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T 
he Boston lab market came down to earth in 2022, following 
a red-hot first couple years of the pandemic. Macroeconomic 
concerns related to the stock market, inflation, and rising 

interest rates tightened up capital throughout the final three 
quarters of last year, and IPO activity and VC funding fell from its 
peaks reached in 2021. The effects of limited cashflow resources 
rippled throughout the market, as many startup and medium-
maturity firms contended with drying funds, leading to thousands 
of layoffs and reduced space requirements. The sublet rate finished 
2022 at 3.2%, up from 1.2% at the start of the year, while vacancies 
jumped from 1.5% to 3.7%. Pressures on demand hit as the supply 
wave reached its peak, and vacancy in newly delivered properties 
played a large part in rising vacancy rates. On the investment side, 
deal volume slowed throughout the year, and just a couple lab 
transactions closed in Q4 2022.

Despite last year’s headwinds, fundamentals in the Boston lab 
market remain in excellent position. While fundraising and demand 
may have cooled from the scorching levels reached in 2021, they 
still ranked near the strongest years on record. Vacancies also 
remain near a record low, while starting rents on new leases 
continue to increase. Vacancy expansion in Q4 2022 was mostly 
attributable to empty space in newly delivered properties, and net 
absorption still reached impressive totals of roughly 700,000 SF in 
Q4 2022 and 800,000 SF for all of 2022. The market’s increased 
sublet rate may even represent a healthy overcorrection, as several 
sublandlords are companies that defensively overexpanded 
footprints during the intensively competitive battle for space across 
2020-21. Most of the sublet space listed is in the Class A segment, 
which will provide relief for tenants in the market for quality space. 
While less mature companies have burned through cash and laid 
off employees during the stock market downturn, Big Pharma has 
picked up some of the slack. Several of the largest leases of 2022 
were from Takeda, AstraZeneca, Eli Lilly, and other industry giants. 
Big Pharma has also been active in the M&A scene, and the top 
firms reportedly have about $500 billion in cash, with the ability to 
buy roughly 650 smaller public companies.

LOOKING FORWARD
The pipeline continues to grow, as developers seek to capitalize 
on limited availabilities and meet the needs of expanding tenants. 
Greater Boston had more than 4 million SF of active lab tenant 
requirements in the second half of 2022, more than double the 
amount of space vacant. Nearly 70 million SF is under construction, 
permitted, or proposed, of which roughly 17 million SF is under 
construction and another 16 million SF is permitted. The size of the 
pipeline has spurred concerns about overbuilding, which combined 
with macroeconomic factors, stalled and cancelled a handful of 
projects last year, but projects continued to be announced on a 
regular basis. Despite recent headwinds, investors remain bullish 
on lab, especially compared to the office sector. Several recently 
traded office properties are planned for redevelopment to lab, and 
more than 10 million SF of the pipeline is in conversion projects. 
The pipeline is focused on emerging life sciences hubs in Boston, 
like the Seaport and Fenway, and the 128 West submarket.
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LAB TRENDS
Q4 2022

CAMBRIDGE
With vacancies in Cambridge trending near 0% for several consecutive 
quarters, new developments have been the primary driver of leasing 
activity. The city’s sublet market roughly doubled in the second half of 
last year, however, with more than 360,000 SF added. While a rising 
sublet rate can be a concerning trend, perhaps indicating a softening 
of demand, in the tight Cambridge lab market it has helped spur deal 
flow. Several tenants have taken advantage of the new options on 
the market, including a few of the largest deals signed in the last few 
months of 2022. Notable leases included Boston Dynamics subletting 
81,000 SF from Akamai at 145 Broadway and Factor Bio subletting 
54,000 SF from Bristol Myers Squibb at 250 Water Street.

