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MARKET OUTLOOK

A MESSAGE FROM OUR TEAM
Welcome to The Boulos Company’s 2019 Seacoast New Hampshire
Market Outlook. This annual publication seeks to explain the industrial
and office commercial real estate markets in New Hampshire’s Seacoast
Region. This Market Outlook analyzes the current vacancy rates and lease
rates, summarizes trends in the office and industrial markets, and predicts
the coming year’s market performance. The goal is to provide clients and
commercial real estate professionals with clear, concise and accurate
information and serve as a benchmark as they make decisions throughout
the year.

option of selling our business and becoming a corporate office or remaining
independent, we took stock of who we are as a company and what best serves
our market, and the choice was clear – we want to remain a locally owned
and controlled company. Please check out our new, improved website at
www.boulos.com.

2018 was another strong year in the commercial real estate market. Obvious
to many, is the ever changing landscape of downtown Portsmouth, where
it seems there are cranes or new construction sites on every corner. To
help our clients stay informed, this year we have included a labeled map
highlighting the current and pending developments in downtown Portsmouth
for 2019.
This past year was also a change for our company in Maine and New
Hampshire. In December, we announced the end of our 17-year affiliation
with CBRE. This is a bittersweet transition for us as we have valued our
relationship with them over the years. However, when faced with the
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Partner
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In the spirit of this change and re-branding, we took the time to update our core
values as a company – you will notice them outlined on the next page. These
six values are what make us and our clients successful and we wholeheartedly
embrace them in our work.
We would like to sincerely thank all of our clients and the people in the
Seacoast community that we had the pleasure of working with in 2018. We look
forward to continued success for our clients in 2019!
Sincerely,

Kent White & The Portsmouth Team

Caitlin Burke
Associate

Nick Gray
Associate

Lisa Kurdt
Office Manager

CORE VALUES

EXCELLENCE

Exceed expectations
through diligence,
expertise, and
exceptional service.

INTEGRITY

Do the right thing.
Period.

RESPECT

Consider all voices.
Value all contributions.

COLLABORATION

United in the service
of our clients.

PASSION

Embrace and explore
elements of life and
work that bring you joy.

BALANCE

Work hard. Play hard.
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SEACOAST OFFICE MARKET SUMMARY
2018 SEACOAST NEW HAMPSHIRE OFFICE MARKET SNAPSHOT

HISTORICAL AVERAGE OFFICE
ASKING RENT (NNN)

SUBMARKET

Total Sq. Ft.

Vacant (Sq. Ft.)

Vacancy (%)

Average Asking
Rent (NNN)

2018

Dover

1,664,043

59,350

3.6%

$10.75

2017

Durham

184,688

178,000

96.4%

$14.75

Exeter

506,692

9,163

1.8%

$12.75

Greenland

70,947

6,829

9.6%

$11.50

Hampton

480,899

8,960

1.9%

$11.75

Newington

104,153

9,454

9.1%

$17.50

Newmarket

40,064

600

1.5%

$8.00

North Hampton

93,459

6,827

7.3%

$11.50

Pease

2,048,230

105,643

5.2%

$16.75

Portsmouth

2,166,447

176,215

8.1%

$18.50

Rochester

582,419

101,811

17.5%

$7.50

Seabrook

70,854

-

0.0%

$10.25

Somersworth

213,370

-

0.0%

$9.25

Stratham

434,156

95,000

21.9%

$11.50

TOTAL OFFICE

8,660,421

757,852

8.8%

$14.12
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SEACOAST INDUSTRIAL MARKET SUMMARY
2018 SEACOAST NEW HAMPSHIRE INDUSTRIAL MARKET SNAPSHOT

HISTORICAL AVERAGE INDUSTRIAL
ASKING RENT (NNN)

SUBMARKET

Total Sq. Ft.

Vacant (Sq. Ft.)

