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What We Know

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.

– Effective rents have decreased significantly and asking rents are starting to follow suit, further declining across the Metro this quarter. Typically a last lever, this shows the increased willingness of Landlords to 
compete for existing demand.

– 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.

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

– Select fundamentals have reversed course this quarter, with positive net absorption, and a 20-basis-point decrease in both vacancy and availability welcomed across the region.

– Leasing activity was flat 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, with sublease availability down 100 basis points on the year and are at their lowest level since the second quarter of 2023. 

– IPO activity remained very limited on the year; however, venture capital funding saw a much welcome uptick in the second half of the year, outpacing the first half by 61.0%.

– The development pipeline continues to wind down, with 2025 seeing square feet under construction as a percentage of existing inventory decrease to levels not seen since 2011, hovering around 6.0%.

– 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.
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Greater Boston’s life science market welcomed some relief to fundamentals to close out 
the year in 2025. Metro-wide vacancy fell 20 basis points from the third quarter, marking 
a reversal after thirteen consecutive quarters of rising vacancy. Available square 
footage also declined 20 basis points quarter over quarter, ending a 15-quarter streak of 
increases. This quarter was also the first with positive net absorption since early 2024, 
reflecting guarded confidence that the market may have found a bottom, though any 
recovery remains in its very early stages.

During the boom, office-to-lab conversions drove much of the run-up in new inventory 
as demand peaked; the reverse is now underway. Landlords with vacant lab space are 
seriously considering alternative uses, including office, advanced manufacturing, 
multifamily, and other options. As a result, metro-wide inventory declined in the fourth 
quarter of 2025 for the first time since the second quarter of 2018, although the market 
has added more than 28 million SF of lab space since then.

Tenant activity remained relatively consistent across the metro compared with the prior 
quarter. Leasing volume ticked down slightly but finished essentially in line with the 
levels recorded in the third quarter of 2025. For the full year, leasing in 2025 came in 
modestly below 2024 but nearly 20% above 2023 levels, totaling more than 2.0 million 
SF. Even as fundamentals adjust in an oversupplied market, 2025 has seen notable 
bright spots, including long-term commitments in Cambridge from Biogen and Lila 
Sciences that together account for almost 800,000 SF of leases, both signed in 2025.

Several demand drivers for life science space—and for the fundamentals used to gauge 
the market—include local employer sentiment, job postings, venture capital funding, 
and local company IPOs. Employer sentiment is trending toward guarded confidence: 

the Business Confidence Index from the Associated Industries of Massachusetts 
climbed to 48.5 in November from a pandemic-era low of 41.5 in April 2025. While a 
reading of 50 is considered neutral, local business leaders are moving in that direction 
based on the latest data. Life science job postings continue to drift lower, reflecting 
slower new company formation and more measured growth among existing firms. VC 
funding remained flat year over year, and the nearly 27% increase in average deal size 
from 2024 suggests that investors are prioritizing larger rounds in later-stage, lower-risk 
companies. Only three biotech IPOs emerged from the local ecosystem in 2025, tied 
with 2023 for the lowest annual total since 2011, forcing companies to seek alternative 
funding sources as public markets remain cautious on the sector.

Ultimately, oversupply is—and has been—the defining feature of the market’s recent 
challenges. Speculative projects delivered just a bit too late, particularly in tertiary 
submarkets, have struggled the most. As the metro works through the remaining 
development pipeline of just over 3.0 million SF, new projects are unlikely to break 
ground in the near term without substantial pre-leasing. As obsolete product is 
converted to other uses, supply risk should diminish further, giving fundamentals room 
to stabilize and move back toward historical norms.

