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Quarter Highlights

Quick Stats

Vacancy Rates %
Net Absorption

Net Absorption/Historical Vacancy Rates

Above: Vacancy rates continue to rise as tenants within the submarket take advantage of renewal options or 
moves within the submarket that provide the opportunity to downsize.  

100 S. Charles Street and 225 N. Calvert  n

Street sold as part of 14 property portfolio 
on July 29, 2011.  The Deed in Lieu of 
Foreclosure transaction also included several 
properties in Washington DC, Virginia, South 
Carolina and Georgia.  The properties were 
100 percent and 18 percent, respectively, 
leased at the time of sale.

7 St. Paul Street 12,392 sf at the Class A  n

offi ce building which will be occupied in 
February 2012.

Oledix Technologies, Inc., a technology  n

company specializing in touch screens, will 
move into 12,495 sf offi ce and retail space at 
250 S. President Street in the fi rst half of the 
4th quarter 2011.

CHANGE SINCE LAST

CURRENT QTR YR

Direct Vacancy          21.73% p p

Vacancy W/ Sublet 23.19% p q

Net Absorption -77,257 sf q p

Avg. Asking Rate $21.26 q q

Number of Buildings         81

Market Size 14,942,143 sf

Total office inventory is approximately 15.1 
million square feet (msf). Tenants are often 

drawn to City Center to enjoy its Class A+ 
office buildings, water views, and amenities 
including Oriole Park at Camden Yards, M&T 
Bank Stadium, as well as easy access to a 
variety of ethnic restaurants, shops, and 
residences for those that walk to work.

Baltimore’s Harbor East location continues 
to fi ll as companies relocate to the downtown 
destination.  The massive project embraces 
the live, work, play mantra; bringing together 
nearly 3 million square feet (sf) of Class A offi ce 
space, premier dining, and more than a dozen 
upscale retailers.  Baltimore’s famous Inner 
Harbor and Midtown District are also seeing 
a resurgence in activity with redevelopment 
from both the public and private sectors. 
Educational institutions such as the University 
of Maryland and Maryland Institute of College 
of Art (MICA) are expanding their holdings in 
addition to a small rise in entrepreneurship 
activity, all add up to revitalization of 
Baltimore’s urban core.

City Center hosted Baltimore’s first 
Grand Prix stock car race over the Labor Day 
weekend welcoming race fans from all over 
the East Coast.  Preparation for one of the 
largest events ever hosted by the city started 
in July and included road preparation, debris 
fencing, and pedestrian walkways.  Attendance 
for the inaugural event topped 150,000 and 
area hotels reported a 44% boost in sales.  A 
positive response from both race participants 
and fans has encouraged the City to begin 
preparations for hosting another race in 2012.

City Center continues to carry some of 
the largest direct vacancy rates with Class 
B vacancy at a high of 27.32 percent, Class 
A at 23.35 percent and Class A+ at 19.67%.  
Asking rental rates continue to inch downward, 
dropping $1.06 per square foot (psf) over the 
past year to an average of $21.26 psf.  n

Overview: As the downtown district of Baltimore City, the City Center submarket is defi ned by 
Broadway Street to the east, Martin Luther King Jr. Boulevard to the west, Centre Street to the 
north, and Cross Street to the south. City Center is Baltimore’s dense central business district and 
easily accessible to both I-95 and 295.
 

City Center
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* All information furnished regarding property for sale, rent, exchange or financing is from sources deemed reliable. No representation 
is made as to the accuracy thereof and all such information is submitted subject to errors, omissions, or changes in conditions, prior 
sale, lease or withdrawal without notice. All information should be verified to the satisfaction of the person relying thereon. Portions of 
the base statistics are from CoStar Property data. Data as of 9/2011.

Market Forecast

Rental Rate/Vacancy Rates Vacancy Rates %
Rental Rates
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City Center

Above: Vacancy rates increased throughout the submarket as tenants moved from building to building without 
taking on new space.

Above: Rental rates dropped and now stand at levels not seen since early 2007.

    2006                 2007               2008               2009               2010                2011

                                                          Quarters/Years

Antony M. Gross
VICE PRESIDENT

MacKenzie Commercial 
Real Estate Services, LLC

Though the City Center submarket continues to show 
fl at activity this past quarter, many tenants are testing 
the market, but electing to stay in their existing 
space.  When questioned about their decision many 
are citing the unstable economy, moving costs and 
disruption of business to move.  Landlords remain 
aggressive in their negotiation tactics, but not at the 
same level as 2009-2010.  Like much of Baltimore 
region, until consumer confi dence and small to mid-
size business spending increases, City Center is likely 
to remain on hold.
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Quick Stats

CHANGE SINCE LAST

CURRENT QTR YR

Direct Vacancy          15.42% p p

Vacancy W/ Sublet 15.71% p p

Net Absorption -61,734 sf q p

Avg. Asking Rate $23.39 p q

Number of Buildings         223

Market Size 12,978,251 sf

Several of the buildings in the Rivers  n

Corporate Park welcomed multiple small 
tenants in the 3rd quarter.  Four tenants 
totaling 6,724 sf moved into 9175 Guilford 
Road, and 8955 Guilford Road welcomed 
two tenants totaling 11,316 sf. 

ClearEdgeIT Solutions signed a lease for  n

36,213 sf at 10620 Guilford Road.  The 
move allowed the small, women-owned 
technology company the opportunity 
for expansion from their small suite in 
Odenton.

Howard County Physical Therapy & Sports  n

Rehabilitation took 8,098 sf at 6011 
University Boulevard in Ellicott City.  This is 
the third offi ce, the fi rst in Howard County, 
for the 20 year old sports therapy group.   

Above: After a brief reprieve in the second quarter of 2011, both absorption and vacancy rates have come 
full circle to their third quarter 2010 levels.
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Vacancy Rates %
Net Absorption

Net Absorption/Historical Vacancy Rates

Columbia's diverse business mix is 
supported by one of the most highly 

educated labor pools in the Country, excellent 
retail and recreational amenities, and 
corporate, political, and fi nancial centers in 
Washington, DC.