Although the Greater Boston lab market has become less centralized 
over the last decade, East Cambridge remains the sector’s focal 
point and the top choice for tenants with the deepest pockets. 
Several notable deals from Big Pharma boosted leasing in 2022. 
Biogen leased back its 270,996-SF location at 125 Broadway in 
September, after selling it to Boston Properties for just over $600 
million. This transaction provided a double boost for leasing activity, 
as in conjunction with this deal, Biogen agreed to terminate its 
office lease at another Boston Properties building, 300 Binney St. 
Boston Properties will now convert 300 Binney St. to 240,000 SF 
of life sciences space, which it has leased to the Broad Institute. 
Biogen’s lease follows notable Q2 deals in East Cambridge 
from Takeda Pharmaceuticals for 600,000 SF and AstraZeneca/
Alexion Pharmaceuticals for 570,000 SF, both at permitted new 
developments.
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NOTABLE LEASES

65 HAYDEN AVE
Lexington | 128 West 

Dicerna Pharmaceuticals | 107,238 SF
*145 BROADWAY

Cambridge | East Cambridge 
Boston Dynamics | 80,957 SF

200 SIDNEY ST
Cambridge | East Cambridge 

Seres Therapeutics | 68,636 SF
11 HURLEY ST

Cambridge | East Cambridge 
Editas | 59,783 SF
*250 WATER ST

Cambridge | East Cambridge 
Factor Bio | 54,000 SF
200 EXCHANGE ST

Malden | Inner Suburbs North 
Discovery Life Sciences | 53,000 SF

*100 HOOD PARK
Charlestown | Inner Suburbs North

BlueBird Bio | 42,164 SF
250 WATER ST

Cambridge | East Cambridge
Turner Therapeutics | 25,000 SF

*Sublease
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BOSTON
The Boston lab market continues to grow, with Cambridge’s 
space constraints and high rents sending tenants across 
the Charles in search of space. Existing lab space in Boston 
has increased by about 33% since the end of 2015, while 
vacancies have trended near record lows for the past several 
quarters. Rents have also increased rapidly, shrinking the 
gap with Cambridge, and exceeded $100 PSF on several 
deals signed last year. Supply pressures finally caused 
vacancy expansion in Q4 2022, however, with vacancies 
jumping from nearly 0% at the start of the quarter, to about 
7% at the end of it. Most of the roughly 650,000 SF of vacant 
existing lab space can be found at The BEAT, the recently 
delivered redevelopment of the former Boston Globe HQ 
in Dorchester. Close to 6 million SF of lab space is under 
construction in Boston, which is still about 70% available, 
plus another 25 million SF permitted or proposed, meaning 
supply pressures on the city’s lab market will continue over 
the near term. 

The Seaport attracted several high-profile tenants last year, 
with several major companies signing on for space in new 
developments. Vertex Pharmaceuticals leased 344,000 SF 
at Related’s 20-22 Drydock development in May. The project 
is still in the permitting stages and is projected to open in 
2025. In February, Eli Lilly leased 334,000 SF at Alexandria’s 
15 Necco St, which is under construction and expected to 
open in Q4 2023. Several firms also committed to space 
at The Innovation and Design Building, an office-to-lab 
conversion by Jamestown and Related Beal. These include 
Entrada Therapeutics for 81,442 SF, Shape Therapeutics for 
36,562 SF, include Jnana Therapeutics for 36,400 SF, Ratio 
Therapeutics for 19,081 SF, and HotSpot Therapeutics for 
17,422 SF.

SUBURBS
The suburban lab market has followed a similar trajectory 
to that of Boston in recent quarters. The suburbs attracted 
overflow lab demand, which dropped vacancy rates to near 
record lows, before supply pressures pushed rates back 
up in Q4 2022. Close to 500,000 SF is vacant across five 
suburban lab properties that delivered last quarter. This 
represents more than 60% of total suburban lab vacancies 
and caused vacancies to jump from 1.9% to 5%. The suburbs 
are still attracting plenty of lab demand, and net absorption 
topped 500,000 SF in Q4 2022. The 128 West submarket 
is the premier lab node in the suburbs and attracted last 
quarter’s largest deal, Dicerna Pharmaceuticals’ 107,238 
SF lease at 65 Hayden Ave in Lexington. A couple notable 
leases were also signed in the Inner Suburbs North 
submarket, including Discovery Life Sciences for 53,000 SF 
at 200 Exchange St. in Malden, and BlueBird Bio for 42,164 
SF at 100 Hood Park in Charlestown.
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DEVELOPMENT
Q4 2022

