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What We Know

The life science labor markets remain sluggish, with layoffs persisting and job postings continuing to decline through the second half of 2025. 

Fundamentals across the region continued to unwind this quarter, albeit at a slower pace, with slight increases to vacancy, availability, net negative absorption, and a noticeable decline in asking rents.

While leasing activity doubled quarter-over-quarter, the lack of access to capital and limited exits as well as ongoing economic uncertainty are driving tenant cautiousness, limiting overall demand.

Select subleases are beginning to expire and revert to the landlords, putting upward pressure on direct availabilities, which have increased by more than 10% since the beginning of the year. 

IPO activity remained very limited; however, venture capital funding saw a much welcome uptick on the quarter.

The development pipeline continues to wind down, with the delivery of two fully-available office-to-lab conversions representing the only new product to come online during the third quarter of 2025.

Many landlords of existing and potential laboratory sites are exploring alternative uses, such as office, flex, or multifamily, due to such limited demand in the life science leasing market.

What We Expect

Any changes to NIH funding will likely have an outsized effect on Massachusetts as it typically ranks first in the country in funding per capita, with the market currently feeling some uncertainty in this regard.

The market will continue to work through limited demand and oversupply, with some properties being converted to alternative uses and others sold, which may create a ‘basis-reset’ on the building.

Due to recent tariff policy announcements, interest is growing within the life science industry to expand domestic biomanufacturing operations, which could benefit clusters with existing talent and infrastructure.

Market Observations



Sector-wide challenges continue to drag on the fundamentals of the Greater 
Boston laboratory market. By almost all metrics, there have been clear headwinds 
for the past several quarters, highlighting the outsized effect that muted demand 
and oversupply have caused in the market. Tracked laboratory demand 
significantly lags its historic peak and continues to post below pre-pandemic 
figures. Additionally, the inventory of laboratory space has doubled in five years, 
with 24.4 MSF of the 48.7 MSF we track having been built during this period. 
Included in this total are the newly renovated 55 Summer St. (149,800 SF) in 
Boston and 1 Riverside Rd. (121,085 SF) in Weston, both delivering in the third 
quarter with no preleasing. Remaining under construction product is mostly limited 
to projects with major tenant commitments, such as the Takeda-anchored 585 
Third Ave. (650,000 SF) and the AstraZeneca-anchored 290 Binney St. (570,000 
SF), both in East Cambridge, set to deliver in the next 12 months. Biogen-
anchored 75 Broadway (570,000 SF), also in East Cambridge, notably broke 
ground this quarter. Sustained elevated demand would go a long way into 
reversing the trend of fundamentals, but recent, long-term commitments by the 
aforementioned companies suggest the Boston metro is still a prominent and 
relevant life science market.

Venture capital funded companies being more cautious in leasing space as well as 
concerns about tariffs policies and potential funding cuts to agencies such as the 
National Institutes of Health (NIH) and ARPA-H are having an outsized effect on 
demand. As the risk of recession rises, macroeconomic uncertainty will most likely 
continue to impact the life science sector in the short term. However, this quarter 
saw an almost doubling of VC funding from second quarter of 2025. On the other 
hand, only one local life science company has gone public, compared to seven last 
year, in 2025. These mixed signals are indicative of the overall life science market 
in the Boston metro.

Matching sentiment in life science funding, there are some mixed signals emerging 
in the leasing market. The third quarter of 2025 saw leasing totals more than 
double quarter-over-quarter, including Lila Sciences’ over 200,000-SF lease at 5 
Alewife Park in the West Cambridge submarket. However, without a corresponding 
increase in demand from other companies, active tenant requirements declined for 
a third straight quarter. Takeda, AstraZeneca, and Biogen-anchored buildings 
under construction, highlighting the relative strength of the Boston metro, and in 
particular East Cambridge and Kendall Square, as world-class companies are still 
committing to the area, however, they will be vacating their current space to do so, 
muting the overall effect.

Asking rents continue to decline and are likely to fall further, as many landlords 
have favored concessions—such as higher tenant improvement (TI) allowances, 
free rent, and phased rent schedules—over cutting face rates. However, with 
continued muted demand, landlords have started to move asking rents lower in 
attempt to attract tenants. 

