
One of the largest deals done in the second half of 2009 in the Philadelphia suburban market 
was between Main Line Health and the Keystone Property Group. Main Line Health signed 
a long-term, ten-year lease at the Keystone Executive Center, which is located in Radnor, 
Pennsylvania.

Main Line Health plans to consolidate most of its corporate offi  ces and its Home Care Network
into the entire two-story, 100,462 square foot offi  ce building, which is situated at the intersection
of Route 30 and the Blue Route. Main Line Health chose the site due to its central location and 
ease of commute for their employees, as well as having the ability to create a more effi  cient 
work space and reduce overhead costs. The new lease is valued at $22.9 million.

240 Radnor Chester Road is a Class A offi  ce building, with a highly desirable suburban 
Philadelphia location. Completely redeveloped in 2008, the building features an atrium 
entrance and is the only suburban location with access to three types of public transportation:
two regional rail lines and bus transport, as well as easy access from I-76, I-476, and Route 30.

“We couldn’t be happier to secure such a high quality tenant for this property,” says Richard 
Gottlieb, Senior Vice President of Operations and Development of the landlord, Keystone 
Property Group.

Main Line Health is suburban Philadelphia’s most comprehensive healthcare resource, 
off ering a full range of medical, surgical, obstetric, pediatric, psychiatric and emergency 
services. Forming the core of Main Line Health are four of the region’s most respected acute 
care hospitals — Lankenau, Bryn Mawr, Paoli and Riddle Memorial — as well as one of the 
nation’s premier facilities for rehabilitative medicine, Bryn Mawr Rehab Hospital. Main Line 
Health is especially recognized for their cardiac, orthopedic, oncology, rehabilitation and 
women’s clinical services.

Jeff  Mack, partner of Newmark Knight Frank Smith Mack (NKFSM) stated, “Working with Main 
Line Health and Keystone was a good experience. Both organizations are highly professional 
and the building was a great fi t for Main Line Health.”

Jeff  Mack and Liz Roberts of NKFSM represented Keystone Property Group in the above 
mentioned transaction. NKFSM and Gola Corporate Real Estate also represented the tenant.

MAIN LINE HEALTH INKS A LONG-TERM
   LEASE FOR 100,462 SF IN RADNOR

Partner’s
Corner
by Jeff  Mack

I have some very exciting 
news to share with you about our fi rm. 
Smith Mack has recently entered into 
a formal partnership with Newmark 
Knight Frank, the fourth largest 
independent real estate service fi rm 
in the world. With more than 6,300 
professionals worldwide, Newmark 
Knight Frank operates from 200 
offi  ces in established and emerging 
markets on six continents handling 
$32 billion in annual transactions. 
This partnership brings our four-offi  ce, 
55-person operation under Newmark 
Knight Frank’s global umbrella.

With this new partnership we will 
gain the strength and leadership 
of Newmark Knight Frank’s full-
service platform which includes an 
environment of collaboration, unifi ed 
market information, standardized 
marketing collateral, and specialized 
practice groups including tenant and 
landlord representation, corporate 
real estate services, capital markets, 
industrial and retail real estate 
services.

Although our name has changed, our 
people, our focus and our commitment 
to our clients will only be strengthened 
with this new partnership. Our new 
name and logo are part of the global 
marketing standard of Newmark Knight 
Frank, which represents a unifi ed 
brand for our services and capabilities. 
Our company will be doing business 
as Newmark Knight Frank Smith Mack; 
however, the local ownership of our 
seven partners remains unchanged. 
We will continue to provide the same 
service excellence that you have come 
to expect from Smith Mack over the 
past twenty-fi ve years. Continued on page 3
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Landlord Representation - Philadelphia CBD

ZARWIN BAUM RELOCATES TO
  1818 MARKET STREET

Morphotek, Inc. purchased three industrial 
buildings totaling 48,527 square feet 
located at 213, 215 and 217 Welsh Pool 
Road within the Pickering Creek Business 
Park in Exton, Pennsylvania. 

Morphotek plans to tear down the existing 
buildings, which are currently situated 
next to their corporate headquarters, to 
construct an $80 million manufacturing 
facility. “The project will give the company 
greater control over its drug development 
process,” stated Nicholas Nicolaides, CEO 
and founding partner of Morphotek, in a 
recent article in the Philadelphia Business 
Journal.

Morphotek, Inc. is a biopharmaceutical 
company focused on the discovery and 
development of therapeutic monoclonal 
antibodies for the treatment of cancer, 
infl ammatory and infectious diseases. 
Headquartered in Exton, PA, Morphotek is 
a subsidiary of Eisai Corporation of North 
America, the U.S. operation of Eisai Co., 
Ltd., a research-based human health care 
company seeking innovative solutions in 
disease prevention, cure and care for the 
health and well-being of people worldwide.

