
Investment Opportunity | Offering Memorandum

266-268 Newbury St 
Boston, MA



Executive Summary
Colliers is pleased to present for sale a trophy  investment opportunity at 266-268 Newbury St in the vibrant 

Back Bay neighborhood of Boston. The approximately 11,995 square foot building is currently home to seven 

offices and two retail restaurant spaces. The building  boasts four floor through levels of rentable space with 

high ceilings and abundant natural light. Located on the bustling Back Bay retail strip, 266-268 Newbury St is 

in the heart of Boston’s premier shopping and and retail area, as well as steps from the Prudential Center, one 

of the regions primary live, work, play environments. The property is also proximate to major transit centers 

Mass Pike I-90 and Storrow Drive, as well as three MBTA Green Line stops at Arlington, Copley, and Hynes. 

Other notable area amenities include, the Charles River Esplanade, Boston Common, the Comm Ave Mall, the 

Hynes Convention Center, and the Boston Public Library.

Trophy Asset Value Add Opportunity 
Rent Growth

Transit Oriented 
MBTA Green Line & I-90

Prestigious Location 
Prime Restaurant & Shopping

Area Development 
Raffles, 380 Stuart St,  
Parcel 12, Parcel 13

Project Highlights
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Project Overview
Address:
266-268 Newbury St  
Boston, MA 02116

Parcel ID:
0503149000

Lot Size (Acres/SF):
0.11 Acres/4,928 SF

Year Built:
1905

Stories:
4

Exterior:
Brick

Gross SF:
11,995 SF

Rentable Area:
8,899 SF

Zoning District:

Boston Proper

Zoning Sub-district:
B-3-65

Assessed:
$2,754,650

Parking:
12
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2022

Unit # Tenant Floor SF $/Month $/Year $/SF Share Lease End Type CAM Notes

Basement Crazy Good Kitchen Basement 2,551  8,487  101,846  40 28.7% 11/31/24 MG  1,911 Tax 40% >2020, 80%> $4,000

266-1 Bubble Tea Floor 1 900  7,648  91,776  102 10.1% 10/1/24 MG  696 15% Water > 1750

266-2 ASC Salon Floor 2 841  2,500  30,000  36 9.5% TAW MG  15,190 10% CAM, 10% Tax Base Yr 2021

266-3 Grithaus Floor 3 787  3,800  45,600  58 8.9% 9/15/23 MG  1,500 $1,500/Year CAM

266-4 Exataret Floor 4 753  2,500  30,000  40 8.5% TAW MG  15,190 10% Tax Base Year '21, 10% CAM 
Base Year '21

268-1 Sneaker Junkie Floor 1 695  4,800  57,600  83 7.8% TAW MG  2,380 14% CAM - Base Yr 2014, Tax 14% 
Base Yr - Cap $1,500

268-2 Tailor Floor 2 757  3,000  36,000  48 8.5% TAW Gross  - -

268-3 Vacant Floor 3 798  -  -  - 9.0% - -  - -

268-4 Attorney Kreuzer Floor 4 807  3,150  37,800  47 9.1% TAW MG  14,523 10% Tax Base Year '21, 10% CAM 
Base Year '14

9 8,889  35,885  430,622  48 100.0%  51,390 

# Space $/Mo $/Yr
P-1 Sneaker Junkie Pk  195  2,340 

P-2 Tailor Pk  220  2,640 

P-3 ASC Salon PK  200  2,400 

P-4 266-1 Included  -  - 

P-5 266-1 Included  -  - 

P-6 CGK Included  -  - 

P-7 CGK Included  -  - 

P-8 CGK Included  -  - 

P-9 CGK Included  -  - 

P-10 -  -  - 

P-11 -  -  - 

P-12 -  -  - 

12  615  7,380 

Parking Income

Tenant 	Summary
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Income Statement
REVENUE 2022 Pro Forma