Despite the broader struggles, pockets of strength are emerging for select assets and 
submarkets. Overall demand and leasing remain below the peaks of a few years ago, 
yet 66 Galen Street in Watertown managed to lease essentially its entire 
225,000-square-foot building in roughly two years. Takeda, AstraZeneca, and Biogen 
have all committed to active construction projects in Cambridge, underscoring the 
caliber of companies that still want to locate there. Time will tell whether these trends 
mark the start of a sustained, market-wide recovery in fundamentals.
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Unemployment Rate | Seasonally Adjusted

September 2025 marked the first month of decline in the Boston MSA unemployment rate since mid-2023, following a period when the rate climbed by approximately 140 basis points. 
Boston’s unemployment figure remains close to the U.S. average, and the gap narrowing to about 0.04% signals that local conditions are improving. Although the labor market still feels slow, 
subtle shifts suggest growing stability. Companies are not aggressively hiring, but they are holding on to their current employees.

Boston Labor Market Shows Potential Signs of Stabilization
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Source: Moody’s analytics, BLS, Newmark Research September 2025, Mass Gov Office of Labor and Workforce Development
*Due to the government shutdown, there is no data for October and November 2025
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Business Confidence Index (BCI)

The Associated Industries of Massachusetts (AIM) Business Confidence Index increased in November. Despite this positive movement, manufacturing continues to weigh on overall 
confidence, and inflation remains a persistent challenge for local businesses. Employment growth in Greater Boston remains slow, limiting broader economic momentum. However, 
investment in AI and technology stands out as a bright spot, signaling optimism for future productivity gains.

Local Employer Sentiment Rebounds in November

7
Source: AIM Board of Economic Advisors as of 11.25
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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

8

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

Source: Moody’s Analytics, JobsEQ, Newmark Research
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Greater Boston VC Funding

On a nominal basis, Greater Boston VC funding declined only slightly from $7.1 billion in 2024 to $6.9 billion in 2025, effectively remaining flat year-over-year. However, 2025 ended on a 
stronger note, with two consecutive quarters each exceeding $2.0 billion in funding and the second half of the year outpacing the first by 61.0%. Notably, 2025 generated almost the same 
total funding as 2024 but with far fewer deals, as average deal size rose 26.6%, indicating that investors are concentrating capital in less risky companies with more established science.

Life Science Funding Flat Year-over-Year

9
Source: Pitchbook, Newmark Research
As of December 2025
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Annual Massachusetts-based Biotech IPOs

The first quarter of 2025 delivered the market’s first Boston-based biotech IPO of the year. The second and third quarters saw no additional offerings, underscoring the broader 
slowdown in the IPO market. The year ultimately closed with two more local IPOs—Insilico Medicine and Xenetic Bioscience—bringing the 2025 total to three Boston-area biotech 
listings. Following a strong 2024, overall activity in 2025 fell back to roughly 2023 levels, the weakest pace seen since 2011.

Biotech’s IPO Slump Reverses in the Fourth Quarter-Overall Activity Remains Limited

10
Source: Newmark Research
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Challenges Face Public Funding Landscape in Massachusetts
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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. 
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Historical Vacancy

After several consecutive quarters of rising vacancy, the life science market reversed course and recorded a 20-basis-point decline in the overall vacancy rate. While there is still a long 
way to go before reaching the 10-year average, this is a welcome development for a market that has struggled with limited demand and an oversupply of space. Recent large leases 
should further support improvement as those tenants take occupancy, making the trajectory of the vacancy rate an important trend to watch in the coming quarters.

Laboratory Fundamentals Are Stabilizing

13
Source: Newmark Research
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Historical Construction Deliveries and Net Absorption

On a four-quarter moving basis, RBA delivered has fallen to its lowest level since the third quarter of 2021, reflecting the ongoing correction of the region’s oversupply. In many cases, 
sites previously slated for lab development are either on hold or being evaluated for alternative uses as the supply-demand imbalance persists. Although net absorption has improved 
compared with last quarter and on a four-quarter moving basis, it remains negative, underscoring the challenges still facing the sector. With supply risk now diminishing, any uptick in 
demand would have an outsized positive impact on the market.