Maple Lawn, a 2 million square foot 
mixed-use development, continues to be 
one of the most sought after locations in 
Maryland adding both office and retail tenants. 
Strategically located three miles from I-95, 
between Baltimore and Washington, D.C., the 
dynamic community is based on the principals 
of Traditional Neighborhood Development 
and is comprised of 1.7 million square feet 
(msf) of commercial space, 182,000 square 
feet (sf) of retail space, and 1,340 residential 

home-sites. Maple Lawn’s award-winning 
architecture and impeccable design unite 
urban convenience and small-town charm for 
businesses, residents, and visitors. Pedestrian 
friendly and boasting access to bleeding edge 
technology, the growing community continues 
to gain attention from technology firms and 
government contractors alike.

The Columbia submarket’s direct vacancy 
rate jumped 1.67 percent since the second 
quarter to 15.42 percent in the third.   Asking 
rental rates reinstated their previous upward 
trend after a dip to 22.76 in the second quarter 
and now average $23.39 per square foot (psf).  
The submarket has approximately 178,779 sf 
of new construction underway which will hit 
the market some time in mid 2012.  n

Overview: Located between Baltimore and Washington, DC in Howard County, Columbia offers 
convenient access to Annapolis, the Chesapeake Bay, and three international and regional 
airports. Commuter and bus services and the MARC commuter rail system are available to 
residents and businesses.

Columbia
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Rental Rate/Vacancy Rates Vacancy Rates %
Rental Rates

Columbia

Market Forecast
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Retail T rade 14.0%

T ransportation and Warehousing 
2.7%

Other 4.7%Public  Administration 2.7%

Other S ervices 5.0%

Accommodation and F ood S ervices 
7.3%

Information 3.3%

F inance and I nsurance 4.2%

Real E state and Rental and L easing 
4.1%

Professional, S cientific, and
T echnical S ervices 10.3%

E ducational S ervices 7.3%

Health Care and S ocial Assistance 
10.5%

Construction 6.8%

Manufacturing 9.1%

Wholesale T rade 8.1%

Businesses in this Submarket
(based on number of employees)

Above: In addition to the typical mix of Health Care and Social Assistance Services (10.5 percent) and Retail Trade 
(14 percent) industries, this submarket has a high percentage of Professional, Scientifi c, and Technical Service 
employees (10.3 percent) and the second highest concentration of employees in the Information fi eld of all of the 
submarkets.
 

Above: After plunging in the second quarter of 2011, asking rental rates have returned back to their 2007 levels.  

Although the absorption numbers will not show until 
tenants move in, activity seems to have increased 
in the Columbia market.  We’re seeing a slight pop 
of activity at the end of this quarter that could be 
attributed to last minute BRAC and Cyber Command 
related moves.  As construction continues at Maple 
Lawn, tenants in the near term will have access to new 
inventory, though there is very little new construction in 
the pipeline ending in 2012.  An economic turnaround 
could see absorption numbers dip quickly thanks to 
full building users, which are typical of the submarket, 
taking advantage of low rental rates and large blocks 
of vacant space.  DC loves Columbia’s employee 
friendly amenities and lifestyle centers that are a draw 
for government contactors, and once spending picks 
up, are likely to tap the submarket for space.

J. Scott Wimbrow
SENIOR VICE PRESIDENT/PRINCIPAL

MacKenzie Commercial 
Real Estate Services, LLC

    2006                 2007               2008               2009               2010                2011

                                                          Quarters/Years



OFFICE | MACKENZIE MARKET REPORT 

THIRD QUARTER | 2011

www.mackenziecommercial.com

Quarter Highlights

Quick Stats

Vacancy Rates %
Net Absorption

Net Absorption/Historical Vacancy Rates
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Above: The rise in vacancy is attributed to several newly constructed buildings entering the market without 
tenants in place however, strong positive absorption is an indicator that the new space may not remain vacant 
for long.

The Atwood Medical Building at 602 S.  n

Atwood Road in Bel Air welcomed a slew 
of tenants this summer; 9 new tenants 
totaling 19,778 sf.  Another 6,028 sf tenant 
will also join the building within the fi rst 
week of the 4th Quarter 2011.

Koffell Associates, Inc. moved into 11,000  n

sf at Three Centre Park, 8815 Centre Park 
Drive.  

The G.A.T.E. at Aberdeen continues to  n

sign tenants including Telford Aviation, 
Inc., a division of ACC Holding, Inc., who 
signed on for 11,160 sf of space at 6165 
Guardian Gateway, a 51,120 sf R&D/offi ce/
fl ex building.  The LEED Silver-designed 
building delivered this quarter.

CHANGE SINCE LAST

CURRENT QTR YR

Direct Vacancy          19.66% p p

Vacancy W/ Sublet 19.99% p p

Net Absorption 109,128 sf p p

Avg. Asking Rate $23.70 q p

Number of Buildings         119

Market Size 3,534,934 sf

The U.S. Army’s Aberdeen Proving Ground 
(APG) is an economic generator for the 

region and the County’s largest employer, with 
more than 13,000 employees. As a result of the 
recent military Base Realignment and Closure 
(BRAC) process, APG is the fastest growing 
area in Harford County.  Major employers 
include; AASKI Technology, Battelle, CACI, 
Computer Sciences Corporation, Environics 
USA, General Dynamics, Northrop Grumman, 
R4 Technologies, Raytheon, SAIC, and Smiths 
Detection.

Major developers St. John Properties 
and Corporate Office Properties Trust continue 
to drive development in the submarket, 
focusing on bringing large Class A campuses 
that support technology driven amenities 
to market.  This boon in construction is now 

hitting the market, causing the vacancy rates to 
rise as available vacant square footage enters 
unfilled.  While the Federal Government’s 
moves in relation to BRAC were officially 
completed as of September 15, 2011, the area 
is expected to continue to draw activity from 
contractors relocating their base of operations 
to the Aberdeen Proving Ground area.

The region experienced a net gain of 
109,128 square feet (sf) even as the direct 
vacancy rate rose 1.52 percent from the second 
quarter.  Still bouncing back from the 250,000 
sf of Class A office space added during the 
3rd and 4th quarters of 2010, the submarket 
continues to attract positive attention.  After 
a slight bump during the fourth quarter, rental 
rates slipped to $23.78 per square foot (psf).   
n

Overview: Harford County is located along the I-95 Corridor just 23 miles north of Baltimore. 
Harford’s major business districts fall within the County’s Development Envelope and include 
Bel Air, the county seat, Aberdeen, Havre de Grace, Riverside, Joppa, and Edgewood. I-95, U.S. 
Route 1, U.S. Route 40, and Maryland 24, traverse the County providing easy access to its more 
than 20 business parks including Box Hill Corporate Center, Water’s Edge Corporate Campus, 
The GATE at Aberdeen Proving Ground, North Gate Business Park, and the HEAT Center.