Vacancy (%)

Average Asking
Rent (NNN)

Dover

2,417,393

135,624

5.6%

$5.50

Durham

310,000

263,000

84.8%

$6.75

Exeter

1,088,942

23,929

2.2%

$6.00

Greenland

774,145

2,400

0.3%

$6.00

2015

Hampton

906,170

26,068

2.9%

$5.75

2014

Newington

1,285,399

-

0.0%

$5.75

Newmarket

140,204

-

0.0%

$6.00

North Hampton

185,912

-

0.0%

$5.50

Pease

1,548,849

89,600

5.8%

$7.00

Portsmouth

2,123,018

109,171

5.1%

$6.75

Rochester

2,149,211

104,205

4.8%

$5.00

Seabrook

1,564,328

81,629

5.2%

$6.75

Somersworth

1,865,697

91,493

4.9%

$5.00

Stratham

893,510

25,000

2.8%

$6.50

TOTAL INDUSTRIAL

17,252,778

952,119

5.5%

$6.18
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SEACOAST OFFICE MARKET OVERVIEW
CHRISTIAN STALLKAMP, SENIOR BROKER
The New Hampshire Seacoast Office Market
experienced another strong year of growth for both
new construction and appreciation of lease rates.
There was over 68,000 square feet of new office
space constructed in 2018 in Portsmouth alone,
with multiple other mixed-use and office projects
in the queue for 2019. Despite new inventory, the
demand is still high and options for larger tenants
(20,000 SF +) continued to be limited throughout
the Seacoast Market. Demand for Class A space
is the highest, and rents are trending upward as
a result. The average office asking rent rose from
$11.74/SF NNN in 2017 to $14.12/SF NNN in
2018. Portsmouth, considered the epicenter of the
Seacoast Market, has the market’s highest asking
lease rate at $18.50/SF NNN.
2018 Office Trends
Urban vs. Suburban
Larger tenants (20,000 SF +) are not only
demanding Class A space but are also showing
a preference for downtown urban areas over
suburban office parks. This is in consonance
with national trends in larger urban markets. The
biggest example is General Electric’s (GE) decision
to relocate their corporate headquarters from the
North Shore of Boston to Boston’s Seaport District.
Growing companies are looking to integrate and
grow in walkable, urban areas in an effort to retain

6

younger talent and enhance employees’ work-life
balance. Landlords in Downtown Portsmouth who
in years past leased to smaller (< 5,000 SF) tenants
are finding demand from office tenants looking to
expand in the Downtown Portsmouth Market. This
demand is driving the new development of mixeduse projects like the Foundry Place Development,
adjacent to the new Portsmouth Parking Garage,
and the proposed McIntyre Project in the
Downtown Portsmouth federal building.
Smaller Footprints
Office users in 2018 continued to seek open
concept floor plans and “team” style layouts with
versatile options for desks and work areas. Many
businesses are offering employees the option to
“book a desk” online when they are working from
the office, or the alternative of sitting in lounge
type areas or shared tables. The elimination
of private offices has shrunk overall square
footage requirements for companies which can
reduce overall occupancy costs. The downside
for landlords is the heavier strain on buildings
from increased density of employees with the
most troublesome side effect being an increased
demand for parking. Buildings designed twenty
years ago provided the traditional 4-5 spaces per
1,000 SF of office space, where new tenants are
demanding 6-7 spaces per 1,000 SF.
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2019 Forecast:
When we look ahead to 2019, the overall demand
for office in the Seacoast is expected to continue
to grow. The largest growth will be in Downtown
Portsmouth as companies continue to seek
urban amenities. The diversity of the Seacoast
office users, includes hi tech, financial services,
government and medical users. Portsmouth’s,
proximity to the Boston Market and the area’s
quality of life will continue to push high demand
from companies well into 2019. The sense of
traditional office space will continue to be rewritten as more and more employers provide
flexible and unique work environments, triggered
by demands of the younger workforce and national
trends.

