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A Look at the 3rd Quarter… 
The big story? Millennium Tower, Boston’s tallest residential building 
completed to date. So far, 392 out of the Tower’s 442 units have hit 
public  record  (closings  began in  mid-July), representing  40%  of  all 
sales  in  Boston’s  core  urban  market  considered  here.  These  Tower 
sales show an average price per square foot of over $1,400, about 40% 
above the average for the rest of Midtown. The quantity of sales and 
prices  achieved  at  the  Tower  have  pushed  both  the  average  and 
median sales  price in Metro Boston up nearly  50%  over last  year’s 
third quarter. Average price per square foot is up nearly 30%. See the 
following page for a breakdown of Millennium Tower sales.

Millennium Tower re-sales are underway as well.  17 of the early re-
sales have traded at an average of 20% over their initial sales price. 
Pricing of Tower units currently on the market for re-sale is consistent 
with this figure; units are asking approximately 23% more than what 
they sold for. Owner occupants are reported to make up the largest 
portion  of  the  building,  however  there  is  a  significant  rental 
contingent,  due  in  large  part  to  Boston’s  attractiveness  as  an 
investment market and a sale policy that permitted bulk purchases in 
the building.

Excluding Millennium Tower and considering the other 60% of sales 
throughout Metro Boston’s core, median sales price this quarter rose 
12% above its year ago level to $818,000 (although slightly down from 
2Q 2016’s median sales price of $825,ooo). Average sales price showed a 
similar pattern, increasing 14% to $1,184,996. Average price per square 
foot was up 9% over last year, but only 1.5% over this year’s second 
quarter.

3Q Boston Condo 
Market at a Glance 

PRICES      ∆(YR)   ∆(QTR) 
    
Avg. Sales Price         48%     31% 

Med. Sales Price       46%     29% 

Avg. Price / Sq.Ft.     27%     19% 

SALES           3Q      ∆(YR)       
  
Closed Sales         967     54% 
   

 Days on Market      46      24% 

Includes Back Bay, Beacon Hill, 
Fenway, Midtown, North End, Seaport, 

South End, Waterfront, West End 
Source: LINK

3Q-2016 
Metro Boston | Survey of Residential Sales                                                                  

-Back Bay, Beacon Hill, Fenway, Midtown, North End, Seaport, South End, Waterfront, West End-

Sales by Bed Type
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Metro Boston - 
Condos

3Q-2016 
incl. M.Tower

3Q-2016 
excl. M.Tower

2Q-2016 3Q-2015

Avg. Sale Price $1,541,243 $1,184,996 $1,179,515 $1,041,544

Median Sale Price $1,062,500 $818,000 $825,000 $729,000

Avg. Price per Sq.Ft. $1,146 $979 $965 $900

Number of Sales 967 593 618 629

Days on Market 46 44 43 37

Absorption Rate (mos) 1.0 1.6 1.5 N/A
Source: LINK/MLS; excludes units believed to be affordable

Visit our website to browse our listings and contact us to learn more about market trends.CampionRE.com 

http://campionre.com
http://www.campionre.com/luxury_buildings/millennium-tower/
http://campionre.com
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The  third  quarter  also  saw  a  number  of  closings  at  other  new 
construction  condo  projects,  including  Campion  and  Company’s 
exclusive  319A Street  in  the  Seaport’s  Fort  Point  neighborhood. 
Approximately  three quarters  of  the units  have hit  public  record, 
fetching over $1,100/SF for market rate condos, 36% above the rest 
of the Seaport market. Note that Seaport as a whole has once again 
shown a  drop in average price per  square foot  since the previous 
quarter, which can be attributed to averages still correcting after the 
spike of Twenty Two Liberty’s initial closings during 4Q 2015 and 1Q 
2016.  Fenway’s  price indicators will  likely mimic the dramatic rise 
followed by a gradual correction once the 109 units begin to close at 
Pierce Boston (whose structural frame has reached 18 out of 30 floors 
and pre-sales have recently been reported at 35%). 

Other new developments exclusively  represented by Campion and 
Company  include:  Boulevard  on  the  Greenway  (31  market  rate 
residences  on  the  Rose  Kennedy  Greenway);  25  Beacon  (6  floor-
through residences directly next to the State House and overlooking 
Boston  Common);  and  the  Four  Seasons  Private  Residences  One 
Dalton Street, Boston (a Back Bay tower that will be the city’s tallest 
and most luxurious residential building upon completion). 

Condo $/SF by Neighborhood - 5 Years
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Millennium Tower (LINK Data as of 10/12/16)

Beds Count Average Sale $ Avg. $/SF

1 129 $1,049,341 $1,236

1+ 12 $1,003,846 $1,049

2 194 $2,097,629 $1,418

3 55 $4,161,427 $1,820

PH 1 $9,050,000 $2,169

Grand PH 1 $35,000,000 $2,838

TOTAL/AVG 392 $2,110,407 $1,411

The Millennium Tower 
Effect… 

As anticipated, Millennium Tower 
closings have had a significant 
effect on Metro Boston’s 3Q and 
YTD sales. 

Avg. $/SF Sold in Midtown has 
surpassed that of all other 
neighborhoods. 

Millennium Tower’s Grand 
Penthouse is the most expensive 
condo sale in Boston’s history.  

