked RE

Nordblom

RK Kohls

Atria Sr. 
Living

Heritage

Amer. 
Landmark

Realty Assoc
CPI/AHP

MG Burl

Piedmont 
Wayside

Piedmont

Blanchard 
Group

Verizon

Significant holdings > 5 ac

Other properties

Nat’l
Dev

Northeastern 
University
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ECONOMIC DEVELOPMENT 
CONSIDERATIONS



INDUSTRY CLUSTERS: ESTABLISHED

Source: U.S. Cluster Mapping Project, Institute for Strategy and Competitiveness, 
Harvard Business School. Future of Work Report, Mass Gov, July 2021; U.S. Census Bureau’s Job Counts by NAICS Industry Sector (2018), https://www.builtinboston.com/company/nuance

• Boston/Cambridge metro area is one of 
the largest Software Publishing clusters
in U.S.

• Approximately 25% of Burlington jobs 
are in information, primarily software 
publishing

• Mergers and acquisitions are moving at 
a rapid pace

Software Publishing (Information)

23

Health Care

• Approximately 15% of Burlington 
jobs are in Health Care and Social 
Assistance (2018)

• Post-pandemic, this sector is primed 
for growth. 

• Demand for licensed technologists 
and nurses has increased by 30 to 
50%, with severe labor shortages
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INDUSTRY CLUSTERS:  EMERGING

24
https://coe.northeastern.edu/news/cybersecurity-your-secrets-are-safe-with-us/; https://www.businesswire.com/news/home/20190620005055/en/Desktop-Metal-Now-Shipping-the-World%E2%80%99s-First-Office-Friendly-Metal-3D-Printing-System-to-Companies-
Throughout-Europe; https://www.nature.com/articles/d41586-019-02875-z

Tech/Adv. 
Manufacturing

R&D,
Health 

Technologies

Biopharma,
Digital Health

Medical
Devices

Cyber-Security,
3D Print

INFORMATION
Post-pandemic 

we’ll see 
substantial growth 
in healthcare and 

digital health.

HEALTH CARE
BIDMC Lahey 

represents 
potential for 

partnerships and 
collaboration in 

life sciences 
research. 

Intersection of Innovation

https://coe.northeastern.edu/news/cybersecurity-your-secrets-are-safe-with-us/
https://www.businesswire.com/news/home/20190620005055/en/Desktop-Metal-Now-Shipping-the-World%E2%80%99s-First-Office-Friendly-Metal-3D-Printing-System-to-Companies-Throughout-Europe
https://www.nature.com/articles/d41586-019-02875-z


ANCHOR INSTITUTIONS

Economic Development Role
• Recruit and train a skilled 

work force
• Attract other businesses 

that benefit from 
partnership and proximity

• Drive innovation
• Spin-off new start-up 

companies in the region

https://middlesex3.com/new-building-v-opens-on-northeasterns-burlington-campus/; https://www.glassdoor.co.uk/Photos/MITRE-Office-Photos-IMG567068.htm

Northeastern’s 
Innovation 
Campus:  
Building V 
opened in 2020 
($70 million)

Beth Israel 
Lahey Health is 
the second 
largest 
employer in MA

MITRE has 
attracted high 
tech firms to 
the area since 
the 1960s

25

https://middlesex3.com/new-building-v-opens-on-northeasterns-burlington-campus/


STUDY AREA:  BY THE NUMBERS

Town of Burlington Assessors Data; On the Map, 2018
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$1.7 
BILLION 

TOTAL ASSESSED 
VALUE

8.4
MILLION SQUARE 

FEET BUILDING

1,000
HOTEL ROOMS

110
DWELLING 

UNITS

66% 
OFFICE/FLEX SPACE

23% 
RETAIL SPACE

12% 
OTHER SPACE

67% 
BUILT BEFORE 1990
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WHAT IS THE FUTURE OF WORK?