Photos (clockwise):
100 Market Street, Portsmouth, NH
Market Square, Portsmouth, NH
99 Bow Street, Portsmouth, NH
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SEACOAST INDUSTRIAL MARKET OVERVIEW
KENT WHITE, PRINCIPAL BROKER, PARTNER
The New Hampshire Seacoast Industrial market vacancy rate dropped
slightly from 6.0% in 2017 to 5.5% at the close of 2018. For the past five
years, the vacancy rate has remained stable averaging 5.68% during this
period which is significantly down from a high of 12.9% in 2010. This low
vacancy rate continues to be a pain point for tenants and investors who are
actively looking in the market for available properties. There is often only
one or two options on the market to consider at any given time and in some
instances, there is no available product that fits their exact criteria.
Historically, a lack of quality industrial space will drive buyers and tenants
to consider new construction. This certainly was the case over the past few
years peaking with over 350,000 square feet built on the New Hampshire
Seacoast in 2016 alone. However, over the past two years there has been
a halt in new construction even though vacancy has remained low and
demand continues to stay high. New construction fell to only 50,000 square
feet in 2017 and again to 12,000 square feet in 2018. This trend is the
most notable change in 2018 and will likely extend into 2019 due to high
construction costs.
Construction costs have escalated 20-30% within the past 2-3 years.
The price of materials and site work have increased, but rising labor costs
are having the most significant impact on construction costs. A lack of
skilled labor and heightened demand have caused subcontractors to
increase their quotes substantially. This increase in cost has taken new
construction “off the table” for many businesses. A combined lack of
existing product and high construction costs will continue to force local
businesses to “make due” with their current space in 2019.
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The combination of escalating construction costs and low vacancy has
created an interesting dynamic within the industrial market. Sale prices and
lease rates have increased but not as quickly as the pressures in the market
might suggest. Buyers, tenants and lenders are leery of “over paying” and
appraisers are having a hard time justifying some of the sale and lease rates
because the market is changing so quickly.
2018 Conclusion:
Increasing Sale & Lease Rates: Buyers and tenants are paying what
appear to be premium prices today, however in 2-3 years these prices
will be considered below market. One way to illustrate this is to look to
the residential market. In hindsight, most home buyers would welcome
the opportunity to buy five years ago, even though at that time many
considered to be “over-paying” at the “height of the market”. Fast forward
five years and prices have only continued to rise. This same trend is
happening in the industrial market. Until fairly recently, lease rates and sale
prices have remained steady over the past 20 years. The days of purchasing
a quality industrial building for $55-$65 per square foot are over, especially
anywhere along I-95. For example, 125 Ocean Road in Greenland recently
sold for $94/SF and 9 Post Road in Portsmouth sold for $86.61/SF.
Considering that new construction currently can cost upwards of $120 to
$140 per square foot, it is only a matter of time before paying over $100
per square foot to own industrial property and over $7.00/SF NNN to lease
is the new normal.

2019 Forecast:
Looking into 2019 we predict many of the same pressures buyers
and tenants faced in 2018 will continue.
• Construction costs will continue to increase mainly due to the
skilled labor shortage, thus making it unaffordable for most
companies.
• Sale prices and lease rates will continue to increase due to high
demand and limited product.
• Limited options will force businesses to look outside of the
Seacoast when planning for growth.
• Buyers may have a hard time financing given lower appraised
values than market values.
Property Spotlight:
There are two unique industrial properties currently on the market
and available at the close of 2018. Both with immediate proximity
to I-95 and in very good condition. These facilities are the best
options for users and investors in 2019:
20 Durham Street, Portsmouth (Pease Tradeport):
• 81,600± SF: 9,600 SF of Office Space & 72,000± SF of
Warehouse/Industrial Space
• 32’ – 37’ ceiling heights
• Available for Sale or Lease
9 Batchelder Road, Seabrook:
• 43,808± SF: 4,528± SF of Office Space & 39,280± SF of
Warehouse/Industrial Space
• 27’ - 30’ ceiling heights
• Available for Sale

Photos:
20 Durham Street, Pease Tradeport, Portsmouth, NH
9 Batchelder Road, Seabrook, NH
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PORTSMOUTH
DEVELOPMENT
PROJECTS

1

CAITLIN BURKE, ASSOCIATE
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If you are a long time resident or visitor of Portsmouth,
you know how significantly the downtown landscape
has changed over the last ten years. Particularly in the
last year or so, there appears to be construction sites on
every corner, rumors flying about potential projects, and
speculation on how the City will accommodate all of the
growth. Consider this map your guide to the changing
landscape of Downtown Portsmouth as we enter 2019.
Out of the multiple projects outlined here, the majority
are classified as “mixed-use”. “Mixed-use” developments
are buildings or a series of buildings containing a mix
of residential apartments or condominiums, retail or
restaurant space, office space and other uses. They are
all carefully planned and intended to create vibrant,
workable and livable neighborhoods. Developers are
drawn to creating mixed-use developments versus
single-use buildings because of the robust demand in
the market from consumers and tenants to live, work
and play in urban, walkable areas. The diversity of
tenants in mixed-use projects also makes them less risky
for landlords/developers over the long term, therefore
they are easier to finance and turn a profit.
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UNDER CONSTRUCTION