SEAPORT CIRCLE · BOSTON

180 CITY POINT · WALTHAM

D
evelopers continue to bring projects forward at a rapid pace, with close 
to 70 million SF in the lab pipeline across Greater Boston. About 17 million 
SF is under construction, roughly three-quarters of which is in ground-up 

projects, with the remainder in conversions. Developers continue to build in 
Cambridge, but Boston and the suburbs are set for much larger percentage 
increases to their inventories. 

The Seaport has emerged as Greater Boston’s top lab node, outside of East 
Cambridge, and is one of the primary targets for new development. More than 
7 million SF in the pipeline, including nearly 3 million SF under construction. 
Ground-up development and class B office conversions are about equally 
common. Notable projects include WS Development’s new headquarters for 
Foundation Medicine, which is under construction and expected to deliver in Q1 
2023, and Lincoln Property Company’s Seaport Circle, which is permitted. 

Developers are also targeting the suburbs, where construction costs are lower 
and space is less constrained. The 128 West submarket is the primary hub for 
suburban development, offering a convenient location between Cambridge 
and some of Greater Boston’s wealthiest suburbs. Prominent buildings include 
Lincoln Property Company’s 140,000-SF 300 Third and Boston Properties’ 
330,000-SF 180 CityPoint, both in Waltham. The inventory in 128 West is 
concentrated in Waltham, Watertown, and Lexington, but development is also 
spreading to new locations like Wellesley and Needham. More than 9 million SF 
is under construction, permitted, or proposed in Route 128 West.

Due to financial and permitting issues, several proposed lab projects were put 
on hold or cancelled towards the end of last year. One notable cancelled project 
was the former ExxonMobil Tank Farm in Everett, which the Davis Companies 
was set to acquire and convert to a mixed-use project with a sizable lab 
component, until it cancelled the deal. In another example of a stalled project, 
Mark Development put its proposed Riverside Station project in Newton on hold, 
citing rising construction costs and interest rates.



INVESTMENT SALES
Q4 2022

I nflation, rising borrowing costs, and a general softening of the lab outlook impacted investment activity in Q4 2022, with deal volume 
declining. Office-to-lab conversion plays mostly dried up, as concerns of lab oversupply have become more pronounced, while demand 
drivers like IPO activity and VC funding have softened. While the pipeline continues to add new projects at a steady clip, developers 

appear to be pulling back slightly on conversions, which are generally viewed as less appealing to tenants than purpose-built space. The 
largest deal was Alexandria’s purchase of AztraZeneca’s campus in Waltham for $272.5 million, or $795 PSF. AstraZeneca signed one of 
last year’s largest lab leases, taking 570,000 SF in East Cambridge, for which it will vacate its former Waltham and Seaport locations.

Two noteworthy transactions last quarter involved lab properties that were converted from office in the last five years. MetLife Real Estate 
acquired 4 Burlington Woods from GEM Realty Capital and The Gutierrez Company for $103 million, or $944 PSF. The 109,085 SF property 
last traded in March 2019 for $23.4 million, after which it was converted from office to lab and fully leased to three tenants. Investcorp 
purchased 20 Maguire Rd. in Lexington from DRA Advisors and Griffith Properties for $89 million, or $878 PSF, just over three years after 
the sellers acquired the property in a conversion play.