The laboratory market will continue to work through a supply-demand imbalance. 
Risks remain to the downside, particularly surrounding the uncertainty of recent 
tariff policies and the potential reduction in federal funding for research and 
development. Growing recession concerns and uncertainty within the 
macroeconomic environment characterized Greater Boston through the first three 
quarters of 2025. While the shifting macroeconomic environment may negatively 
impact the life science industry, a potential green shoot for the sector may come in 
the form of growth in domestic biomanufacturing as companies look to mitigate 
increased costs related to tariffs and supply chain risk.
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Source: Moody’s Analytics, BLS, Newmark Research July 2025

Since mid-2023, Greater Boston’s unemployment rate has climbed by approximately 140 basis points, reaching 4.5% as of July 2025. This marks the second consecutive quarter in 
which the metro has exceeded the national average, a threshold not crossed since December 2020. Weakness in key office-using sectors, particularly technology and biotechnology, 
appears to be a central factor behind the region’s recent labor market strain.

Sector Slowdown Pushes Boston Unemployment Higher in 2025

Unemployment Rate | Seasonally Adjusted
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Source: AIM Board of Economic Advisors as of 9.1.25

After rebounding earlier in the year, the AIM Business Confidence Index faltered again in September, which represents the seventh consecutive month the barometer has been in 
negative territory. Business leaders are still concerned about tariffs, persistent inflation, and federal budget deficits despite signs of continued economic growth. Uncertainty is 
ultimately perceived as an impediment to growth among businesses.

Local Employer Sentiment Remains Pessimistic

Business Confidence Index (BCI)
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Openings for life science-related occupations in the Boston metro area are still below peak levels and employment within the local research and development segment continues to 
trail the U.S. average. Job openings in the sector have fallen to a new cyclical low as well.

Local Labor Market Conditions Remain Sluggish

Scientific Research & Development Employment, NSA Life Science Industry Active Job Postings | Boston MSA

Source: Moody’s Analytics, JobsEQ, Newmark Research

1-Year Change: -1.6%

1-Year Change: -1.3%
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Source: Pitchbook, Newmark Research

Coming off the lowest quarterly total since 2017, it was a relatively strong third quarter for VC funding, posting the highest total in several quarters. While an outsized fourth quarter 
would be required to surpass 2024 funding, the almost doubled quarter-over-quarter figure posted this quarter is a welcome relief to this segment of the market. Although funding 
remains constrained, especially in regards to driving laboratory space requirements, this funding is needed to kickstart positive momentum.

Life Science Funding Posts Strong Third-Quarter 

Greater Boston VC Funding
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Source: Pitchbook, Newmark Research

The cautious optimism that characterized the public markets in 2024 gave way to a more challenging financing landscape in 2025. Through three-quarters of the year only one local life 
science company went public. Disappointing returns have led to weaker IPO activity across the U.S. as well. While hopes were high for a resurgence in IPO activity this year, 
persistent volatility in the marketplace will likely dampen the near-term outlook.

Biotech’s IPO Slump Continues Through the Third Quarter

Annual Massachusetts-based Biotech IPOs

Please reach out to your
Newmark business contact for this information



NEW MARK 11

Source: National Institutes of Health, Newmark Research

Uncertainties surrounding federal funding priorities 
have resulted in increased concerns for the health of 
the life science sector across the U.S. Locally, 
Massachusetts receives billions of dollars each year in 
grants from the National Institutes of Health (NIH) in 
addition to funding from agencies such as ARPA-H 
and the National Science Foundation (NSF). On a 
per-capita-basis, the Commonwealth regularly ranks 
first for annual NIH funding totals as four of the top 50 
funding recipients in the fiscal year 2025 were located 
in Boston. For context, federal funding plays a key 
role in the earliest stages of drug and pharmaceutical 
development. A pullback in funds has the potential to 
impact research and development and clinical trials 
among Massachusetts-based institutions. The 
adverse effects of the uncertainty of NIH and other 
federal funding levels have yet to materialize within 
local commercial real estate fundamentals. However, 
risks remain to the downside in the near term. 

Challenges Face Public Funding Landscape in Massachusetts

$3.4 
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NIH 
Funding

4 / 50
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Source: Newmark Research

The life science market continues to struggle, posting a thirteenth consecutive quarter of rising vacancy, up to another historic high of 36.1%. Over those thirteen quarters, vacancy has 
risen 3,100-basis points, with a 40-basis point increase from last quarter. However, this quarter boasts the smallest quarter-over-quarter increase within that time period of rising 
vacancy. As spec lab building developments have fallen out of favor, an uptick in demand would have an outsized impact on reversing the vacancy trend.

