
D O U G  W A L T E R S
R E A L  E S T A T E  C O N S U L T A N T
( 9 7 8 )  5 0 5 - 7 1 4 8
D O U G @ L A R K I N R E . C O M

L A R K I N  &  L A R K I N  R E A L  E S T A T E
2 4  2  S TN D

C H E L M S F O R D ,  M A  0 1 8 2 4

25 & 25R
CARLISLE RD

W E S T F O R D ,  M A  0 1 8 8 6

W W W . 2 5 C A R L I S L E . C O M



CONFIDENTIALITY AND DISCLAIMER

Larkin & Larkin Real Estate hereby advises al l  prospective purchasers of
investment or net leased properties as fol lows:

The information contained in this Marketing Brochure has been obtained from
sources deemed rel iable. However, Larkin & Larkin Real Estate has not
independently verified any of this information and makes no representation,
guarantee, or warranty—express or implied—regarding its accuracy or
completeness.

As the Buyer, it is your sole responsibi l ity to verify independently the
accuracy and completeness of al l  material information before completing any
purchase. This Marketing Brochure is not a substitute for a thorough due
dil igence investigation of this investment opportunity. Larkin & Larkin Real
Estate expressly disclaims any obligation to perform due di l igence on behalf
of any Buyer.

Any projections, opinions, assumptions, or estimates contained herein are for
i l lustrative purposes only and do not represent the current or future
performance of any property. The value and suitabil ity of an investment
depend on numerous factors that should be evaluated by you and your tax,
financial, legal, and construction advisors.

All  prospective Buyers are encouraged to conduct their own careful,
independent investigations of any property and its tenant(s), to determine
whether it meets their investment objectives and risk tolerance. Real estate
investments involve significant risks, and returns are not guaranteed. The
tenant and any guarantors may fai l  to perform their obligations under the
lease, including rent and tax payments, and market or economic conditions
may affect property performance.

Regardless of any tenant’s history or lease guarantees, it is the Buyer’s
responsibi l ity to evaluate al l  matters affecting the intrinsic and long-term
value of the property, including the potential to locate or negotiate with a
replacement tenant should a default occur.

By accepting and reviewing this Marketing Brochure, you agree to release
and hold harmless Larkin & Larkin Real Estate, its agents, affi l iates, and
representatives from any claim, cost, expense, or l iabil ity arising out of your
review, investigation, or purchase of this property.

CONFIDENTIALITY NOTICE
The information contained herein is proprietary and strictly confidential.  It is
intended solely for the recipient of this brochure from Larkin & Larkin Real
Estate and shall  not be shared with or distributed to any other party without
prior written consent.
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This Marketing Brochure is intended only to provide a summary of unverified
information to prospective purchasers and to establish a prel iminary level of
interest in the subject property. It is not intended as a substitute for
independent due di l igence.

Larkin & Larkin Real Estate has not conducted any investigation, and makes no
warranty or representation, with respect to:

The income or expenses of the property;
The property’s financial performance projections;
The size, dimensions, or condition of the improvements;
The presence or absence of hazardous materials or compliance with
regulations;
The financial stabil ity or business prospects of any tenant.

All  potential Buyers must take appropriate measures to verify al l  information set
forth herein.

NON-ENDORSEMENT NOTICE
Larkin & Larkin Real Estate is not affi l iated with, sponsored by, or endorsed by
any tenant, business, or commercial entity mentioned in this Marketing Brochure.

Any logos, trade names, or trademarks appearing herein are included solely for
informational purposes to identify tenants or brands associated with the
property and do not imply any endorsement or affi l iation.

PROPERTY SHOWINGS
All property showings and inspections are by appointment only.
Please contact the Larkin & Larkin Real Estate l ist ing agent for additional
details.

SPECIAL NOTICE REGARDING MARKET CONDITIONS
All potential Buyers are strongly advised to perform independent due di l igence
and seek professional advice regarding al l  aspects of a property’s physical
condition, financial performance, and market risks.

Larkin & Larkin Real Estate does not perform legal, accounting, construction, or
engineering services and advises al l  Buyers to engage qualif ied professionals
for those matters.

Any financial projections or assumptions provided are for i l lustrative purposes
only and are subject to change based on market and economic factors. Buyers
must rely solely on their own analysis and professional counsel when evaluating
an investment opportunity.

POTENTIAL AGENCY RELATIONSHIPS
Certain Larkin & Larkin Real Estate brokers, agents, employees, or affi l iated
parties may represent the Seller, act as dual agents, or have an ownership
interest in the subject property. By accepting this Marketing Brochure,
prospective purchasers acknowledge and waive any claim based on potential
confl icts of interest arising from these relationships.
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E X E C U T I V E  S U M M A R Y

2 5  &  2 5 R  C A R L I S L E  R D
A truly rare and compell ing mixed-use commercial offering, this
exceptional property combines a thriving commercial space with
a beautiful ly appointed accessory dwell ing unit - available for
the first t ime in 24 years.

