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Vacancy Rate drops year-over-year, 
while the market waits to see the 
effects of COVID-19

There was a 70-basis point drop in the vacancy 
rate since the second quarter of 2019, from 
13.4 percent to 12.7 percent, while a 20-basis 
point jump from the first quarter of this year.  
Market rents rose $.34 year over year to $30.56/
SF. Net absorption continued its hot streak, 
posting a positive number for the ninth-straight 
quarter. Historically real estate usually trails the 
economy in a time of recession, we will see 
what effects the virus has on the New Jersey 
office market over the next few quarters.

New Jersey Resources signs a fifteen-
year renewal to remain in Wall  

One of the largest deals of the quarter was New 
Jersey Resources 157,511 square foot renewal 
at 1415 Wyckoff Road in Wall. The Fortune 1,000 
energy services holding company signed a 
fifteen-year lease to maintain their presence at 
their headquarters in Wall, where they occupy 
the entire building. 

McCarter & English maintain its 
presence at 4 Gateway

In another major renewal this quarter, McCarter 
& English signed a ten-year extension at 
117,300 square foot location at 4 Gateway in 
Newark. The east coast firm is the latest tenant 
to renew since Onyx Equities and its partners 
purchased 1,2 and 4 Gateway late in 2018. 
The latest extension will allow the law firm to 
benefit from extensive renovations occurring at 
the 1.6 million square feet complex. 

Bristol-Myers Squibb sells 433-acre 
“Princeton West Innovation Campus”

In one of the largest sale transactions of the 
quarter, Lincoln Equities Group and H.I.G. Realty 
Partners purchased the former Bristol-Myers 
Squibb campus in Hopewell. The 1.2 million 
square feet of office, flex, and 
lab space sits on over 
433 acres and includes 
PTC Therapeutics as its 
main tenant. The global 
biopharmaceutical 
company leased over 
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200,000 square feet last year and is scheduled to move in during 
the third quarter of this year. The campus sold for $32,000,000 
(27.32/ SF) and is being marketed for tenancy to life sciences 
companies.

Opal Holdings makes second splash of the year with  
their purchase in Pennington

In their second large purchase of the year, Opal Holdings purchased 
1100, 1150 and 1200 American Boulevard in Pennington. The 
380,417 square foot complex is fully occupied by Merrill Lynch, 
who currently has a lease in place through November 2024. 
The three properties were bought in 2013 by a partnership 
between American Real Estate Partners and Independenica Asset 
Management for $90,815,000 ($238.72/ SF). The joint venture sold 
the campus in April for $95,000,000 (249.73/ SF). As part of the 
agreement, both American Real Estate Partners and Independenica 
Asset Management will retain a small interest in the properties with 
the former remaining as the leasing and property management 
agent for properties. This is Opal Holdings' second major purchase 
in as many quarters as they purchased Park Avenue at Morris 
County in Florham Park last quarter from KBS Real Estate Investment 
Group. 

As offices open, what value do they bring?

While for the most part warehouses have remained open during 
the pandemic, the majority of office buildings have remained 
closed. As offices begin to open, companies and landlords are 
tasked with coming with a plan to keep their employees and 
tenants safe. 

Landlords are taking numerous steps to help keep their tenants 
feeling safe including limiting the number of people in the elevator, 
upgrading their HVAC systems, providing more maintenance 
staff, mandating face-covering in public spaces, and providing 
hand sanitizer dispensers among other things. Some landlords are 
making more high tech changes to their buildings such as Thermal 
imaging cameras, contact tracing apps, touchless elevators, and 
installing UV lighting to help eliminate viruses and bacteria. All of 
these steps in the hope of keeping their tenants safe.

Individual companies are also taking steps to reduce the probability 
of an outbreak within their company. A few of these steps include 
creating a shift work schedule to limit the number of people in 

the office, requiring face coverings for all employees, limiting the 

capacity of conference rooms, reducing the number of people in 

private offices, closing shared spaces such as kitchens, and lounges, 

eliminating high touch point devices such as coffee makers and 

water coolers and creating one-way walking paths. All of these 

actions to mitigate employee to employee contact throughout the 

workday and thus reduce the chance of transmitting the virus. 