Laboratory Fundamentals Slowly Leveling Off

Historical Vacancy
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Source: Newmark Research

On a 4-quarter-moving-basis, RBA delivered hit its lowest level since the first quarter of 2022, representing the correction in the oversupply issue felt throughout the region. In most 
cases, sites slated for lab development are either on hold or now considering other uses, as the supply-demand imbalance persists through the market. Though net absorption looks 
better than last quarter, as well as on a 4-quarter-moving-basis, it is still negative, representing the challenges that continue to remain in this segment.

Supply-Demand Imbalance Persists, Though Dwindles

Historical Construction Deliveries and Net Absorption
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Source: Newmark Research

Occupancy Losses Persist in Greater Boston

12-Month Net Absorption by Submarket Historical Net Absorption | Cambridge

The Greater Boston lab market has now posted five consecutive quarters of significant negative net absorption, totaling about 870,000 SF in occupancy losses over that period. While 
Cambridge has struggled with occupancy over the last several quarters—highlighted on the top of the left-hand graph showing the three Cambridge submarkets and their sum leading 
the way in occupancy losses—it still boasts an impressive tenant base and commands rents much higher than the rest of the metro, on average.

Historical Net Absorption | Boston

Historical Net Absorption | Suburbs

Please reach out to your
Newmark business contact for this information
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Source: Newmark Research

Lack of demand for lab space is still a trend in the market, with a third straight quarter of decrease following Biogen’s announcement and subsequent groundbreaking of their new 
build-to-suit space at 75 Broadway in East Cambridge. However, the third quarter of 2025 did see a pickup in leasing quarter-over-quarter, posting more than double the amount from 
the second quarter. Year-to-date leasing activity remains more than 20% lower than what was recorded through the first three quarters of 2024, highlighting the ongoing challenges of 
leasing in the market with limited demand.

Underlying Laboratory Demand Remains Muted, Though Leasing Picked Up

Historical Active Tenants in the Market and Leasing Activity
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Source: Newmark Research

While tenant demand remains muted, there were a couple of notable deals signed this quarter. Lila Sciences gives the Alewife area — and by proxy, West Cambridge — some much-
appreciated momentum with one of the largest leases of the year. With West Cambridge having the highest vacancy rate out of the three Cambridge markets, Lila’s forthcoming move-
in will provide some relief.

Tenants Continue to Exercise Caution When Leasing Space

Notable 3Q25 Lease Transactions

Tenant Address Submarket Lease Type Square Feet

Lila Sciences 5 Alewife Park, Cambridge West Cambridge Direct Lease 202,531

CBSET 153 Second Ave, Waltham West – Route 128 Direct Lease 87,000

Eli Lilly 645 Summer St, Boston Boston – Lab Direct Lease 75,000

AI Proteins 660 Beacon St, Boston Boston – Lab Direct Lease 39,532

Dana-Farber Cancer 
Institute 27 Drydock Ave, Boston Boston – Lab Lease Renewal 36,300

Psivant 66 Galen St, Watertown Urban Edge West Direct Lease 18,091

Please reach out to your
Newmark business contact for this information
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Source: Newmark Research

The third quarter of 2025 saw two conversions deliver—55 Summer St. in Boston and 1 Riverside Rd. in Weston, totaling just under 300,000 SF of newly renovated lab product. While 
construction activity is a far cry from the peak witnessed in 2022 and 2023, lab inventory still sits at double what it was across the metro five years ago. The Boston market, starting 
from a low base, has seen the highest increase of new lab space over the past five years. With such muted demand in the current environment, landlords have stiff competition in 
landing tenants for these buildings, many built on-spec.

Unprecedented Development Cycle Drove Life Science Oversupply

200% Increase from 
5-Years Ago

Inventory by Submarket

48% Increase from 
5-Years Ago

131% Increase from 
5-Years Ago

100% Increase from 
5-Years Ago

Year Delivered
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Source: Newmark Research

Overall Laboratory Rents Continue to Slide

Average Asking Rent ($/SF) by Class Change in Average Asking Rent ($/SF) Peak to 3Q25

Overall asking rents for laboratory space decreased significantly from last quarter, falling 2.1%, quarter-over-quarter to $81.52/SF. Interestingly, this was driven by the Class A market, 
as the Class B market saw modest rental growth from last quarter. While landlords have been hesitant to lower rents in favor of other concessions, the misalignment of supply and 
demand is forcing many landlords to begin the lowering of asking rent to try to gain occupancy.