1

173‐175 MARKET STREET
5 Stories | ±18,000 SF
Retail, Office & Residential

2

46‐64 MAPLEWOOD AVENUE
5 Stories | ±17,410 SF
Retail, Restaurant, Residential

3

165 DEER STREET ‐ LOT 3
5 Stories
±99,307 SF
Retail, Residential, Hotel & Covered Parking

APPROVED
PENDING
MCINTYRE

10

9
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6

NEW
PARKING
GARAGE
COMPLETED
IN 2018

4

163 DEER STREET ‐ LOT 4
5 Stories | ±25,109 SF
Office, Restaurant

7

CORNER OF DEER & RUSSELL STREETS
5 Stories | ±260,000 SF
Hotel/Conference Center, Residential & Office

5

157-61 DEER STREET ‐ LOT 5
5 Stories | ±98,973 SF
Residential, Office, Retail (Bank & Pharmacy)
& Parking

8

299 VAUGHAN STREET
5 Stories | ±200,000 SF
Hotel & Covered Parking

9

25 MAPLEWOOD AVENUE
4 Stories | ±31,500 SF
Office, Retail (Bank) & Residential

6

181 HILL STREET ‐ LOT 6
5 Stories | ±81,498 SF
Residential, Office, Retail & Covered Parking

10 PROPOSED MCINTYRE PROJECT

© 2019 Boulos Holdings, LLC d/b/a The Boulos Company. The
information contained herein (the “Information”) is intended
for informational purposes only and should not be relied upon
by recipients hereof. Although the Information is believed to
be correct, its accuracy, correctness or completeness cannot
be guaranteed and has not been verified by Boulos Holdings,
LLC d/b/a The Boulos Company. The Boulos Company neither
guarantees, warrants nor assumes any responsibility or liability of
any kind with respect to the accuracy, correctness, completeness,
or suitability of, or decisions based upon or in connection with,
the Information. The recipient of the Information should take
such steps as the recipient may deem appropriate with respect
to using the Information. The Information may change at any
time without notice or obligation of any kind on the part of The
Boulos Company. This map is reflective of proposed Downtown
Portsmouth Developments and do not include the Pease
Tradeport or any other sub-markets.
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ABOUT US
Northern New England’s Commercial Real Estate leader, The Boulos Company,
is dedicated to serving commercial real estate owners, investors, and tenants.
We provide office, industrial, retail, multi-unit and investment real estate
services with Maine and New Hampshire’s most comprehensive market
intelligence. Services include strategic property leasing and sales advice
and execution, property and facilities management, project management,
investment management, valuation, appraisal, research, investment strategy,
and consulting. Using a managed teamwork approach, we field a group of
professionals to answer each client’s specific and changing needs. Each of our
team member’s market knowledge is complemented by proprietary, in-house
research databases and an organizational structure designed to harness the
firm’s collective expertise.

New Hampshire
14 Manchester Sq, Suite 235
Portsmouth, NH 03801
+1 603 427 1333

Maine
One Canal Plaza, Suite 500
Portland, ME 04101
+1 207 772 1333

www.boulos.com
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ROCHESTER

ME

SOMERSWORTH

METHODOLOGY
METHODOLOGY
To the best of our knowledge we have included all Class A
and B office and industrial properties that are greater than
10,000 square feet (SF) and are considered investmentgrade quality in the shown geographical area. We do not
include retail, hotels, car dealers, churches, municipal
buildings or schools in our survey. The total average asking
NNN lease rate is the weighted average of the submarket
average asking NNN lease rate to the total square footage
within each submarket. This survey was completed on
December 15, 2018. The represented vacant (SF) includes
available space, which includes sublease space.
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