Todd Westby of NKFSM represented the 
buyer, Morphotek, Inc.

MORPHOTEK PURCHASES THREE
   INDUSTRIAL BUILDINGS

Tenant Representation - Philadelphia Suburbs

In other news
CoStar Power Broker Award  |  Newmark Knight Frank Smith Mack was among the Top Leasing Firms to receive CoStar’s 2009
Power Broker Award. Jeff  Mack, Jim Mullarkey and Bill Finnegan were among the 2009 Top Offi  ce Leasing Brokers also recognized.

NKFSM awarded two BRED’s of 2009  |  NKFSM was honored with two Best Real Estate Deals of 2009 awards presented by the Philadelphia Business Journal. 
The deals are judged on size, complexity and community impact. 

    3rd Place – Best Offi  ce Lease / Urban  |  Fox Rothschild  |  15-year lease renewal, relocation and expansion to 104,461 square feet at 2000 Market Street.
Fox Rothschild is one of the building’s original tenants and has been in the building for 30 years. The law fi rm will continue to occupy the 12th fl oor, but
will also relocate and expand to the 19th through 21st fl oors.

    2nd Place – Best Small Offi  ce Lease / Suburban  |  ICG Commerce  |  8.5-year lease with ICG Commerce Inc. for 44,941 square feet at 211 S. Gulph Road in
King of Prussia. ICG is a strong story of local growth. The company started in Jenkintown, but since moving to King of Prussia it has tripled its head-count,
keeping jobs and economic stability in the area. 

Newmark Knight Frank
Smith Mack at Work

Select Top Deals

Neal Dangello, and Wills Elliman 
represented the U.S. Army Corp of 

Engineers - Baltimore District in 
the purchase of 896,503 SF at 1001 

Ogletown Road, Wilmington, DE

Jeff  Mack and Liz Roberts represented 
SunGard Availability LP in the lease 

signing of 147,930 SF at 650-680 
Swedesford Road, Wayne, PA

Reid Blynn and Chris Werner 
represented the tenant Executive 

Health Resources, Inc.
in the lease signing of 98,186 SF at

15 Campus Boulevard,
Newtown Square, PA

Bill Finnegan, Jim Mullarkey, and 
Les Haggett represented NNN 1818 

Market Street, LLC with the following 
transactions:

Zarwin Baum DeVito Kaplan
Schaer Toddy P.C.

Stevens & Lee, P.C.
Pietragallo Gordon Alfano

Bosick & Raspanti, LLP
Kogan, Trichon & Wertheimer, P.C.

Michael Baker, Jr., Inc.
First Trust Bank

totaling 80,220 SF at
1818 Market Street, Philadelphia, PA

Brian Sherlock and Neil Shupak 
represented Open Solutions, Inc.

in the lease signing of 39,900 SF at
2091 Springdale Road, Cherry Hill, NJ

Neal Dangello and Wills Elliman 
represented both The Buccini/Pollin 
Group, Inc. and Wilmington Trust SP 
Services, Inc. in the lease signing of 
34,404 SF at 1105 N. Market Street, 

Wilmington, DE

Neil Shupak and Justin Bell represented
 LTCI, Inc. in the sale of 33,430 SF at 

210 Bonair Drive, Hatboro, PA

Zarwin Baum DeVito Kaplan Schaer Toddy 
PC, has signed a new long-term lease 
for over 24,000 square feet of offi  ce 
space at 1818 Market Street in downtown 
Philadelphia.

“Zarwin Baum DeVito Kaplan Schaer Toddy 
PC is an excellent addition to 1818 Market 
Street’s business community…we are 
pleased to have them aboard,” says Jim 
Mullarkey, Partner of Newmark Knight Frank 
Smith Mack (NKFSM).

Home to many of Philadelphia’s top 
corporate tenants, 1818 Market Street 
boasts a prime center city location with 
extensive tenant amenities and stunning 
renovations that have ranked it among the 
city’s leading offi  ce buildings. The 37-story 
Class ‘A’ offi  ce tower’s central location is 

enhanced by superb views of the city and 
beyond.

Zarwin Baum DeVito Kaplan Schaer Toddy 
is a dedicated team of professionals with 
a unique blend of legal expertise and 
business experience. For nearly 50 years, 
their team of highly skilled attorneys and 
dedicated support staff  has recognized and 
understood the issues of their clients and 
has provided quality representation.

Jim Mullarkey and Bill Finnegan of NKFSM’s 
Philadelphia offi  ce represented Grubb & 
Ellis Realty Investors, LLC, which manages 
the property on behalf of tenant-in-common 
owners, as the exclusive leasing agent of 
1818 Market Street. Timothy Monahan and 
Patrick McGrath of Studley represented 
Zarwin Baum.