Direct Vacancy vs. Average Asking Rent ($/SF) 
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Source: Newmark Research
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East Cambridge is now the only Cambridge submarket with vacancy below the metro average, with Mid Cambridge surpassing the metro average this quarter. However, 
Cambridge as a whole remains 760 basis points below the metro, as East Cambridge is by far the biggest of the three submarkets. Asking rents remain strong across 
Cambridge, and with West Cambridge landing the largest deal of the quarter—Lila Science’s 202,531 SF deal at 5 Alewife Park—the submarket looks to build momentum.

Despite Unwinding, Cambridge Remains Sought After Amongst Quality Tenants

Cambridge Vacancy Rate by Submarket Cambridge Asking Rents, $/SF, NNN

Source: Newmark Research
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Source: Newmark Research

Although asking rents in Cambridge have decreased almost 19% since they peaked at $114.33/SF in the second quarter of 2022, they remain 19% higher than the metro average 
(excluding Cambridge), indicating a willingness of tenants to pay for a Cambridge address. Additionally, Cambridge is the only market with a deal over 100,000 SF year-to-date, with 
three such leases, totaling about 934,000 SF. Large, major tenants still seem to prefer Cambridge and asking rents should reverse course in Cambridge when overall laboratory space 
demand increases.

Cambridge Continues to Command a Price Premium

Historical Asking Rents
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Note: The muted and escalated demand scenarios assume a 20% variance to historical demand, respectively.  Obsolete supply is assumed to account for a 200,000 available SF reduction per year.
Source: Newmark Research

Coming off a historic low of 4.5% at the end of 2021, lab availability in Greater Boston continues to grow, reaching 37.4% in the third quarter of 2025. Tenant demand remains stable, 
and supply risk is waning, seemingly poised to improve lab market fundamentals. However, it appears to be a long journey back to the pre-COVID (2015–2019) average of 8.9% 
availability. Our most optimistic projection still has availability about triple the pre-COVID average after three years.

The (Slow) Return to Norm | A Forward Look on the Greater Boston Lab Market

Greater Boston Lab Availability - From Historic Lows to a 3-Year Lookahead
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Cambridge Market Overview
Statistical Summary

Source: Newmark Research

Weighted Average Asking Rent, Availability and Vacancy

Current Market Trends
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Total Inventory (SF) 17.3M 17.3M 16.9M

Vacancy Rate 28.5% 27.8% 23.1%

Quarterly Net Absorption (SF) -107,884 -54,358 -112,868

Average Asking Rent/SF $92.76 $93.39 $102.58

Under Construction (SF) 1,745,000 1,175,000 1,462,531

Deliveries (SF) 0 0 403,000

Tenant Building Type SF

Lila Sciences 5 Alewife Park Direct Lease 202,531

‒ The Cambridge market continues to correct, with fundamentals unwinding further during the third 
quarter of 2025, seeing negative net absorption, vacancy increase, and asking rents decline. 

‒ The bright spot this quarter is Lila Sciences’ 202,531-SF lease at 5 Alewife Park which was the 
main driver for the slight decrease in availability quarter-over-quarter.

‒ While construction activity is very limited due to the strain on fundamentals in the life science 
market, Biogen’s build-to-suit building in East Cambridge broke ground in the third quarter, raising 
RBA under construction to 1.7 MSF.

‒ Being a fairly small submarket, the aforementioned Lila Sciences deal drove a 560 basis-point 
decrease in availability in West Cambridge. While still high at 48.2%, time will tell if the submarket 
can capitalize on that momentum.
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Boston Market Overview
Statistical Summary

Source: Newmark Research

Weighted Average Asking Rent, Availability and Vacancy

Current Market Trends

Net Absorption (Square Feet, Thousands)
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Current
Quarter

Prior
Quarter

Prior
Year

Total Inventory (SF) 9.0M 8.8M 8.5M

Vacancy Rate 38.1% 37.5% 34.0%

Quarterly Net Absorption (SF) 34,889 -2,108 -48,532

Average Asking Rent/SF $89.14 $92.87 $95.37

Under Construction (SF) 844,000 844,000 1,144,000

Deliveries (SF) 0 300,000 219,000

‒ Fundamentals diverged in the Boston Lab market in the third quarter of 2025. Net absorption was 
positive, and availability ticked down noticeably due to the announcement of Hasbro’s lease at 400 
Summer Street, subleasing from Foundation Medicine. Though an office deal, the building is 
mostly built-out for lab, thus is included in these statistics.

‒ Supply risk continues to abate as developers hesitate to start construction, especially if the plan is 
to build on spec. While no purpose-built lab buildings delivered this quarter, 55 Summer Street 
unveiled its completed renovation, although that space is currently completely vacant and 
available.