Supply-Demand Imbalance Persists, though Continues to Wane

14
Source: Newmark Research

-0.2

0.3

0.8

1.3

1.8

2.3

4Q15 2Q16 4Q16 2Q17 4Q17 2Q18 4Q18 2Q19 4Q19 2Q20 4Q20 2Q21 4Q21 2Q22 4Q22 2Q23 4Q23 2Q24 4Q24 2Q25 4Q25

SF
, M

illi
on

s

Net Absorption (4-Quarter Average) RBA Delivered (4-Quarter Average)



NEWMARK

After five consecutive quarters of negative net absorption, the Greater Boston lab market posted a meaningful return to positive absorption in the fourth quarter of 2025. Leading the 
way was the Urban Edge submarket, where the successful lease-up of 66 Galen Street in Watertown demonstrates that certain pockets of the market are still performing well. Although 
Cambridge continues to record the largest occupancy losses in absolute terms, much of this reflects its historically low vacancy at the peak—down to just 0.7% in the third quarter of 
2023—and its status as the region’s largest submarket, so the decline is less severe when viewed as a percentage of total inventory.

Occupancy Losses Persist in Greater Boston, Select Submarkets Outperform

15

12-Month Net Absorption by Submarket

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

Leasing activity declined from the third quarter of 2025, but only by 4.6%. Aside from the largest transaction of the quarter—Organogenesis’ renewal across two buildings in 
Canton—activity was driven by a flurry of 10,000 to 25,000 square-foot direct deals. While total leasing in 2025 trailed 2024, it was still up nearly 20.0% compared with 2023. Lab 
demand appears to be nearing a bottom, ticking down slightly from the third quarter, and greater clarity around funding along with increased VC activity would provide much-needed 
support for future life science demand.

Laboratory Demand and Leasing Searches for a Bottom
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Source: Newmark Research
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Notable 4Q25 Lease Transactions

Five of the six largest deals were signed in the broader suburban market, led by the Urban Edge West and Route 128 - South submarkets. Organogenesis completed the quarter’s largest 
transaction by renewing its commitment at two buildings in Canton. Labshares executed a notable lease at 66 Galen Street in Watertown—a property that has experienced a very 
successful lease-up since its 2024 delivery. In Lexington, 20 Maguire Road secured a couple significant leases this quarter, reflecting tenants’ continued focus on maintaining a 
cost-conscious real estate footprint.

Suburban Market Leads the Way in Leasing

17
Source: Newmark Research

Organogenesis 65 & 150 Dan Rd, Canton South – Route 128 Lease Renewal 159,749

Labshares 66 Galen St, Watertown Urban Edge West Direct Lease 57,882

Camp4 100 Talcott St, Watertown Urban Edge West Direct Lease 44,000

Convatec 20 Maguire Rd, Lexington West – Route 128 Direct Lease 24,572

Nortiva Biosciences 20 Maguire Rd, Lexington West – Route 128 Direct Lease 22,881

Merida Biosciences 500 Technology Sq, 
Cambridge East Cambridge Direct Lease 20,222

Tenant Address Submarket Lease Type Square Feet
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Inventory by Submarket

The fourth quarter of 2025 saw no new additions to the life science inventory, and on a four-quarter moving basis, RBA delivered is at its lowest level since the third quarter of 2021. 
Even so, the overall lab market has grown 92% in size since the fourth quarter of 2020. The Boston submarket continues to post the largest percentage increase, reflecting its relatively 
small starting base five years ago. Given current conditions, it is highly unlikely that new speculative life science projects not already under construction will break ground until the 
existing supply is absorbed or unless the space is significantly pre-leased.

Unprecedented Development Cycle Drove Life Science Oversupply

18
Source: Newmark Research
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Overall asking rents for laboratory space have leveled off, declining just 0.7% from the third quarter of 2025 after several quarters of notable decreases. Class A space was even more 
stable, with asking rents essentially flat over the quarter. On a year-over-year basis, however, overall rents are down 6.1% as landlords compete for a still-limited pool of demand. With 
other concessions already elevated, many owners are now beginning to reduce asking rents, a step that typically follows an earlier focus on increasing concessions.