Harford County

    2006                 2007                 2008                2009                2010                2011
 
                                                          Quarters/Years
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Market Forecast

Rental Rate/Vacancy Rates Vacancy Rates %
Rental Rates

Wholesale T rade 4.9%

Manufacturing 5.6%

Construction 8.0%

Health Care and S ocial Assistance 
9.9%

E ducational S ervices 7.5%

Professional, S cientific, and
T echnical S ervices 7.3%

Real E state and Rental and L easing 
2.5%

F inance and I nsurance 2.8%

Information 0.9%

Accommodation and F ood S ervices 
9.2%

Other S ervices 6.8%

Public  Administration 5.1%

Other 6.4%

T ransportation and Warehousing 
1.7%

Retail T rade 21.5%

Businesses in this Submarket
(based on number of employees)
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Harford County

Thomas L. Fidler, Jr.
SENIOR VICE PRESIDENT/PRINCIPAL

MacKenzie Commercial 
Real Estate Services, LLC

Above: Retail Trade employs 21.5 percent of Harford County’s non-government workforce; more than twice as 
many individuals as the second largest fi eld, health care and social assistance. It is likely Harford County’s pie 
chart will change dramatically in the next three (3) years as electronics, defense, and IT contractors relocate to this 
submarket due to BRAC.

Above: Vacancy rates continue to rise as new construction hits the market without tenants in place.  Rental Rates 
remain the highest in the northern metro market.

The offi ce market continues to experience sluggish 
momentum with leasing activity and overall vacancy 
dramatically increasing due to the delivery of 
several offi ce buildings. BRAC activity appears to 
be stagnant with the Federal Government taking 
its time to release valuable defense and service 
contracts to third parties, which was expected to be 
the catalyst for absorption. Further compounding 
this matter is the uncertainty with the Federal Defi cit 
and Debt level pending legislation. All the while, 
new construction is underway on two additional 
properties that will further increase vacancy in the 
coming months. We expect leasing activity to be 
slow under the increased level of uncertainty in the 
world surrounding APG. We expect offi ce asking 
rents to decrease and amenities to become more 
prominent when leasing activity rebounds. With the 
September 15th completion of the BRAC process, 
we expect the next phase of BRAC related moves 
and relocations among the "coat-tail workers" to 
begin in the early spring. This process could take 2 
to 3 years, thus, the full effect of BRAC on Harford 
County is still to occur.
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Quarter Highlights

Quick Stats

CHANGE SINCE LAST

CURRENT QTR YR

Direct Vacancy          11.68% q q

Vacancy W/ Sublet 12.42% q q

Net Absorption 36,941 q p

Avg. Asking Rate $20.86 p q

Number of Buildings         128

Market Size 7,532,758 sf

The R.B. Brown Building, better known as  n

216 Schilling Circle, sold for $4,700,000 
($129.57 psf).  The 36,273 sf Class A offi ce 
building was 92% leased at the time of sale.

Activity in Hunt Valley continues as Merritt  n

Property remains on schedule at 225 Schilling 
Circle.  The Class A space is expected to 
deliver late in the third quarter of 2012 
and is currently marketing 60,000 sf.  EA 
Engineering, the lead tenant at the building, 
has the remaining 65,000 sf.

Above: Vacancy rates have decreased for the third consecutive quarter as absorption numbers remain positive for 
the second straight quarter.  
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Vacancy Rates %
Net Absorption

Net Absorption/Historical Vacancy Rates

Businesses in the Corridor enjoy numerous 
amenities, including ease of access via 

Interstate 83, close proximity to Towson, and 
life-style epicenter Hunt Valley Towne Center.  
Arguably one of the most diverse submarkets, 
the I-83 Corridor is a blend of offi ce, fl ex, 
and retail properties, dotted open land, and 
industrial landmarks.  Offi ce and fl ex properties 
in this submarket accommodate a variety of 
assorted users including AAI Corporation, Bill 
Me Later, KCI Technologies, MBNA, PDP, and 
Travelers. Corporate and regional headquarters 
include Fortune 500’s McCormick & Company, 
TESSCO Technologies, PHH Corporation, and 
TransHealthCare.  

Upscale retailers such as Wegmans, 
Bluestone, and Oregon Grill, share market 

capital with local mom and pop institutions 
such Valley View Farms, Watson’s, and 
Hightop’s, offering employees a blend of work, 
live, play opportunities.

After a year long period of negative 
absorption beginning in the second quarter of 
2010, the I-83 Corridor experienced a second 
quarter of positive absorption to the tune of 
36,941 square feet (sf). This has caused vacancy 
rates to slip, with the current rate standing at 
11.98 percent. Rental rates rose slightly $20.86 
per square foot (psf).   n

Overview: The I-83 Corridor, which includes the business districts of Timonium, Hunt Valley, 
Loveton, and Sparks, encompasses the majority of Northern Baltimore County and stretches 
from Pennsylvania to Towson. Excellent infrastructure connects the Corridor to Baltimore City by 
way of Interstate 83 and Maryland Route 45, more commonly known as York Road. In addition, 
the light-rail system offers easy access to Baltimore City, Washington, DC, and the Baltimore/
Washington Thurgood Marshall International Airport.

I-83 Corridor

    2006                 2007               2008                 2009                2010                2011
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Market Forecast

Rental Rate/Vacancy Rates Vacancy Rates %
Rental Rates
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Retail T rade 14.9%

T ransportation and Warehousing 
0.6%

Other 5.0%Public  Administration 1.3%
Other S ervices 4.1%

Accommodation and F ood S ervices 
7.1%

Information 1.9%

F inance and I nsurance 9.6%

Real E state and Rental and L easing 
5.1%

Professional, S cientific, and
T echnical S ervices 10.0%

E ducational S ervices 3.8%

Health Care and S ocial Assistance 
12.6%

Construction 7.2%

Manufacturing 11.1%

Wholesale T rade 5.7%

Businesses in this Submarket
(based on number of employees)

I-83 Corridor

Above: This submarket is home to nearly 5,000 businesses. While employment in the I-83 Corridor submarket 
is well distributed, there is a clear concentration of jobs in the health care and social assistance, professional, 
scientifi c, and technical services fi elds. In addition, this Corridor is home to a thriving manufacturing industry. 