‒ Net absorption ended slightly positive, and there were a couple noteworthy deals inked this quarter 
within the Boston laboratory market.
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Top Transactions

Tenant Building Type SF

Eli Lilly 645 Summer Street Direct Lease 75,000

AI Proteins 660 Beacon Street Direct Lease 39,532

Dana Farber Cancer Institute 27 Drydock Ave Lease Renewal 36,300
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Tenant Building Type SF

CBSET 153 Second Ave, Waltham Direct Lease 87,000

Psivant 66 Galen St, Watertown Direct Lease 18,091
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Suburban Market Overview
Statistical Summary

Source: Newmark Research

Weighted Average Asking Rent, Availability and Vacancy

Current Market Trends

Net Absorption (Square Feet, Thousands)

Top Transactions
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‒ Mirroring the rest of the metro, suburban lab fundamentals continue to search for a bottom, with 
rising vacancy, availability, and a quarter-over-quarter asking rent drop of just under 2%, at its 
lowest level since the end of 2023. Positive net absorption, while marginal, was certainly welcome 
this quarter.

‒ While One Milestone in Allston remains the only purposed-built lab building under construction, the 
newly renovated 1 Riverside in Weston delivered fully vacant and available this quarter, cutting 
into the positive gains made in absorption.

‒ CBSET executed the largest suburban laboratory deal this quarter, taking 87,000 SF in Waltham, 
the city taking two of the three largest suburban deals of the quarter.
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Current
Quarter

Prior
Quarter

Prior
Year

Total Inventory (SF) 22.4M 22.2M 21.3M

Vacancy Rate 41.3% 41.1% 38.0%

Quarterly Net Absorption (SF) 27,075 -43,900 -141,422

Average Asking Rent/SF $73.93 $75.37 $80.18

Under Construction (SF) 440,000 440,000 1,544,949

Deliveries (SF) 0 254,000 1,319,559
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Chart Title

28
Source: Newmark Research

Submarket Statistics – All Classes

Total Inventory          
(SF)

Under Construction 
(SF) Total Vacancy Rate Qtr Absorption     

(SF)
YTD Absorption     

(SF)
Class A Asking Rent 

(Price/SF)
Class B Asking Rent 

(Price/SF)
Total Asking Rent 

(Price/SF)

Cambridge Total 17,313,671 1,745,000 28.5% -107,884 -247,243 $93.69 $88.64 $92.76

East Cambridge 11,667,949 1,745,000 20.8% 25,406 -56,519 $102.54 $96.53 $101.61

Mid Cambridge 3,006,890 0 37.2% -58,531 -144,025 $93.06 $88.17 $91.19

West Cambridge 2,638,832 0 52.1% -74,759 -46,699 $78.40 $66.15 $77.22

Boston Total* 8,981,919 844,000 38.1% 34,889 26,154 $89.53 $87.67 $89.14

Boston - Seaport 5,217,253 319,000 37.9% 34,889 45,941 $93.00 $85.00 $90.61

Boston – Fenway/LMA 2,402,393 525,000 20.3% 0​ -10,000 $95.49 - $95.49

Inner Suburbs/Urban Edge 8,743,825 440,000 60.3% 48,722 111,104 $81.68 $56.48 $79.96

Route 128 Total* 12,230,824 0 30.6% -21,647 -295,756 $67.17 $57.20 $65.44

North – Route 128 3,159,421 0 34.5% 5,879 -73,874 $61.13 $54.71 $58.21

West – Route 128 8,729,691 0 28.5% -27,526 -221,882 $70.56 $67.21 $70.38

Route 495 Total 1,381,895 0 15.6% 0 6,000 $72.00 $38.14 $51.43

Market 48,652,134 3,029,000 36.1% -45,920 -399,741 $83.12 $72.79 $81.52

* Route 128 Total statistics include several laboratory buildings located in the South - Route 128 market. Boston Total statistics include several laboratory buildings located outside of the Seaport and Fenway/LMA

Submarket Overview
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Liz Berthelette
Head of Northeast
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elizabeth.berthelette@nmrk.com

New York Headquarters
125 Park Avenue
New York, NY 10017
t  212-372-2000

Michael Roberts
Senior Research Analyst
Boston Research
michael.roberts@nmrk.com
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Boston
225 Franklin Street
Boston, MA 02110
t  617-863-8090
bostonresearch@nmrk.com

Hailey Roche
Research Analyst
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Research Analyst
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