Condo Price/Sq.Ft. by 
Neighborhood 

                     $/SF    $∆(QTR) 
Back Bay   $1,146  -0.2% 
Beacon Hill  $998   +2.8% 
Fenway    $824   +10.6% 
Midtown   $1,363  +37.3% 
North End  $821   -2.3% 
Seaport    $943   -19.7% 
South End  $926   +3.1% 
Waterfront  $969   +4.5% 
West End   $685   +3.8%

Visit our website to browse our listings and contact us to learn more about market trends.CampionRE.com 

3Q-2016 

Source: LINK

http://campionre.com
http://campionre.com
http://319aboston.com
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http://www.campionre.com/luxury_buildings/pierce-boston/
http://www.theboulevardboston.com
http://www.25beacon.com
http://www.onedalton.com
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Inventory…

New  building  completions  have 
helped push citywide sales up nearly 
50%  o ver  the  pre v ious  year. 
Excluding  even  just  the  Tower, 
however,  the  number  of  sales  is 
down 6%,  which reflects  the same 
l ack  o f  inventor y  that  ha s 
categorized the last couple of years 
in particular. 

This tight inventory continues to be 
a  contributing factor  to downtown 
Boston’s  competitive  environment. 
The  absorption  rate  based  on  the 
third  quar ter— the  number  of 
months to sell all listing inventory at the current rate of sales—is at just over one month. With such low 
inventory, bidding wars, especially in the $1M - $2M price point, are very common. In fact, 32% of MLS-
listed properties sold in this range so far this year have gone for over-asking (and 15% have gone for asking). 
The completion of select new luxury condominiums will provide some relief to inventory constraints, albeit 
at new price premiums. 

Election Year & Going Forward…
As is typically the case during an election year, general uncertainty about the new administration and what 
its policies will mean for the real estate market - and the U.S. economy as a whole - has left many buyers 
unmotivated to jump into a large real estate purchase. ‘Wait-and-see’ remains the dominant mentality even 
though it is likely to take considerable time for the next president to implement policies that have any 
serious effect on housing. The result is that luxury prices hold close to current levels with a scale back in 
appreciation and noticeable slowdown in pace. 

This ‘wait-and-see’ environment is not without opportunity, though. Buyers in particular can benefit from 
less competition in Boston’s inventory-tight market, not to mention historically low interest rates that the 

Fed left unchanged as of late September. 

Sellers too are in a place to benefit from the ever-increasing demand to live 
and  invest  in  Boston.  Its  unique  draw  stems  from world-class  academic 
institutions  and  healthcare  facilities,  growing  life  science  and  technology 
industries (note General Electric’s relocation to Boston), a healthy innovation 
economy, as well as top arts, culture and tourism. Boston has especially strong 
growth  prospects  as  a  destination  for  foreign  capital,  now  offering  50+ 
nonstop international flights, not to mention quality housing stock available 
at a value compared to other world-class destinations like NYC, whose high-
end residential market is deemed oversaturated and overpriced (and where 
sales  are down a reported 20%*).  With such a dynamic past,  present and 
future, Boston has been especially attractive to developers, which helps to 
explain the thousands of units in the new development pipeline. 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  Luxury Spotlight: $3M+ Condo Market 

Boston’s  luxury  market  in 
recent  year s  ha s  been 
characterized by significant 
price  appreciat ion  and 
growing  buyer  demand  for 
high-end and ultra-high-end 
product.  Three  property 
ty pes  in  part icular  are 
driving  this  growth:  new 
large  scale  developments 
(such  as  the  recently  completed  Twenty  Two Liberty  in  Seaport  and 
Millennium  Tower  in  Midtown);  existing  full-service  buildings  with 
garage parking (especially those in Back Bay and directly surrounding 
the  Public  Garden);  and  newly  developed   or  renovated  brownstone 
condos (also primarily in Back Bay, as well as Beacon Hill).

Comparing  Metro  Boston’s  $3M+  sold  data  through  the  third 
quarter of the past five years, there has been a 35% increase in average 
price  per  square  foot,  with  sales  over  $2,000/SF  now  a  common 
occurrence  in  select  full-service  and  new-construction  properties. 
Luxury condos first broke the $2000/SF threshold in 2014. That year 
saw 4  sales  above  $2,000/SF,  all  of  which  were  located  in  Back  Bay 
(Carlton House; Four Seasons; Mandarin Oriental; 96 Beacon St.). 2015’s 
5 sales above $2,000/SF were also all  located in Back Bay, adding the 
Clarendon to the list of buildings with the distinction. Three quarters 
through this year, 43 recorded properties have traded over $2,000/SF (19 
at Millennium Tower and 11 at Twenty Two Liberty).

The luxury absorption rate for the first three quarters of the year —the 
number of months to sell all $3M+ listing inventory at the YTD rate of 
sales—is over 5 months. Luxury absorption time is more than 3 times 
that of the market as a whole, not surprising given the limited quantity 
of qualified buyers in this price point, as well as the increased inventory 
of new boutique and large-scale developments now being offered. For 
the  80  properties  currently  available  (MLS)  in  this  price  point 
throughout Metro Boston, DOM is an average of 157 days.

Luxury Condo Overview ($3M+) - Metro Boston (1Q-3Q)
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With Millennium Tower closings, 
Midtown replaces Back Bay with the 
highest 3Q luxury transaction volume.  

On average, properties sold above $3M 
YTD have traded for 93% of list price 
(excl. Millennium Tower). 

Based on the YTD rate of sales there is 
just over 5 months of luxury supply.  

Popular luxury features include garage 
parking, private outdoor space, one-
floor living with direct elevator access, 
ceiling heights upwards of ten feet, 
new or renovated interiors, views and 
amenity packages. 

A handful of full-service condos have 
sold above $3,000/SF in Back Bay. 

……………………………………………

……………………………………………
 

Luxury Condo Market Share

  Campion and Company 

#1 Office Luxury Market Share in 
all of Massachusetts 

  Tracy Campion 

#1 Agent Luxury Market Share in 
all of Massachusetts

$3M+ Sales by Bed Type            
(3Q 2016)
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