Above: Vacancy rates dropped for the third straight quarter indicating activity has returned to the 
market.

Matthew B. Mueller
VICE PRESIDENT

MacKenzie Commercial 
Real Estate Services, LLC

The I-83 submarket saw minimal changes going into 
the third quarter this year, with only small dips in direct 
vacancy and sublet vacancy.  Asking rents inched up 
slightly on some positive momentum coming out of 
the second and third quarters this year, but looking 
back, the rents are almost $1.00 per foot lower than 
they were at the same time last year, most likely a 
result of the increased supply of available space and 
a competitive market to land the larger users that are 
in the market.  The positive that can be taken away 
right now is that activity continues to remain high for 
larger users, so look for some positive absorption in 
the fourth quarter and into 2012.  
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Quarter Highlights

Quick Stats

Vacancy Rates %
Net Absorption

Net Absorption/Historical Vacancy Rates
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Above: Vacancy rates continue their steady climb even with a slight bump in absorption activity.

CHANGE SINCE LAST

CURRENT QTR YR

Direct Vacancy          16.59% p p

Vacancy W/ Sublet 16.60% p p

Net Absorption 2,999 sf p p

Avg. Asking Rate $20.39 p p

Number of Buildings         82

Market Size 4,621,948 sf

The long delayed Metro Centre project in  n

Owings Mills gained traction as the County 
broke ground on its $30 million dollar library 
and community college facility.  The six-story 
building will house the largest library within 
the Baltimore County Library system and be 
“the centerpiece” of the project.  

Merritt Properties fi nalized the new  n

headquarter location for Centric Business 
Systems at 10702 Red Run Boulevard.  The 
39,000 sf build-to-suit property is LEED Gold 
certifi ed and is jointly owned by Merritt and 
Centric. 

First Potomac has listed its Owings Mills  n

portfolio located at the business center at 
Owings Mills.  The six-building, 219,168 
sf portfolio is currently 60 percent leased 
including publicly traded Medifast as a lead 
tenant.

Anchored by Owings Mills, the Reisterstown 
Road Corridor is a diverse stretch of retail, 

fl ex, and offi ce properties connecting Baltimore 
City to the rolling hills of Northern Baltimore 
County via Interstate 795 and Reisterstown 
Road.  To date, more than $1.4 billion in 
transportation improvements have been made 
to the Corridor.  Most notably, Metro Centre at 
Owings Mills, a $1 billion, 47 acre, pedestrian-
friendly development surrounding the 
Metro subway station, is under construction 
having Phase II of its master plan recently 
approved. When complete, the project, which 
is designated by the State of Maryland as a 
transit-oriented development project, will 
include offi ces, shops, and restaurants, a new 
public library, and a satellite campus for the 
Community College of Baltimore County.

Owings Mills continues to be the hub 
of significant financial and insurance related 
businesses which include ADP, Legg Mason, 
T. Rowe Price, Euler Hermes, Toyota Financial, 
Global Payments, CareFirst, Baltimore Life, 
and Zurich.  Other major employers include 
Baltimore Spice Company, Axalto, and Quest 
International.  A growing bioscience cluster 
includes Smith Kline Beacham and BioFX.

The Reisterstown Road Corridor saw a 
slight 2,999 square feet (sf) absorption in the 
third quarter, up .87 percent from the second 
quarter and vacancy up 3.41 percent over the 
year.  Asking rents appear to be evening out 
at the $20.00 mark, coming in at $20.39 per 
square foot (psf).  n

Overview: The Reisterstown Road Corridor submarket is bounded by Greenspring Avenue to the 
east, Liberty Road to the west, the junction of Butler Road, Hanover Pike and Reisterstown Road 
to the north, and the Baltimore City line to the south. It includes Pikesville, Owings Mills Town 
Center, McDonogh/Garrison, Historic Reisterstown, and the Red Run Boulevard corridor.

Reisterstown Road Corridor
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Market Forecast

Rental Rate/Vacancy Rates Vacancy Rates %
Rental Rates

Above: Nearly half of all businesses in this submarket are characterized as Services, with Health Care and Social 
Assistance Services providing a dominating 12.8 percent of the total. The Reisterstown Road Corridor is also home 
to one of the largest concentrations of Finance and Insurance jobs, coming in third behind Baltimore City, and City 
Center, with 7,493 employees representing 12.2 percent of this submarket’s total employment.

Wholesale T rade 2.4%

Manufacturing 7.4%

Construction 4.0%

Health Care and S ocial Assistance 
12.8%

E ducational S ervices 8.7%

Professional, S cientific, and
T echnical S ervices 7.9%

Real E state and Rental and L easing 
4.1%

F inance and I nsurance 12.2%

Information 1.8%

Accommodation and F ood S ervices 
8.0%

Other S ervices 5.4%

Public  Administration 2.1%
Other 7.3%

T ransportation and Warehousing 
0.6%

Retail T rade 15.6%

Businesses in this Submarket
(based on number of employees)
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Above: Asking rents continue remain steady and well below levels experienced in the fi rst half of 2009.

Reisterstown Road Corridor

Scott R. Wingrat
REAL ESTATE ADVISOR

MacKenzie Commercial 
Real Estate Services, LLC

Leasing along the Reisterstown Road Corridor has 
remained slow through the end of the third quarter. 
In a market driven by small to mid-size businesses, 
tenant velocity has been at an all time low.  We 
expect the overall market to continue to struggle as 
landlords compete aggressively against one another 
for the few active tenants in the market.  A shining 
light in the submarket: Stevenson University.  The 
liberal arts college is taking advantage of the current 
market conditions to expand its campus and presence 
in Owings Mills.  Additionally, we'll be watching the 
former 52 acre Solo Cup site that has been purchased 
for future redevelopment by local developer 
Greenberg Gibbons.  
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Quarter Highlights

Quick Stats

CHANGE SINCE LAST

CURRENT QTR YR

Direct Vacancy          18.06% p p

Vacancy W/ Sublet 18.06% p p

Net Absorption 11,494 sf p p

Avg. Asking Rate $23.08 p q

Number of Buildings         43

Market Size 1,457,350 sf

Hospice of the Chesapeake Inc. acquired 90  n

S. Ritchie Highway from a private investor 
for $5.35 million, or $166.15 psf with the 
help of an anonymous $2.3 million dollar 
donation. The three-story, 26,857 sf, offi ce 
building was built in 1976 and renovated in 
1990. Located on 6.15 acres, includes two 
freestanding buildings measuring 2,975 sf 
and 2,367 sf. 