Many companies have given their employees the option to 

continue to work from home. With this option the question is 

with all of these requirements and restrictions placed upon the 

workforce, how many will return to the office when it opens. As 

with most questions, the answer depends on a large number of 

individual factors. A few of these factors include the accessibility 

of the office, is public transportation a requirement to get to the 

office; the residence of the worker - has the employee been stuck 

in a small urban apartment with numerous people for the past few 

months, or has the employee been living in a more open suburban 

setting; the type of work the employee does and their ability to 

complete it at home. These are just a few factors that will go into 

the decision of each employee to return to the office. The decision 

by each employee is for the most part a short-term decision. The 

long-term question that many companies are grappling with is 

what purpose does an office provide? And do we need to and how 

do we bring people back to the office long term?  

As we (hopefully) finish the greatest “work from home” experiment 

in history, business and office landlords are asking these among 

other questions. While in the past, the office was the place where 

you got the majority of your work done, collaborate with your 

colleagues, and meet with clients and others outside of the 

organization. These past few months have demonstrated that an 

office is not necessary to accomplish those goals. At the same time, 

these past few months have also shown everyone the value of 

human interaction. 

As companies continue to return from COVID-19, the value of the 

office will be discussed and examined in nearly every boardroom 

across the country. Landlords will be forced to reimagine how they 

will develop and market their buildings to demonstrate the value 

their properties can provide to their tenants and their workforce.
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Companies from New York City, 
adopting a hub and spoke model, 
opening more local offices in the 
New Jersey suburbs

Even as offices open, many 
employees (who are given 
the option) will continue to 
work from home

Trends to Watch

Market Data Points
New Jersey Northern New Jersey Central New Jersey

Building Submarket/Market Seller Buyer Sale Price Price PSF Size (SF)

1100- 1200 American Boulevard, 
Pennington (3 Properties)

Princeton South/Central New Jersey
American Real Estate 
Partners  & Independencies 
S.A.

Opal Holdings $95,000,000 $249.73 380,417

Princeton West Innovation Campus, 
Hopewell

Princeton North Central New Jersey Bristol-Myers Squibb Lincoln Equities  $32,000,000 $27.32 1,200,000

420-430 Mountain Avenue, 
New Providence (2 Properties)

Rt 78 East/Central New Jersey
EverWest Real Estate 
Investors

Signature 
Acquisitions

$28,950,000 $95.58 302,903

Tenant Building Submarket / Market Type Size (SF)

New Jersey Resources Corporation 1415 Wyckoff Road, Wall Monmouth/ Central New Jersey Renewal 157,511

McCarter English 4 Gateway Center, Newark Newark/ Urban Essex/ Northern New Jersey Renewal 117,300

Kiewit 470 Chestnut Ridge Road, Woodcliff Lake Bergen North/ Northern New Jersey Renewal 52,500

Select Office Sale Transactions

New Jersey Office Market Rent New Jersey Office Total Net Absorption and Vacancy Rate

Select Office Lease Transactions

New Jersey

Indicator Q2 20 Q2 19

Vacancy 12.7% 13.4%

Rent $30.56 $30.24 

Indicator Q2 20 Q2 19

Vacancy 13.7% 14.9%

Rent $31.72 $31.46 

Indicator Q2 20 Q2 19

Vacancy 11.3% 11.4%

Rent $28.98 $28.60 

2020 Q2, $30.56 

2020 Q2, $31.72 

2020 Q2, $28.98 
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Submarket
Inventory 
(SF)

Direct  
Vacant 

(SF)

Sublet 
Vacant 

(SF)

Vacancy 
Rate (%)

Q2 20 Net  
Absorption

YTD Net  
Absorption

Current Under  
Construction 

(SF)

Market 
Rent 

Class A

Market 
Rent 

Class B

Bergen Central 6,915,217 853,636 85,046 13.6%  (76,860)  (20,496)  -    $34.75  $25.85 

Bergen East 9,318,033 813,972 50,544 9.3%  13,371  (17,725)  411,750  $34.81  $25.77 

Bergen North 9,142,843 830,496 53,691 9.7%  (52,022)  86,182  -    $34.81  $27.19 

Hudson Waterfront 21,358,583 2,426,618 306,407 12.8%  495,145  341,946  125,000  $42.55  $36.77 

Meadowlands 6,200,372 783,810 49,535 13.4%  (40,703)  (55,250)  250,000  $35.00  $27.85 

Morristown Region 11,041,244 1,163,913 113,900 11.6%  (71,684)  (15,563)  -    $32.67  $26.74 

Newark/ Urban Essex 18,262,573 2,473,331 89,280 14.0%  (3,235)  146,811  165,000  $30.98  $27.70 