20 MAGUIRE RD Lexington
PRICE $89 million

PSF $878 PSF

BUYER Investcorp

SELLER DRA Advisors & Griffith Properties

880 TECHNOLOGY PARK DR Billerica
PRICE $18.19 million

PSF $120 PSF

BUYER Ciminelli Real Estate Corporation & Gordon Brothers Group

SELLER The Gutierrez Company

GATEHOUSE DR Waltham

PRICE $272 million

PSF $795 PSF

BUYER Alexandria Real Estate Equities

SELLER AstraZeneca

4 BURLINGTON WOODS DR Burlington
PRICE $103 million

PSF $944 PSF

BUYER MetLife Real Estate

SELLER GEM Realty Capital
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Submarket RSF % Vacant % Sublease % Available Net Absorption - 
Direct Space 

12 Month 
Absorption 

Asking Rate 
NNN

CLASS A & B  41,178,326 3.7% 3.2% 7.3%  685,066  800,581  $93.22

BOSTON TOTAL  9,269,697 7.1% 1.8% 9.0%  81,153  169,951  $107.00

East Cambridge  10,289,725 0.2% 4.6% 5.3%  32,223  47,203  $118.52

Mid-Cambridge  4,255,985 0.0% 4.1% 4.3%  50,000  -    $108.84

West Cambridge  1,448,448 3.8% 5.9% 11.3%  (8,280)  (53,962)  $96.00
CAMBRIDGE TOTAL  15,994,158 0.4% 4.6% 5.6%  73,943  (6,759) $113.90

128 West  8,013,943 3.7% 2.5% 6.2%  203,320  171,956  $79.39

495 Mass Pike  2,781,551 1.2% 0.7% 2.2%  (1,781)  6,834  $45.53

Northern Suburbs  4,779,013 9.7% 4.6% 15.2%  328,431  462,599  $52.09

Southern Suburbs  339,964 1.2% 0.0% 2.8%  -    (4,000)  $38.27
SUBURBAN TOTAL  15,914,471 5.0% 2.8% 8.1%  529,970  637,389  $64.40

CLASS A  29,331,876 2.7% 3.6% 6.4%  108,202  240,153  $101.24

BOSTON TOTAL  6,262,555 9.0% 1.2% 10.3%  6,277  66,757  $113.33

East Cambridge  9,272,267 0.2% 4.8% 5.2%  (15,689)  (1,981)  $120.00

Mid-Cambridge  3,246,455 0.0% 5.4% 5.7%  -    -    $111.75

West Cambridge  1,042,209 4.5% 8.2% 14.9%  -    (47,271)  $103.60
CAMBRIDGE TOTAL  13,560,931 0.5% 5.2% 6.0%  (15,689)  (49,252)  $116.76

128 West  5,861,609 2.4% 2.7% 5.1%  125,826  140,789  $81.82

495 Mass Pike  1,766,436 0.0% 1.1% 1.1%  -    3,480  $51.00

Northern Suburbs  1,637,263 1.1% 5.2% 6.5%  (8,212)  78,379  $54.65

Southern Suburbs  243,082 0.0% 0.0% 0.0%  -    -    $30.00
SUBURBAN TOTAL  9,508,390 1.7% 2.8% 4.5%  117,614  222,648  $71.14

CLASS B  10,495,248 3.9% 2.4% 7.0%  59,843  209,027  $78.99

BOSTON TOTAL  3,007,142 3.0% 2.9% 6.3%  (74,124)  103,194  $103.20

East Cambridge  1,017,458 0.0% 2.4% 5.9%  47,912  49,184  $105.00

Mid-Cambridge  1,009,530 0.0% 0.0% 0.0%  50,000  -    $99.50 

West Cambridge  406,239 2.0% 0.0% 2.0%  (8,280)  (6,691)  $76.50 
CAMBRIDGE TOTAL  2,433,227 0.3% 1.0% 2.8%  89,632  42,493  $97.96

128 West  2,152,334 7.0% 2.1% 9.1%  77,494  31,167  $72.78

495 Mass Pike  1,015,115 3.2% 0.0% 3.9%  (1,781)  3,354  $36.00 

Northern Suburbs  1,790,548 7.1% 5.5% 12.8%  (31,378)  32,819  $46.35 

Southern Suburbs  96,882 4.1% 0.0% 9.7% -  (4,000)  $43.00
SUBURBAN TOTAL  5,054,879 6.2% 2.9% 9.4%  44,335  63,340  $55.46
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