Pre-leasing is diffi cult in any market, but  n

the developers of 18 Magothy Beach Road 
are close to announcing the pre-leasing of 
approximately 50 percent of this planned 
medical offi ce building.  Located adjacent 
to the Pasadena Big Vanilla sports complex, 
this building's location has resulted in 
unparalleled demand.

Above: Weak absorption in the Route 2 Corridor continues to drive vacancy rates towards historic highs.
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Vacancy Rates %
Net Absorption

Net Absorption/Historical Vacancy Rates

The Route 2 Corridor submarket of Anne 
Arundel County provides an assortment of 

office and retail facilities which cater to their 
local clientele. From the urbanized northern 
reaches of Glen Burnie, which is home to the 
monstrous MVA facility and other structures 
typical of an urban area, to the small strip 
centers that serve wealthy suburbanites 
in "South County", the Route 2 Corridor is a 
microcosm of our region. The larger buildings 
in the north that were once populated by the 

"nationals" have all seen a retrenchment, while 
the smaller "mom and pop" tenants along 
Route 2, are slugging it out as they compete 
for allegiance from their loyal neighbors. 

This submarket lacks any major office 
or industrial parks, therefore the majority of 
brokered deals are small in nature. Three 
buildings were removed from the submarket 

this quarter, coupled with several buildings 
transitioning space for other uses such as 
common area space and building amenities 
such as work-out facilities, causing the market 
to lose approximately 100,000 square feet (sf) 
of space since second quarter 2011. Because 
of this, recent absorption has been consistently 
weak, leading to an increase in direct vacancy 
for the seventh consecutive quarter. Up 
more than 3 percent over the last year, direct 
vacancy now stands at 18.06 percent.  Asking 
rental rates have appeared to stabilize with the 
average asking rate increasing by $0.20 per 
square foot (psf) to $23.08 psf from the second 
quarter.  n

Route 2 Corridor

Overview: Located in northeast Anne Arundel County, the Route 2 Corridor stretches from Severna 
Park to Pasadena, and includes the business districts of Glen Burnie and Arnold. Route 2 (or 
Ritchie Highway) connects Annapolis and the Baltimore Beltway offering access to other points in 
Anne Arundel County. In addition, Route 50, which extends from the southern part of the market 
(Severna Park), makes travel to Washington, DC an easy drive.
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Market Forecast

Rental Rate/Vacancy Rates Vacancy Rates %
Rental Rates

Route 2 Corridor
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Above: This submarket is characterized by a large mix of service and retail trade businesses representing nearly 40 
percent of the Corridor’s employment. The Education and Construction fi elds make up the third and fourth largest 
industries by employment. 

Above: Average asking rents have returned to their early 2010 levels though Class A rates continue to be the 
highest within the Baltimore Metropolitan region.

Retail T rade 20.9%

T ransportation and Warehousing 
2.2%

Other 4.8%Public  Administration 3.0%

Other S ervices 7.2%

Accommodation and F ood S ervices 
12.9%

Information 0.8%

F inance and I nsurance 3.9%

Real E state and Rental and L easing 
3.9%

Professional, S cientific, and
T echnical S ervices 5.3%

E ducational S ervices 7.9%

Health Care and S ocial Assistance 
10.8%

Construction 7.3%

Manufacturing 3.5%

Wholesale T rade 5.5%

Businesses in this Submarket
(based on number of employees)

Justin T. Mullen
REAL ESTATE ADVISOR

MacKenzie Commercial 
Real Estate Services, LLC

The Route 2 Corridor continues to maintain a state 
of equilibrium.  As a whole, the submarket remains 
consistent and strong as a neighborhood market.  
As the economy returns, more specifi cally, as space 
in neighboring BWI Corridor fi lls and BRAC activity 
increases, this submarket will gain attention.  With 
zero new construction on the horizon, and plenty 
of small and mid-size availabilities throughout the 
submarket, the Route 2 Corridor will continue to show 
a stable level of vacancy with limited new tenants to 
the market and very little net absorption.
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Quarter Highlights

Quick Stats

Net Absorption/Historical Vacancy Rates Vacancy Rates %
Net Absorption

-200,000

-150,000

-100,000

-50,000

0

50,000

100,000

A
bs

or
pt

io
n 

(s
q.

 ft
.)

0%

2%

4%

6%

8%

10%

12%

14%

16%

18%

Va
ca

nc
y 

R
at

es

Above: Vacancy rates and net absorption continue struggle for recovery from the fi rst quarter loss of Raytheon 
on Joppa Road.  

Renovations have begun at Towson City  n

Center.  The 12 story property sits in the 
circle adjacent to Towson Towne Center at 
1 Olympic Place and will be LEED certifi ed 
Silver featuring fl oor to ceiling window line.  
The extensive renovations are expected 
to be complete and the building ready to 
welcome tenants in the second quarter of 
2012.   

A four building portfolio sale concluded at  n

the tail end of the quarter.  The $16,000,000  
($90.11 psf) sale included 109-111 Allegheny 
Avenue, 100 and 102 W. Pennsylvania 
Avenue, and 502 Washington Avenue for a 
total of 177,567 sf an 1.88 acres in the heart 
of Downtown Towson.

Unit 401 at 7600 Olser Drive sold for  n

$160,000 ($145.06).  The 1,1076 sf medical 
offi ce condo is one of several sold during the 
quarter.