The commercial real estate market “street 
level” statistics typically feel the results 
of a challenged economy a year after 
a recession begins, and therefore the 
current negative net absorption, although 
seemingly alarming, has been expected 
among real estate professionals.

The Greater Philadelphia offi  ce 
market plunged into a seven-
fi gure negative net absorption 
of (1,962,000) square feet in 
Q3 2009, compared to the 
negative (874,900) square 
feet experienced in the second 
quarter. This closes the third 
quarter of 2009 with a year-to-
date negative net absorption
of (2,618,700) square feet. 
When you compare 2009’s
year-to-date negative net absorption 
to 2008’s year-to-date positive net 
absorption of 2,180,000 square feet as of 
3Q 2008, it is apparent that despite the 
signs that the global economic conditions 
are improving, the commercial real estate 
market remains extremely vulnerable.

Direct vacancy has increased from 13.6% 
in Q2 2009 to 14.8% in Q3 2009. While 
published reports indicate that the rental 
rates only dropped a mere $0.05 in Q3 
2009 to $22.47, the market trend shows 
that deals are being done at even lower 
rates than reported. The total vacancy 
rate for Q3 2009 has also increased 

dramatically…17.7% compared to the 
previous quarter’s 15.9% and Q3 2008’s 
14.5%. The total vacancy year-on-year 
shows a signifi cant increase of over 3%, 
almost half of which is attributed to the 
sublease space that has entered the 
market. 

With a diff erence of nearly fi ve million 
square feet of negative net absorption 
year-on-year at the close of the third 
quarter, Q3 2009 is proof positive that the 
real estate professionals concerns over the 
past year have become a reality.

Philadelphia CBD
The Philadelphia’s central business 
district (CBD) is watched closely as an 
indicator of the entire regions market 
trends. When comparing rental rates to 
that of a year ago, rates are showing a 
decrease of $0.59, which equates to 2%, 
across all CBD submarkets and classes. 
Direct vacancy has moved into the double 

digits and continues to be on the rise at 
10.4% compared to 9.1% at the close of Q2 
2009 and 8.2% at this time last year. Total 
vacancy, including sublease space, has 
increased from 11.8% in Q2 2009 to 13.1% 
in Q3 2009. Class AA space still holds 
the lowest total vacancy rate throughout 

the Philadelphia CBD at 7.5%, 
which has also increased from 
the previous quarter’s 6.8%. 
The overall CBD is reporting 
a negative net absorption of 
(456,800) square feet for Q3 
2009 versus last quarter’s 
negative (617,300) square 
feet, and when you compare 
this to Q3 2008’s positive net 
absorption of 116,500 square 
feet you’ll see that although 
the negative net absorption 

has begun to ease in additional space 
available, it is no where near where it was 
a year ago. The comparison of year-to-date 
net absorption between years shows a 
negative (1,132,500) square feet at the 
close of Q3 2009, which is still split fairly 
evenly between Market Street West and 
East submarkets, versus the positive 
1,408,205 square feet at the close of Q3 
2008.

Market Street West reported a Q3 2009 
negative net absorption of (175,000) 
square feet compared to Q2’s negative
net absorption of (360,800) square 
feet, while Market Street East reported 

market trends for the greater
   philadelphia region

Market Trends

   Newmark Knight Frank was appointed by 
W&H Properties as the exclusive leasing 
agent for the EMPIRE STATE BUILDING, 
the iconic 2.85 million-square-foot
Pre-War Trophy property and world’s
most famous offi  ce building.

   Newmark Knight Frank’s Global Corporate
Services group was awarded the contract 
to manage and represent DeVry Inc.’s 
global account. The portfolio comprises 
4.5 million square feet in the U.S., 
Canada, Caribbean and South America.

   Newmark Knight Frank made the 2009 
InformationWeek 500, an annual listing 
of the nation’s most innovative users 
of business technology. The fi rm was 
chosen for its eff orts in creating a new 
global website.

deals from around the world

The Empire State Building design is a trademark of ESBC

Newmark Knight Frank Spotlight

Newmark Knight Frank provides 
comprehensive real estate solutions 
to many of the most prominent 
corporations, property owners, 
investors and developers across the 
globe and we are thrilled to now be 
part of this dynamic team.