Rental Revenue

Market Rent  430,622  703,775 

Total Rental Revenue  430,622  703,775 
Other Income
Reimbursable Expenses  51,390  52,932 

Parking Income  7,380  7,601 

Total Other Income  58,770  60,533 
Effective Gross Revenue
Gross Revenue  489,392  764,308 

General Vacancy and Credit Loss  (14,682)  (22,929)

Total Effective Gross Revenue  474,711  741,379 

OPERATING EXPENSES

Controllable

Repairs and Maintenance  28,758  29,477 

Supplies  3,498  3,585 

Elevator  8,560  8,774 

Telephone  3,781  3,876 

Office  1,577  1,616 

Electric  4,632  4,748 

Water & Sewer  6,389  6,549 

Fixed

Property Taxes  138,949  141,728 

Insurance  14,175  14,459 

Property Management  14,250  25,948 

Capital Reserves  4,500  4,590 

Total Operating Expenses  229,069  245,350 

NET OPERATING INCOME*  245,642  496,029 

Pro Forma Rents were based on $65/SF for Office and $120/SF for Retail, 
Expenses grown at 3% 266-268 Newbury Street |  5
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Existing Conditions Surveys Inc.
398 Columbus Avenue #334
Boston, MA 02116 USA

T    617.247.9161
F    617.249.0746
E   info@existingconditions.com

www.existingconditions.com

The Most Accurate
Existing Conditions Surveys and

As-Built Surveys

www.existingconditions.com

All projects are measured using the most
advanced laser measuring equipment and
our best standards and practices. All work
will be field verified by client prior to design
or construction or other use, please visit
www.existingconditions.com for terms and
conditions of use.

General Notes:

1. It is expressly understood by client that ECS is not an
architectural or engineering entity. None of the documents
prepared by ECS for client shall have any stamping or certification
of such trade professionals.
2. This is not a structural or MEP analysis or due diligence
model.  Visible and accessible elements are modeled for location
and size. Further structural or MEP analysis could be necessary by
others.
3. STANDARD OF PRACTICE. Services performed by ECS
under this Agreement will be conducted in a manner consistent
with that level of care and skill ordinarily exercised by members of
the profession currently practicing in the same locality under similar
conditions. No other representation, expressed or implied, and no
warranty or guarantee is included or intended in this Agreement, or
in any report, opinion, document or otherwise. Client shall field
verify all work prior to design construction, or other use.

Laser Scanning Notes:

1. Visit FARO.com and leica-geosystems.com for 3D laser
scanner tolerances, range information and product specifications.
2. Laser scanning equipment uses light waves to measure
distances, unforeseen site conditions such as dust, moisture,
vibration, surface reflectivity, lighting conditions, temperature,
humidity, ferromagnetic materials, building configuration etc. may
impact registration between scan locations.
3. Accuracy over long distances can be improved if the client
provides survey benchmarks prior to scanning in order to reference
the laser scan data into a coordinate system.
4. The Revit file contains the most complete alignment of point
cloud data. All laser scanning by default is in a localized coordinate
system. Laser scans completed on multiple days may be tied into
previous laser scans by use of site specific features and targets.
Point cloud adjustments are made in Revit for a final verification.
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will be field verified by client prior to design
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conditions of use.
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1. It is expressly understood by client that ECS is not an
architectural or engineering entity. None of the documents
prepared by ECS for client shall have any stamping or certification
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others.
3. STANDARD OF PRACTICE. Services performed by ECS
under this Agreement will be conducted in a manner consistent
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in any report, opinion, document or otherwise. Client shall field
verify all work prior to design construction, or other use.