CHANGE SINCE LAST

CURRENT QTR YR

Direct Vacancy          14.50% p p

Vacancy W/ Sublet 14.65% p p

Net Absorption -32,926 q q

Avg. Asking Rate $21.50 p q

Number of Buildings         88

Market Size 5,527,640 sf

Anchoring the Towson market is focal point 
Towson Town Center, a four-story shopping 

mall that continues to grow, adding upscale 
retailers and restaurants including Burberry, 
Tiffany & Co, Lacoste, Michael Kors, True 
Religion, and Stoney River Legendary Steaks.  
Within walking distance, more than $500 
million in private investment for new offi ces, 
retail, entertainment, and residential projects 
have been made in the downtown area. 

Most notably, residential developer 
Buzzuto has broken ground on Towson Green, 
a 121 upscale townhome housing project off 
Burke Avenue at York Road.  The developer 
partnered with The Chesapeake Fund 
throughout the design process and the end 
product will boasts multiple green amenities 
and is considered the fi rst step in revitalizing 
the area between Towson University and 
Towson Town Center.

The submarket continues to be driven by 
the medical and higher education communities.  
Among Towson University’s several campus 
development projects, including a notable 
parking garage and additions student housing 
agendas.  GBMC and Saint Joseph’s Hospital 
also continue to direct market activity with 
several small partners and affi liates taking 
space or expanding current offi ce locations.

The Towson submarket continues to feel 
the effects experienced by a spike in both 
vacancy and negative absorption in the fi rst 
quarter with a current vacancy rate increasing 
slightly to 14.50 percent.  Asking rental rates 
rose nearly $1.00 per square foot (psf) to an 
average of $21.50 from the second quarter.  n

Overview: Towson, the county seat of Baltimore County, is located directly north of Baltimore City, 
inside the beltway, east of I-83, and along York Road. It is home to two universities, Goucher 
College and Towson University, as well as three regional hospitals, Greater Baltimore Medical 
Center (GBMC), St. Joseph Medical Center, and The Sheppard Pratt Health System. The 
headquarters of Whiting-Turner Construction is also located in Towson, in addition to the offi ces 
of well known attorneys and engineers, movie and music theaters, and nationally recognized 
retailers.

Towson
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Market Forecast

Rental Rate/Vacancy Rates Vacancy Rates %
Rental Rates

Towson

Above: Towson has a large percentage of Healthcare and Social Assistance employees, representing nearly 27 
percent of employment in this submarket. Retail, Educational, Professional, Scientifi c and Technical services make 
up an additional 32 percent of the economy.
 

Wholesale T rade 1.2%

Manufacturing 3.4%Construction 3.5%

Health Care and S ocial Assistance 
26.7%

E ducational S ervices 10.4%

Professional, S cientific, and
T echnical S ervices 10.8%

Real E state and Rental and L easing 
2.0%

F inance and I nsurance 6.0%

Information 2.6%

Accommodation and F ood S ervices 
5.0%

Other S ervices 5.8%

Public  Administration 9.1%
Other 2.8%

T ransportation and Warehousing 
0.5%

Retail T rade 10.3%

Businesses in this Submarket
(based on number of employees)

William W. Whitty, Jr., SIOR
SENIOR VICE PRESIDENT/PRINCIPAL

MacKenzie Commercial 
Real Estate Services, LLC

The greater Towson market continues to be driven by 
higher education and local medical institutions.  On-
campus capital projects and new lease requirements 
off-campus in the third party owned buildings 
dominate medical long-term plan initiatives as does 
increasing the footprint of Towson University.  TU has 
signed on to be a tenant at Towson City Center but 
is still in the market for more than 80,000 sf of space 
for its School of Health.  Other activity in the market 
has contributed to tenants looking to improve their 
current situation through reduced rents or jumping in 
to new space.  Landlords are cooperating in order to 
retain tenants rather than compete with neighbors for 
new growth.  I believe this trend will continue through 
the rest of the year into 2012.

Above: After a brief decline in asking rents in the fi rst half of 2011, rates jumped nearly a $1.00 in the third 
quarter.
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Quick Stats

Historical Vacancy & Rental Rates

Above: Average Rental Rates and Direct Vacancy both inched upwards to the $18.00 psf and 6.5 percent marks, 
respectively.

Quarter Highlights
A six building portfolio along Ritchie Highway  n

was purchased for the sum of $61,000,000.  
The Power Center included four small 
freestanding buildings; two restaurants, a 
bank, and an auto repair retailer, and was 
100% leased at the time of sale.

The REIT also purchased Cranberry Square  n

in Carroll County for $33,000,000.  The 
four building portfolio consisted of three 
freestanding buildings and one large 
neighborhood center, all 100 percent leased 
at the time of sale.

Continued on next page...

CHANGE SINCE LAST

CURRENT QTR YR

Direct Vacancy          6.19% p q

Vacancy W/ Sublet 6.47% p q

Net Absorption 21,562 sf q q

Avg. Asking Rate $17.84 p p

Number of Buildings         2,115

Market Size 99,624,156 sf

Third quarter retail activity has proven to be fl at, 
but fl at does not necessarily have negative 

connotations in this economic environment. 
The most signifi cant story over the past months 
has been the ability to backfi ll the lion's share 
of vacant Super Fresh spaces that were vacated 
by A&P in the late Spring. Franchisees from 
the New Jersey based ShopRite and SuperValu 
Corporation (with their Shoppers Food & 
Pharmacy brands), took the lead on backfi lling 
these spaces. Weis, Food Lion and a few other 
independent grocery stores have also had 
strong interest in the remaining dark locations. 

Small store leasing activity did not have 
the velocity the world had hoped for, but there 
has been a fl urry of activity by dollar stores, 
quick-serve restaurants and others who have 
survived these tough economic times and 
are now looking to improve their locations. 
Local favorites Gino's Burgers & Chicken, Miss 
Shirley's, and The Green Turtle are examples, 
all opening or in the planning stages for new 
locations across the market. 

Lifestyle centers are regaining 
momentum as developers begin catering to 

the live, work, play mantra adopted by the 
younger generations. Coupled with the aging 
Baby Boomers who want to maintain their 
independence, these mega-watt communities 
are garnering positive attention and growth 
as evidenced by Annapolis Towne Centre in 
Annapolis and Maple Lawn in Fulton, which 
both recently added a half dozen retailers 
to their line-up. Projects to watch in the 
coming months include Boulevard at Box Hill 
in Abingdon, Maryland, 25th Street Station 
and McHenry Row in Baltimore City, Canton 
Crossing in Canton, and the tenant upgrades at 
Harbor Place in downtown Baltimore.