Partner’s Corner
Continued from page 1

NKFSM Contributes
We are proud to celebrate the spirit
of the season by supporting and 
contributing $1,000 to each of the 
following organizations:



Philadelphia
2000 Market Street, Suite 1400, Philadelphia, PA 19103   T: 215.864.0600    F: 215.864.0305

Philadelphia Suburbs
880 East Swedesford Road, Suite 100, Wayne, PA 19087   T: 610.265.0600   F: 610.265.0618

Northern Delaware
1105 North Market Street, Suite 1610, Wilmington, DE 19801   T: 302.655.0600   F: 302.655.0603

Southern New Jersey
One Greentree Center, Suite 201, Marlton, NJ 08053    T: 856.702.6600   F: 856.810.0356

Market Trends – continued
a negative net absorption of (257,200) 
square feet in the third quarter versus 
a negative net absorption of (223,700) 
square feet at the close of the second 
quarter. Market Street West contributed 
120,700 square feet of additional space 
into the market…30,000 square feet from 
Commonwealth Land Title at 1700 Market 
Street; 37,600 square feet at 1628 JFK 
Boulevard by Right Management; and a 
smattering of other deals in the 10,000 to 
15,000 square foot range. Zarwin Baum’s 
move from 1515 Market Street, while 
signifi cant at 24,000 square feet, really 
didn’t impact the submarket since their 
move to 1818 Market Street remains within 
the same submarket.

Market Street East Class A offi  ce space has 
shown a signifi cant rebound compared 
to last quarter’s negative net absorption 
of (190,300) square feet with a positive 
net absorption of 7,500 square feet at the 
close of 3Q 2009. This submarket held 
steady during Q3 2009 and the positive 
absorption was due to miscellaneous 
leasing activity at various buildings. The 
off setting news in the Market Street East 
submarket is in the Class B space which 
reported a negative net absorption of 
(264,600) square feet at the close of the 
third quarter compared to a negative 
net absorption of (33,400) square feet 
at the close of Q2 2009. This is due 
almost exclusively to space that has 
become available at the Rohm & Haas 
headquarters building on Independence 
Mall.

Philadelphia Suburbs
The Philadelphia Suburban market’s total 
vacancy increased signifi cantly at the 
close of the third quarter from 18.5% in 
Q2 2009 to 20.4%. Net absorption went 
through the roof this quarter reporting 
a negative net absorption of (1,091,818) 
square feet compared to a negative net 
absorption of (89,500) square feet which 
was reported for the second quarter. The 
comparison of year-to-date 2009 negative 
net absorption of (1,418,700) is a far 

cry from the year-to-date negative net 
absorption of (375,800) at the close of 
Q2 2009. Q3 2009 reports a decrease of 
$0.19 when compared to Q2 2009’s rental 
rate of $22.09 and when compared to the 
rental rates of a year ago the decrease is 
even greater at $0.23.

The Horsham submarket reported the 
only positive net absorption of 66,082 
square feet in the Philadelphia suburban 
market this quarter, ending a two-quarter 
succession of positive absorptions above 
the 45,000 square feet mark. 

The Malvern / Exton / West Chester 
submarket reported the largest increase 
in negative absorption with (349,500) 
square feet versus a negative (71,700) 
square feet reported at the close of Q2 
2009. This brings the year-to-date net 
absorption to negative (475,900)…the 
highest in the suburban submarket.

All other Philadelphia Suburban 
submarkets reported negative quarterly 
and year-to-date absorption, with four 
submarkets (Delaware County, Malvern/
Exton/West Chester, King of Prussia / 
Wayne, and Plymouth Meeting/Blue 
Bell) all reporting 3Q 2009 negative net 
absorption ranging in excess of (100,000) 
to (350,000) square feet.

Northern Delaware
The Northern Delaware offi  ce market rental 
rates remained fl at between the second 
and third quarter of 2009, reporting 
$22.18. A more signifi cant decrease is 
apparent when you compare the rental 
rate to Q3 2008 when rates were reported 
at $22.65. The overall net absorption for 
Q3 2009 rose from a negative (79,200) 
square feet at the close of the second 
quarter to a positive 4,000 square feet in 
Q3 2009. The overall Northern Delaware 
market was the only region that reported 
a positive year-to-date net absorption at 
390,300 square feet, with evidence of 
more deals in the pipeline.

Southern New Jersey
The Southern New Jersey offi  ce market 
took a turn for the worse in the third 
quarter with year-to-date negative net 
absorption of (458,000) square feet, 
compared to the year-to-date negative net 
absorption of (40,900) at Q2 2009. Most 
of the negative movement occurred in the 
third quarter when we saw net absorption 
for the current quarter go from a negative 
(88,900) square feet at the close of the 
second quarter, to a negative (416,900) 
square feet. The Camden submarket 
reported a negative net absorption of 
(149,000) square feet, while the 3M 
submarket reported a negative (267,600) 
square feet. As a result, both direct and 
total vacancy rates have increased with 
direct vacancy at 16.7% compared to 
14.9% at the close of Q2 2009, and 20.3% 
total vacancy compared to 16.8%, at the 
close of Q2 2009. Rental rates decreased 
to $20.92 in Q3 2009 versus $20.97 at the 
close of the second quarter.
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