Laser Scanning Notes:

1. Visit FARO.com and leica-geosystems.com for 3D laser
scanner tolerances, range information and product specifications.
2. Laser scanning equipment uses light waves to measure
distances, unforeseen site conditions such as dust, moisture,
vibration, surface reflectivity, lighting conditions, temperature,
humidity, ferromagnetic materials, building configuration etc. may
impact registration between scan locations.
3. Accuracy over long distances can be improved if the client
provides survey benchmarks prior to scanning in order to reference
the laser scan data into a coordinate system.
4. The Revit file contains the most complete alignment of point
cloud data. All laser scanning by default is in a localized coordinate
system. Laser scans completed on multiple days may be tied into
previous laser scans by use of site specific features and targets.
Point cloud adjustments are made in Revit for a final verification.
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conditions of use.
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Laser Scanning Notes:

1. Visit FARO.com and leica-geosystems.com for 3D laser
scanner tolerances, range information and product specifications.
2. Laser scanning equipment uses light waves to measure
distances, unforeseen site conditions such as dust, moisture,
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system. Laser scans completed on multiple days may be tied into
previous laser scans by use of site specific features and targets.
Point cloud adjustments are made in Revit for a final verification.
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All projects are measured using the most
advanced laser measuring equipment and
our best standards and practices. All work
will be field verified by client prior to design
or construction or other use, please visit
www.existingconditions.com for terms and
conditions of use.

General Notes:

1. It is expressly understood by client that ECS is not an
architectural or engineering entity. None of the documents
prepared by ECS for client shall have any stamping or certification
of such trade professionals.
2. This is not a structural or MEP analysis or due diligence
model.  Visible and accessible elements are modeled for location
and size. Further structural or MEP analysis could be necessary by
others.
3. STANDARD OF PRACTICE. Services performed by ECS
under this Agreement will be conducted in a manner consistent
with that level of care and skill ordinarily exercised by members of
the profession currently practicing in the same locality under similar
conditions. No other representation, expressed or implied, and no
warranty or guarantee is included or intended in this Agreement, or
in any report, opinion, document or otherwise. Client shall field
verify all work prior to design construction, or other use.

Laser Scanning Notes:

1. Visit FARO.com and leica-geosystems.com for 3D laser
scanner tolerances, range information and product specifications.
2. Laser scanning equipment uses light waves to measure
distances, unforeseen site conditions such as dust, moisture,
vibration, surface reflectivity, lighting conditions, temperature,
humidity, ferromagnetic materials, building configuration etc. may
impact registration between scan locations.
3. Accuracy over long distances can be improved if the client
provides survey benchmarks prior to scanning in order to reference
the laser scan data into a coordinate system.
4. The Revit file contains the most complete alignment of point
cloud data. All laser scanning by default is in a localized coordinate
system. Laser scans completed on multiple days may be tied into
previous laser scans by use of site specific features and targets.
Point cloud adjustments are made in Revit for a final verification.
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1A

2A

Demographics

Population:

Households:

Median Age:

Median HH Income:

Daytime Employees:

Population Growth ’22-’27:

Household Growth ’22-’27:

1 Mile: 		  101,922
3 Miles:		 555,420

1 Mile: 		  45,878
3 Miles:		 237,275

1 Mile: 		  32.7
3 Miles:		 34.4

1 Mile: 		  $88,771 
3 Miles:		 $90,492 

1 Mile: 		  153,361 
3 Miles:		 703,550

1 Mile: 		  0.66% 
3 Miles:		 0.81%

1 Mile: 		  0.66% 
3 Miles:		 0.83%
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Warby Parker

Saks Fifth Avenue
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Disclaimer
This document has been prepared by Colliers International for advertising and general information only. Colliers International makes no guarantees, representations or warranties of any kind, expressed or implied, 
regarding the information including, but not limited to, warranties of content, accuracy and reliability. Any interested party should undertake their own inquiries as to the accuracy of the information. Colliers 
International excludes unequivocally all inferred or implied terms, conditions and warranties arising out of this document and excludes all liability for loss and damages arising there from. This publication is the 
copyrighted property of Colliers International and/or its licensor(s). ©2022. All rights reserved.
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