As always, the holiday season will be 
summation of the success to this year. Many of 
the large format retailers have already launched 
their displays and marketing efforts as of 
October 1. Advertisements for Black Friday/
Cyber Monday deals, as well as layaway options 
for early shoppers, clamor for the attention 
of the consumer. In this uncertain economy, a 
strong holiday season could make or break 
expansion plans moving forward into 2012.   n

Overview

Market Outlook
By:  John R. Schultz,  MacKenzie Retail
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Submarket Size & Vacancy by Submarket

Vacancy by Submarket

Above: Baltimore City and the York Road Corridor represent the largest submarkets in the region though both 
Annapolis and Harford County are beginning to see growth that is loosely tied with BRAC.

Above: The Baltimore Retail Market resemble a “hub and spoke” confi guration, with many of the submarkets 
following the major roads in and out of Baltimore City. 

Overview

Continued from previous page...

Baltimore County’s Historic Manor Tavern,  n

located at 15819 Old York Road, sold for 
$1,800,000 over the summer.  The Restaurant 
was purchased by a group of local investors 
and is expected to remain open throughout 
renovations.

Boulevard at Box Hill’s largest, and arguably  n

most anticipated tenant, Wegman’s opened 
in September.  The location is the fi rst in 
Harford County.

Lifestyle Center Maple Lawn continues to  n

welcome tenants, including; McDonald's, 
Pet Depot, and HighStarr Copy. 

Multiple fi tness center deals were inked for  n

move-ins starting late in the 4th Quarter 
of 2011 including; Planet Fitness at 11967 
Reisterstown Road, Gym Source at 2159 
York Road, and Anytime Fitness at 1206 
Agora Drive.

Earth, Wood and Fire leads off the tenant  n

roster at the newly renovated Bare Hills 
Business Park.  The transformation of the 
former industrial park encompasses 400,000 
sf of offi ce and retail space.

Chipotle plans to open new stores in Mount  n

Vernon and Federal Hill. Opening a in Mount 
Vernon by early December, the Mexican 
restaurant is also plotting a store in Federal 
Hill/South Baltimore.  

McHenry Row, Locust Point in Baltimore  n

City’s growing lifestyle center, continues to 
add tenants.  Joining the City’s fi rst Harris 
Teeter will be hometown favorites Greene 
Turtle and Charm City Run as well as Dunkin 
Donuts, Jimmy John’s Gourmet Sandwiches, 
and Massage Envy.

Village at Lee Airpark welcomed three  n

tenants bringing the 92,000 sf shopping 
center along Route 2 in Edgewater to nearly 
90 percent occupancy.  Joining anchor tenant 
Giant and well-known eateries Chipotle Grill 
and Panera Bread are cell phone dealer 
CellComm, Bay Tunes Guitars and Coldstone 
Creamery.  Two of the new tenants migrated 
from the Marketplace at South River Colony, 
according to the Capital.

Quarter Highlights
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Notable Transactions
Lease

Location Submarket Tenant Amount 
Leased SF

7930-7938 Eastern Avenue Baltimore County East Redners Warehouse 

Market

50,423 sf

9991 Pulaski Highway Baltimore County East Big Lots 40,480 sf

7280 Montgomery Road Baltimore South Green Valley Markets 39,571 sf

2633-2659 Annapolis Road Baltimore South Big Lots 31,301 sf

11967-11989 Reisterstown 

Road

Reisterstown Road 

Corridor

Planet Fitness 16,995 sf

Location Submarket Price PSF Building 
Size SF

Severna Park Market Place

(6 Building Portfolio)

Annapolis $61,000,000 $239.96 254,213 sf

Center Street

(4 Building Portfolio)

Carroll County $33,000,000 $236.94 139,273 sf

15819 Old York Road

(Manor Tavern)

York Road Corridor $1,800,000 $236.84 7,600 sf

8505 Liberty Road

(Popeye's)

Reisterstown Road 

Corridor 

$1,265,000 $565.10 2,200 sf

1601 York Road York Road Corridor $1,050,000 $648.15 1,620 sf

*(r) Renewal
**(sub) Sublease 

Sale

Overview

The Columbia Bank signed a pair of leases  n

for new locations.  Headquartered in 
Columbia, the bank has negotiated leases 
for pad sites at two retail projects: Village 
South, in Crofton, and the Seven Oaks 
Shopping Center, in Odenton with building 
delivery scheduled for mid-2012.  

Annapolis Towne Centre  signed Wells Fargo  n

Bank to 6,800 sf.  The bank joins current 
tenants Fidelity Investments, Chop House, 
Urban Chic, and many more.
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Quick Stats

Vacancy Rates %
Net Absorption

Vacancy & Absorption By Region
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Above: The I-83 Corridor and I-97/Annapolis submarkets continue to enjoy low vacancy rates but the BW Corridor 
leads the market in absorptions thanks to large leases signed by logistic and technology fi rms.  Baltimore City 
remains relatively unchanged with a negative absorption of 450 sf.

Quarter Highlights
Partnering with Emory Properties, LLC, Ryan  n

Commercial LLC broke ground on a 700,000 
square foot industrial complex in Perryman 
that hopes to lure Procter & Gamble and 
Amazon as tenants.  If demand increases, the 
duo has the capability to option to expand 
up to 1.4 msf (million square feet)

Prologis continues to unload its Baltimore  n

Industrial portfolio, the sale of which could 
bring the company more than $50 million in 
revenues.  The company currently has nearly 
600,000 sf of industrial space on the market.

LifeScience Logistics took 302,687 sf at  n

8901 Snowden River Parkway in Gateway 
Commerce Park in Columbia.  The third-
party logistics company services the health 
care industry.

Continued on next page...

CHANGE SINCE LAST

CURRENT QTR YR

Direct Vacancy          9.55% q q

Vacancy W/ Sublet 9.95% q q

Net Absorption 739,600 sf p q

Avg. Asking Rate $5.69 p q

Number of Buildings         4,827

Market Size 240,712,633 sf

To the extent that real estate activity has been 
robust, it has been in the industrial category.  