Overall Laboratory Rents Flatten Out, Though Still Trail Peak Pricing

19

Average Asking Rent ($/SF, NNN) by Class

Source: Newmark Research
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East Cambridge remains the only Cambridge submarket with vacancy below the metro average, and Cambridge as a whole is still 710 basis points tighter than the metro, as East 
Cambridge is by far the largest of the three submarkets. The 202,531-square-foot Lila Sciences lease signed in Alewife in the third quarter of 2025—in the West Cambridge 
submarket—is expected to meaningfully reduce vacancy there once the tenant occupies, given the submarket’s relatively small size. East Cambridge asking rents remain the highest in 
the metro and have held up well over the past year.

Despite Unwinding, Cambridge Remains Sought After Amongst Quality Tenants

20

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

Source: Newmark Research

21.0%

38.2%

52.7%

35.9%

0%

10%

20%

30%

40%

50%

60%

4Q20 4Q21 4Q22 4Q23 4Q24 4Q25

East Cambridge Mid Cambridge West Cambridge Metro Total
$0

$20

$40

$60

$80

$100

$120

East Cambridge Mid Cambridge Metro Total West Cambridge

$101.61 $91.19 $81.52 $77.22

-5.1% -7.8% -6.1% -13.2%YOY Change

Please reach out to your
Newmark business contact for this information



NEWMARK

Historical Asking Rents

Although asking rents in Cambridge have fallen nearly 19% from their peak of $114.33 / SF in the second quarter of 2022, they remain almost 20% higher than the metro average 
(excluding Cambridge), indicating that tenants are still willing to pay a premium for a Cambridge address. At the same time, recent leasing success in select pockets—such as 
Watertown—suggests that some tenants are prioritizing more favorable economics. Even so, the largest deals of the year occurred in Cambridge, and Biogen, AstraZeneca, and Takeda 
all have build-to-suit projects underway there, underscoring world-class companies’ continued desire to be in Cambridge.

Cambridge Price Premium Persists

21
Source: Newmark Research
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Greater Boston Lab Availability - From Historic Lows to a 3-Year Lookahead

Coming off a historic low of 4.5% at the end of 2021, lab availability in Greater Boston rose rapidly, peaking at 37.3% in the third quarter of 2025. This quarter’s 20-basis-point 
decline from that peak provided some welcome relief for market fundamentals. Although it will likely be a long journey back to the pre-COVID (2015–2019) average availability of 
8.9%, more landlords are now considering alternative uses for their lab space, and a more aggressive removal of obsolete supply would help push availability back toward historical 
norms.

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

22
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
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4Q25 Quick Stats, All Classes

Submarket Summary
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Source: Newmark Research
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Cambridge Market Overview

25
Source: Newmark Research

Statistical Summary

Current Market Trends

Top Transactions

Weighted Average Asking Rent, Availability and Vacancy

Net Absorption (Square Feet, Millions)

Current Quarter Prior Quarter Prior Year

Total Inventory (SF) 17.3M 17.3M 17.3M
Vacancy Rate 28.8% 28.5% 27.0%
Quarterly Net Absorption (SF) -60,240 -107,884 -375,255

Average Asking Rent/SF $92.43 $92.76 $100.00
Under Construction (SF) 1,745,000 1,745,000 1,715,000
Deliveries (SF) 0 0 287,531

‒ The Cambridge market continues to search for a bottom, with fundamentals continuing to slowly unwind as the 
market searches for equilibrium and eventually a reversal. 

‒ Leasing had a decent quarter, with four deals inked above 10,000 SF. While not yet reflected in the net 
absorption numbers, it is good to see decent sized deals being signed.

‒ Cambridge accounts for more than half of the Boston Metro’s square feet under construction, with three build-to-
suit projects underway for AstraZeneca, Takeda, and Biogen. This highlights that despite the struggle with 
fundamentals; this market continues to see signs of optimism for the future.
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Tenant Building Type SF

Merida Biosciences 500 Technology Square, Cambridge Direct Lease 20,222

Judo Biosciences 200 Technology Square, Cambridge Direct Lease 18,421

Precede Biosciences 300 Technology Square, Cambridge Direct Lease 16,741

Deep Genomics One Canal Park, Cambridge Direct Lease 14,392

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

Statistical Summary

Current Market Trends

Top Transactions

Weighted Average Asking Rent, Availability and Vacancy

Net Absorption (Square Feet, Thousands)