Long admired as one of Westford’s most charming mixed-use
commercial properties, 25 Carl isle Road had been home to the
highly successful Veterinary Dermatology of New England
practice, generating over $1.3M in total income in 2024. The
property offers 12 on-site parking spaces, a handicap-accessible
ramp, and a premier location that is highly visible with
convenient access.
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25 & 25R CARLISLE RD, WESTFORD

4,590 FINISHED SQUARE FEET

2,916 BASEMENT SQUARE FEET

0.9 ACRES

$1,650,000 LIST PRICE

$115,030 PROJECTED NOI

7% CAP RATE

BUILT 1930 / ADU BUILT 2020
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P R O P E R T Y  O V E R V I E W
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Inside, the space is nothing short of stunning. The dramatic
reception area features ornate wainscoting, abundant natural
l ight, skyl ights, and a soaring sloped ceil ing reaching up to 18
feet, creating a memorable first impression. Three sizable
treatment rooms are thoughtful ly designed with built- in
cabinetry and pet-friendly surfaces, while expansive open
clinician areas include multiple faucets and ample workspace. A
cozy staff room with kitchen, extensive storage throughout the
clinical areas, and a 1,500+ sq ft basement provide exceptional
functionality. The property is further enhanced by a Generac
backup generator.
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An updated kitchen showcases modern stainless steel
appliances, a convenient island, styl ish wood cabinetry, subway
ti le, and complementary countertops. Renovated bathrooms
feature heated floors, designer finishes, and integrated laundry.
Living spaces include a large, l ight-fi l led l iving room with ornate
ti le fireplace, beamed coffered ceil ing, and oversized windows.
Additional highlights include a first-floor office with backyard
access, beautiful hardwood floors upstairs, barn door closets, a
second bedroom with walk-in closet, and a large second-floor
office with skylight and easy access to cl inician areas. An
unfinished expansion room—already insulated, with HVAC and
two skylights—offers excit ing future potential.  Outside, enjoy a
large gated yard with a heart-shaped patio, perfect for relaxing
or entertaining.
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Built in 2020, the 1,300 sq ft accessory dwell ing unit at 25R
Carl isle Road is a private, l ight-fi l led sanctuary. With over 11-
foot cei l ings, gleaming hardwood floors, and oversized custom
windows with privacy bl inds, the open floor plan feels both airy
and invit ing. The centerpiece is an ornate double-sided gas
fireplace with custom ti le, seamlessly connecting the l iving and
dining areas.

The modern kitchen features stainless steel appliances, beautiful
cabinetry and built-ins, styl ish countertops, and an eat-in
kitchen area. Additional spaces include a cozy dining room,
sizable l iving room, convenient mudroom with built- in storage
and bench, and easi ly accessible in-unit laundry. The expansive
bedroom offers a large walk-in closet, while the ti led bath
includes dual showerheads. A sizable garage with over 12-foot
ceil ings and custom built-ins provides excellent storage, and a
Generac backup generator ensures peace of mind.
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The property’s location on Carl isle Road is exceptionally
desirable for commercial use, offering strong visibi l ity and
effortless access to a broad and established customer base.
Situated near Westford Center, major commuter routes, and
everyday amenities, the site benefits from consistent traffic,
convenient parking, and close proximity to residential
neighborhoods, schools, dining, and retai l .  Its central posit ion
within Westford makes it easi ly accessible for both local and
regional cl ients, supporting long-term business success and
continued demand for professional services.

This extraordinary property offers unmatched versati l ity - ideal
for owner-operators, investors, or those seeking a premier
l ive/work opportunity in one of Westford’s most desirable
locations.



2026

25 Carlisle Rd - Rental Income $88,830
25R Carlisle Rd - Rental Income $31,200
TOTAL RENTAL INCOME $120,030

Repair/Maintenance $5,000
TOTAL EXPENSES $5,000
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INCOME

EXPENSES

F I N A N C I A L  P R O  F O R M A

NET OPERATING INCOME: $115,030

2026

Real Estate Taxes $15,080
Homeowners Insurance $890
Landscaping $12,782
Gas $4,425
Electric $11,353
Water $2,464
Snowplowing $7,500
Trash Removal $3,207
TOTAL EXPENSES $57,701

EXPENSES

L A N D L O R D  -  N N N  L E A S E

V E T E R I N A R I A N  T E N A N T  -  N N N  L E A S E
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