Northwest Frontier 322,495 18,805 0 5.8%  -  (3,870)  -    -  $22.43 

Parsippany 16,540,190 3,132,681 276,725 20.6%  (76,439)  225,705  64,000  $28.91  $23.05 

Short Hills/ Millburn 2,934,417 160,741 82,831 8.3%  (72,536)  (133,886)  -    $39.05  $29.33 

Suburban Essex/ Rt 280 11,039,526 1,005,167 185,431 10.8%  (164,803)  (177,090)  -    $26.08  $23.32 

Wayne/ Paterson 6,381,850 573,696 13,000 9.2%  129,347  182,733  -    $34.00  $30.23 

Western Morris 3,063,591 1,289,784 0 42.1%  (4,682)  13,100  -    $25.45  $20.93 

Northern New Jersey 122,520,934 15,526,650 1,306,390 13.7%  74,899  572,597  1,015,750  $34.06  $26.82 

Brunswick/South Edison 12,993,860 1,512,791 81,569 12.3%  115,353  234,641  100,000  $33.61  $26.44 

Hunterdon Cluster 4,648,859 231,478 122,060 7.6%  (3,151)  12,244  -    $26.35  $22.60 

Monmouth 11,756,122 1,112,423 55,608 9.9%  26,714  98,811  89,722  $34.25  $26.51 

North Edison/ Woodbridge 6,248,378 716,176 51,748 12.3%  82,751  133,173  -    $38.47  $27.05 

Princeton North 1,998,054 278,777 39,799 15.9%  2,170  6,463  -    $27.96  $25.64 

Princeton South 18,208,611 1,416,844 203,870 8.9%  (191,968)  (212,703)  -    $32.75  $25.82 

Route 22 West 5,161,284 309,878 428,450 14.3%  22,455  (56,842)  -    $27.48  $21.18 

Route 287 9,509,713 1,200,648 153,018 14.2%  (51,996)  (24,984)  -    $23.14  $22.55 

Route 78 East 16,141,220 1,710,690 246,132 12.1%  108,736  556,115  -    $28.60  $24.48 

Union 4,487,031 412,106 20,450 9.6%  (42,994)  32,614  205,111  $26.84  $22.82 

Central NJ 91,153,132 8,901,811 1,402,704 11.3%  68,070  779,532  394,833  $31.04  $24.84 

New Jersey  213,674,066 24,428,461 2,709,094 13.0%  142,969  1,352,129  1,410,583  $32.81  $25.96 

Market By The Numbers

New Jersey Second Quarter 2020 / Office
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Industrial remains strong as 
e-commerce strengthens its grip 
on retail

The vacancy rate dropped to 2.8 percent 
when compared to the first quarter of 2019 
when it was 3.1 percent, while the historic 
ascent of market rent has continued its 
historic rise to $8.96 per square foot net. 
Historically, real estate trails the economy 
in a time of recession, but early indications 
are that e-commerce has bucked the trend 
and increased its grip on the future of retail, 
resulting in the strengthening of an already 
strong industrial market.  The next few 
quarters will be important as we get a clearer 
picture of the effects the virus has on the 
New Jersey industrial market.

Amazon makes a slew of leases 
during the second quarter

With the numerous “stay at home” orders 
over the past few months in many states 

around the country including New Jersey, 
e-commerce has only become more popular. 
This has resulted in the industrial real estate 
market to remain active, with arguably the 
most famous e-commerce company leading 
the way. Amazon completed numerous 
large deals this quarter including deals at 
Alfieri’s 343 Half Acre Road in Cranbury 
(953,595 SF); Centerpoint’s 1800 Lower Road 
in Linden (386,296 SF); Prologis’ 8-B Court 
South in Edison (289,698 SF); Duke Realty’s 
1 Paddock Street in Avenel (185,017 SF); 
RTC Properties’ 5 Logistics Drive in Kearny 
(181,440 SF); Brookfield’s 10 Patton Drive in 
West Caldwell (167,894 SF); Black Creek’s 5 
Paddock Street in Avenel (156,307 SF) and 
CT Realty Investors’ 79 Thomas McGovern 
Drive in Jersey City (95,808). These recent 
leases further demonstrate Amazon’s belief 
that New Jersey’s central location remains 
essential as they continue to expand to 
service its customers in the Northeast.

15.2% 
New Jersey's unemployment 

rate* (National rate 11.1%**). 

 

2.8%
Overall vacancy rate. 

 

$8.96 
Market Rent (NNN). 

 

6.1 M
12 month absorption (SF). 
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