Current Quarter Prior Quarter Prior Year

Total Inventory (SF) 9.0M 9.0M 8.5M
Vacancy Rate 38.1% 38.1% 35.2%
Quarterly Net Absorption (SF) 11,633 34,889 -102,973

Average Asking Rent/SF $88.81 $89.14 $93.66
Under Construction (SF) 844,000 844,000 1,144,000
Deliveries (SF) 0 0 0

‒ It was a very slow quarter for the Boston lab submarket, with one notable leases signed in the fourth quarter for 
14,000 SF. Vacancy and availability remained unchanged, and net absorption ended up positive, though only 
slightly.

‒ Two buildings remain under construction in Boston. With existing pre-leasing and assuming no other leases 
signed before building delivery, only about 30% of the almost one million square feet of space delivering will be 
available.

‒ Asking rent ticked down from last quarter as landlords compete for the limited demand seen in the overall 
market.
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Tenant Building Type SF

Living Proof 12 Farnsworth Street, Boston Direct Lease 14,085

Please reach out to your
Newmark business contact for this information
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Statistical Summary

Current Market Trends

Top Transactions

Weighted Average Asking Rent, Availability and Vacancy

Net Absorption (Square Feet, Thousands)

Current Quarter Prior Quarter Prior Year

Total Inventory (SF) 22.3M 22.4M 22.1M
Vacancy Rate 40.4% 41.2% 39.8%
Quarterly Net Absorption (SF) 137,545 40,191 310,809

Average Asking Rent/SF $73.34 $74.03 $78.11
Under Construction (SF) 440,000 440,000 694,000
Deliveries (SF) 0 0 850,949

‒ While on a nominal basis, fundamentals remain very elevated, the suburban market has been able to put 
together some real momentum in the past couple quarters.

‒ Though asking rents are down from the beginning of the year, as well as from their peak in the third quarter of 
2024, the positive net absorption figures observed this quarter, as well as over the past year, suggest that 
landlords in some of the suburban submarkets are winning these deals.

‒ The Organogenesis renewals in Canton were important for the suburbs as while it didn’t result in any new 
occupancy, the company also didn’t downsize their space at all-saving the suburbs from potentially a new large 
swath of available space to fill.

Tenant Building Type SF

Organogenesis 65 & 150 Dan Road, Canton Lease Renewal 159,749

Labshares 66 Galen Street, Watertown Direct Lease 57,882

Camp4 100 Talcott Ave, Watertown Direct Lease 44,000

Convatec 20 Maguire Road, Lexington Direct Lease 24,572

Nortiva Biosciences 20 Maguire Road, Lexington Direct Lease 22,881
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Submarket Statistics – All Classes

Source: Newmark Research
 * 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

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 28.8% -60,240 -307,778 $93.67 $87.55 $92.43

East Cambridge 11,668,038 1,745,000 21.0% -17,131 -73,561 $102.51 $96.55 $101.60

Mid Cambridge 3,006,890 0 38.2% -29,647 -174,056 $93.06 $87.45 $90.72

West Cambridge 2,638,832 0 52.7% -13,462 -60,161 $78.38 $68.76 $77.12

Boston Total* 8,981,919 844,000 38.1% 11,633 37,787 $89.09 $87.67 $88.81

Boston - Seaport 5,217,253 319,000 37.9% 34,889 45,941 $91.44 $85.00 $89.80

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 59.4% 68,933 191,398 $81.77 $56.85 $80.08

Route 128 Total* 12,179,969 0 29.6% 68,612 -214,028 $66.96 $61.39 $65.36

North – Route 128 3,159,421 0 34.2% -4,517 -65,275 $61.13 $55.25 $58.50

West – Route 128 8,678,836 0 27.3% 73,129 -148,753 $70.16 $65.37 $68.43

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

Market 48,601,368 3,029,000 35.9% 88,938 -286,421 $83.09 $71.89 $81.03

Please reach out to your
Newmark business contact for this information
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