• Hybrid work models (e.g., 3 days a week)

• Downsizing office footprints

• Increased demand for suburban 
locations

• 15-Minute Neighborhoods:  proximity of 
work and home, access to local goods 
and services, robust social infrastructure, 
redesigned streetscapes

• Transit ridership decline / more local 
traffic

• Continued in person time for 
collaboration, hands-on-work, medical 
practices

https://purewander.com/assembly-row-somerville-outside-boston-ma/ 27



WHAT IS THE FUTURE OF RETAIL?

• E-commerce has grown and pre-pandemic 
trends have accelerated

• In-person retailers focused on delivering 
unique experiences, and becoming 
destinations 

• Increased focused on “omni-channel” 
retailing, i.e. blend of e-commerce, social 
media, brick-and-mortar

• Investments made in contactless ways to 
shop like curbside pickup

• Virtual brands, ghost kitchens & delivery-
only concepts have thrived and will 
continue

• Malls with B, C, & D ratings are predicted to 
be at risk for closure (Burlington - Class A)

Image: Knox News - Dick’s Sporting Goods Interactive Store – Knoxville, TN 28



SCENARIOS:  FUTURE OF WORK

29

• Building a better world of work
• Competition to attract talent
• New premium on indoor and outdoor open space
• Productivity can be achieved anywhere
• Highly amenitized environments

The next generation of business leaders -Boston Globe; https://bell.works/new-jersey/explore/; The 2021 Top Places to Work in Massachusetts - The Boston Globe; APA.Suburban Design in New Era; 
https://spectrum.mit.edu/fall-2020/pandemic-shifts-world-of-work/

“The conditions of work really do matter 
for people’s health and well-being.” 

Erin Kelly, MIT

Metroburb, Bell Works, NJ

https://www.bostonglobe.com/2022/01/03/business/next-generation-business-leaders-is-entering-changed-world-work-will-their-education-prepare-them/
https://bell.works/new-jersey/explore/
https://www.bostonglobe.com/2021/12/01/magazine/2021-top-places-work-massachusetts/?p1=BGSearch_Advanced_Results


SCENARIOS:  FIFTEEN-MINUTE CITIES

30

• Flexible schedules and work set-ups
• Reduced commutes; pedestrian/bike mobility

https://seattlegreenways.org/15minutecity/

• Neighborhood-oriented workplaces
• Blurred life/work boundaries



SCENARIOS:  FUTURE OF WORK

31

People want more lifestyle 
perks at the office without a 

commute

Corporations invest in 
decentralized hubs close to 

where people live

Medical centers spur an 
integrated health and 
wellness ecosystem

Companies demand density 
and clustering to spark 

innovation

In a competitive market and a time of deep uncertainty, how can we best position 
Burlington for the future?

Economic resiliency = 
ongoing investment in placemaking, mobility, and mixed use….

Worker flexibility

Industry trends

Demand 
for healthy 

living

Demand for 
creative 
workplaces



SCENARIOS:  FLEXIBILITY IN THE WORKPLACE

32Adobe Stock / #102326543

REMOTE
AI

Software
Accountant
Back Office

HYBRID
Engineer

Sales
Physician

Admin/CEO

WORKPLACE
Machinist
Lab Tech

Nurse
Waitstaff

In Person Flexible Virtual

Within any one company, various workstyles might co-exist, demanding flexibility with 
implications for equity, collaboration, and space use…..



SCENARIOS:  FLEXIBILITY IN THE WORKPLACE

33Adobe Stock / #102326543

REMOTE
Engineer who 

needs to be close 
to home or 

works in another 
region

HYBRID
Engineer with a 
home office and 
team meetings 
twice a week

WORKPLACE
Engineer with a 
small house or 
young family, 

who can’t work 
at home

In Person Flexible Virtual

Within any one job, different workers might make different choices depending on their stage in 
life, housing situations, or lifestyle preferences…..
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