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Despite broad economic uncertainty, greater Boston’s 
 biotechnology industry remains a real bright spot among the area’s 
commercial real estate market. The COVID-19 epidemic has spurred 
record levels of life science venture capital funding, IPO activity, and NIH 
grants that have kept the industry more than strong through challenging 
times. While overall employment is down 10% since February 2020, 
Scientific Research and Development Services employment is slightly 
up. Such durability in the labor market is reflected in the space market. 
Absorption finished at a positive 125,000 square feet compared to 
negative 1.4 million square feet of office absorption. Overall vacancies 
remained at the incredibly tight rate of 4.5% near record lows despite the 
global pandemic. While sublet availabilities rose to 738,000 square feet, 
more than half of the increase was due to two large blocks being added 
in Kendall Square that will likely be quickly leased. Rents continued the 
same positive momentum pre-pandemic closed higher than what they 
were the previous quarter. 
Investment in lab properties has dramatically increased as investors 
bet on the positive tailwinds of the biotechnology industry post-COVID. 
Major life science assets, potential conversion opportunities, and 
development sites have hit the investment sales market with heavy 
investor interest. Dozens of developers have outline new projects 
across the region since the commencement of COVID-19. Many of these 
projects are betting on the life science ecosystem expanding beyond 
Cambridge and into Boston and out to Route 128. With millions of square 
feet proposed over the next five years, the current lab pipeline may seem 
frightening. However, it’s too soon to raise concerns. Greater Boston 
alone added 15 million square feet of lab the past decade which the 
market absorbed with ease. Further the current market is simply too tight 
and funding levels too high to believe that we’re at levels of oversupply 
just yet.

LOOKING FORWARD
High funding levels should continue to fuel strong lab demand. Venture 
capital investment is the lifeblood for biotechnology and is strongly 
correlated with job growth and lab space demand. Approximately $1.6 
billion in VC funding was invested in greater Boston biotechnology 
companies in the third quarter of 2020, the second-highest quarter 
on record after Q2 2020. The IPO market has too remained healthy 
providing another capital injection for local firms. More than seven 
Massachusetts-based biotechnology firms went public in the first half of 
2020, totaling a third of all biotech IPO’s.
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BOSTON
The transformation of the Seaport into Boston’s next biotechnology 
hub marches on. In another large Cambridge to Seaport relocation, 
CRISPR Therapeutics leased all of the 263,000 square foot 105 By 
Breakthrough. Ginkgo Bioworks is close to securing a big expansion 
in the Seaport. The 27 Drydock based firm is close to leasing space at 
the converted 451 D Street as well as the portion of the Quad in West 
Cambridge. Excluding the Ginkgo Bioworks commitment, 451 D Street 
has totaled roughly 100,000 square feet of lab deals in Q3. Jamestown 
has listed the Innovation and Design Building for sale with the possibility 
of opening up 300-400,000 square feet of life science space at the 1.4 
million square foot building.  This flurry of conversion activity does bode 
well for the life science interest in the Seaport and Boston.

CAMBRIDGE
Both East and Mid Cambridge held vacancies near zero and even 
registered some positive absorption despite the limited vacancy. 
With almost no availabilities in existing inventory, new construction 
experienced the largest share of activity. In the largest lease of the 
quarter, Bristol-Myers Squibb leased 360,000 square feet at 250 Water 
in the Cambridge Crossing development. Blue Rock Therapeutics also 
took down 78,000 square feet at 238 Main Street bringing the project to 
100% leased.
Two of greater Boston’s largest leases this quarter resulted in the only 
major sublet additions. Bristol-Myers Squibb listed 168,000 square 
feet of space at 100 Binney, the largest block of available lab space 
in Cambridge. CRISPR put another 91,000 square feet at 610 Main 
Street on the market. Given current lab activity and these assets’ prime 
location in Cambridge, it wouldn’t be surprising to see these two spaces 
quickly backfilled. 

SUBURBS
While present in previous quarters, lab conversion activity has ramped 
up to record levels. More than 630,000 square feet of formerly vacant 
office space is in various stages of conversion including 195 West, 
200 West, 1560 Trapelo, 20 Maguire, 47 Foundry, and Arsenal on 
the Charles. Many of these buildings have witnessed strong activity 
with the Arsenal on the Charles securing several commitments, 47 
Foundry leased to Affinia, and 200 West under LOI from one large 
user. GMP (Good Manufacturing Practices) demand has particularly 
ramped up. Much of this is due to maturity in the biotechnology 
industry where companies who were created 5 years ago or so now 
need manufacturing space to bring an approved drug to market. 
Further, with acute global supply chain issues during COVID-19, many 
pharmaceutical companies have considered moving large portions of 
their supply chains to the US, bringing manufacturing jobs and GMP 
demand domestic. In a local example of this trend, Galaxy Life Sciences 
announced a 107,000 square foot facility in Worcester’s Reactory Park in 
August.