This is a reflection of a number of factors, 
including the fact that industrial production 
has been one of the most rapidly expanding 
aspects of the global economy since the 
worldwide downturn ended in 2009.  

Net absorption of warehouse space in 
the Baltimore area totaled 451,600 square feet 
(sf) for the third quarter following 577,700 sf 
of absorption in the second quarter.  During 
the third quarter, positive net absorption 
in Harford/Cecil Counties (652,200 sf) was 
virtually offset by negative net absorption in 
Baltimore City (-651,004 sf).  The direct vacancy 

rate for the regional warehouse market stood 
at 9.4 percent in the third quarter, down from 
9.6 percent in the second quarter and 10.4 
percent the same time last year.

The flex industrial market in the Baltimore 
area posted quarterly net absorption of 
288,000 sf.  Year-to-date absorption stands at 
411,100 sf. The Baltimore/Washington Corridor 
led the way with 96,800 sf of positive net 
absorption. The Baltimore area flex industrial 
market direct vacancy rate for the third quarter 
was 10.2 percent, up from 10.0 percent in both 
the last quarter and at the same time one year 
ago.  n

Overview

Market Outlook
By:  Anirban Basu, Sage Policy Group

Local Warehouse Market Continues Positive Gain. 
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The Solo Cup Building at 10100 Reisterstown  n

Road sold for $16,000,000.  The 1.7 msf 
manufacturing building is expected to be 
redeveloped.

IPX International  is relocating from Rockville  n

to a new location at 6930 San Tomas, in the 
Route 100 Industrial Park in Elkridge taking 
37,200 square feet. IPX is a product of a 
federal stimulus grant to promote fi ber optic 
cable installations.

Jones Lang LaSalle’s third annual Port,  n

Airport and Global Infrastructure (PAGI) 
report reveals that real estate in the markets 
surrounding the country’s seaports is leading 
the U.S. industrial real estate recovery. 
According to the report, which ranks each 
port using proprietary scoring system,  the 
largest gains were seen in Baltimore, which 
jumped 8.7 points to reach 82.5, followed by 
Charleston at 80.8 rising by 7.8 points and 
Houston, which scored 89.5 up from 84.8 
last year.

Evolve Composites, a manufacturer of  n

building materials, has signed a lease 
for a 113,800-square-foot manufacturing 
plant in Hancock, Maryland. The company, 
headquartered in Torrance, California, 
specializes in lightweight environmentally 
friendly pads made of polymer plastic, 
composite, lightweight concrete and ultra-
lightweight concrete for air-conditioning 
units and heat pumps among other uses.

Quarter Highlights

Vacancy & Absorption By Region
Warehouse

Above: The BW Corridor and Harford/Cecil County submarkets saw substantial positive absorption, as the I-97/
Annapolis Corridor, Baltimore County West, Carroll County, and I-83 Corridors remained quiet. 

Historical Vacancy Rates

Above: Overall vacancy continues to improve from a high in mid-year 2010 (18 percent) with rental rates in both fl ex 
and warehouse markets also inching up.

Vacancy Rates %
Net Absorption

    2006              2007              2008              2009              2010             2011
  
                                                Quarters/Years
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* All information furnished regarding property for sale, rent, exchange or financing is from sources deemed reliable. No representation 
is made as to the accuracy thereof and all such information is submitted subject to errors, omissions, or changes in conditions, prior 
sale, lease or withdrawal without notice. All information should be verified to the satisfaction of the person relying thereon. Portions of 
the base statistics are from CoStar Property data. Data as of 9/2011.

Overview

Notable Transactions
Flex Lease

Location Submarket Tenant Amount Leased 
SF

504 McCormick Drive BW Corridor Unknown 17,700 sf

6200-6210 Frankford Baltimore City Unknown 15,851 sf

6655 Amerton Drive BW Corridor Unknown 9,600 sf

Location Submarket Price PSF Building Size SF

9145 Liberty Road Carroll County $7,250,000 $95.94 76,360 sf

7519 Solley Road Annapolis $5,650,000 $97.41 58,000 sf

9472-9494 Deereco Road I-83 Corridor $4,155,000 $103.48 40,151 sf

6798 Oak Hall Lane
(Unit A - Condo)

Columbia $819,540 $142.90 5,735 sf

2014 Renard Court 
(Unit F - Condo)

Annapolis $233,250 $186.60 1,250 sf

*(r) Renewal

Flex Sale

Warehouse Lease

Location Submarket Tenant Amount Leased SF

8901 Snowden River 
Parkway

Columbia LifeSciences Logistics 302,687 sf

1300 Mercedes Drive BW Corridor DTLR, Inc. 139,690 sf

350 Winmeyer Avenue BW Corridor IQ Solutions*(r) 78,800 sf

8730 Greenwood Place Carroll County E&G Classics 51,180 sf

Location Submarket Price PSF Building Size SF

40 Building Portfolio Multiple $235,800,000 $1,1440.47 2,059,992 sf

10100 Reisterstown 
Road

Reisterstown 
Road Corridor

$15,000,000 $8.81 1,703,292 sf

7549 Harmans Road Annapolis $12,600,000 $315.00 40,000 sf

1852 Frankfurst Avenue Baltimore City $5,350,000 $153.59 34,832 sf

Warehouse Sale

Daniel A. Hudak, SIOR
SENIOR VICE PRESIDENT/PRINCIPAL

MacKenzie Commercial 
Real Estate Services, LLC

The Baltimore industrial market is currently enjoying 
a reprieve from the harsh economic conditions that 
have plagued the commercial real estate industry 
over the last three years. Vacancy rates are trending 
down in most submarkets with the exception of the 
traditionally strong Baltimore Washington Corridor 
which still suffers a 15% overall vacancy rate. Tenants 
maintain the fl ight to quality leaving Class B and C 
product for Class A buildings attracted by reduced 
rental rates and fi nancial incentives offered by 
Landlords. Although vacancy levels edged slightly 
lower in the 3Q, smaller blocks of space remain in 
abundant supply. This could be a refl ection of non-
existent small business growth which usually fi lls this 
void and typically fuels job creation in the economy. 
Investors continue to have an appetite for institutional 
grade product betting that no new construction 
coupled with improving market conditions will cause 
upward pressure on rental rates.

Market Forecast