NOTABLE LEASES

250 WATER STREET
East Cambridge

Bristol Myers Squibb | 360,000 SF

105 W FIRST STREET
Seaport

CRISPR | 263,500 SF 

238 MAIN STREET
East Cambridge

Blue Rock Therapeutics | 73,000 SF

300 N BEACON STREET
Watertown | 128 West

Forma Therapeutics | 54,000 SF

60 BLANCHARD ROAD
Burlington | 128 North

Azzur | 50,300 SF

43 FOUNDRY AVENUE
Waltham | 128 West
Affinia | 31,600 SF

75 HAYDEN
Lexington | 128 West

Integral Health | 29,000 SF 

828 WINTER STREET
Waltham | 128 West

Dragonfly Therapeutics | 20,100 SF

1 KENDALL 600-700
East Cambridge

Korro Bio | 12,000 SF
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DEVELOPMENT 
A rapidly expanding lab development pipeline may be one of the most notable stories to emerge metrowide from Q3. 
In Alewife, life science developer IQHQ acquired GCP’s 26.5-acre headquarters for $125 million with plans to add huge 
amounts of lab space down the line. In East Cambridge, 1 & 2 Charles Park are currently on the market for a lab conversion 
which could bring a further 373,000 square feet of lab space. Boston Properties is working with the city of Cambridge on 
adding lab space over the Blue Garage. The deal involves a complex agreement with Alexandria Real Estate Equities and 
Eversource and will require moving an existing substation.
Developers continue to show faith in Boston’s transformation into its own life science hub, outlining new lab product from 
the Seaport to the Fenway. IQHQ and Meredith Management have a finalized ground lease and the financing to begin 
work on the 700,000 SF office and lab portion of the Fenway Center. Others have pivoted from office to life science uses. 
Boston Global Investors is now attempting to go life science ready at 401 Congress in the Seaport potentially bringing 
another 600,000 square feet. 
Alexandria continued its expansion into Route 128 West with its Reservoir Woods East purchase that comes with 400,000 
square feet of buildable lab potential. With its acquisitions in Watertown, Newton, and now Waltham, Alexandria has 
established its pipeline for years down the road. In Watertown, WS Development is pivoting from retail to lab at 202 
Arsenal Street while Boston Development Group announced plans for 200,000 square feet of lab space at 66 Galen 
Street.

INVESTMENT SALES
While overall investment activity was down, the suburbs did see some notable office transactions go through. Alexandria 
purchasing the Reservoir Woods East campus from the Davis Companies for $330 million. This transaction broke the 
Waltham record set last quarter by The Post and almost certainly means more lab supply as the site came with 400,000 
square feet of potential development. McCord acquired the 62,000 square foot 30 Bearfoot in Northborough for $3.35 
million for GMP use, continuing the trend of pharmaceutical manufacturing in 495.
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Total Market RSF % DV Sublease (SF) Total Available 
(SF)

Quarter Net 
Absorption (SF)

Asking Rate 
(NNN)

CLASS A  24,928,118 2.7%  540,658  1,633,146  9,937  $79.05 

BOSTON  4,736,800 0.0%  19,000  19,000 -  $75.00 

CAMBRIDGE  12,653,690 0.3%  332,031  397,262  (1,816) $95.85 

East Cambridge  8,378,261 0.0%  208,080  209,904  7,484  $97.69 

Mid Cambridge  3,236,549 0.0%  91,000  95,107 -  $96.20 

West Cambridge  1,038,880 4.0%  32,951  92,251  (9,300)  $80.00 

SUBURBAN  7,537,628 8.4%  189,627  1,216,884  11,753  $53.38 

128 West  4,587,532 5.3%  77,668  635,104  6,247  $61.85 

495 West  1,537,594 2.8%  89,004  132,669  (1,890)  $40.60 

Northern Suburbs  1,119,420 31.4%  22,955  449,111  7,396  $43.33 

Southern Suburbs  293,082 0.0% - - -  $26.25 

CLASS B  10,434,523 8.7%  197,730  1,193,797  98,313  $64.71 

BOSTON  3,004,045 9.2%  42,719  406,741  48,759  $86.50 

CAMBRIDGE  2,492,416 5.9%  36,700  158,530  (1,835) $91.71 

East Cambridge  930,532 0.0% - - -  $99.00 

Mid Cambridge  1,130,530 3.6%  9,000  49,863  4,955  $92.00 

West Cambridge  431,354 24.5%  27,700  108,667  (6,790)  $75.25 

SUBURBAN  4,938,062 9.9%  118,311  628,526  51,389  $37.83 

128 West  1,983,767 6.4%  7,280  159,240  9,662  $45.73 

495 West  1,085,115 11.1%  34,858  150,226  (33,678)  $25.40 

Northern Suburbs  1,772,298 13.5%  76,173  315,060  75,405  $36.93 

Southern Suburbs  96,882 4.1% -  4,000 -  $32.00 

CLASS A & B  35,362,641 4.5%  738,388  2,826,943  123,250  $75.71 

BOSTON  7,740,845 3.6%  61,719  425,741  48,759  $83.63 

CAMBRIDGE  15,146,106 1.3%  368,731  555,792  11,349 $95.17 

East Cambridge  9,308,793 0.0%  208,080  209,904  7,484  $97.82 

Mid Cambridge  4,367,079 0.9%  100,000  144,970  19,955  $95.11 

West Cambridge  1,470,234 10.0%  60,651  200,918  (16,090)  $78.61 

SUBURBAN  12,475,690 9.0%  307,938  1,845,410  63,142  $47.16 

128 West  6,571,299 5.6%  84,948  794,344  15,909  $56.98 

495 West  2,622,709 6.3%  123,862  282,895  (35,568)  $34.31 

Northern Suburbs  2,891,718 20.4%  99,128  764,171  82,801  $38.93 

Southern Suburbs  389,964 1.0% -  4,000 -  $29.13 


