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Overview

While Boston’s lab market showed modest signs of stabilization during Q2, fundamentals remained challenged by
elevated vacancy. Overall vacancy finished at 21.2%, a 160-basis-point increase. Direct availability increased nearly
300 basis points, ending the quarter at 27.5%, with one new delivery bringing inventory to the Fenway submarket.
With occupancies under pressure, asking rents continued to trend downward across many submarkets as landlords
competed aggressively to attract and retain tenants.

Absorption trends further illustrate the tenant-favorable life science market. The Boston Metro lab market recorded
109,817 SF of negative net absorption during the second quarter, extending the uneven recovery that has characterized
the sector over the past several years. While select submarkets continue to attract tenant interest, the overall market
remains in a tenant-favorable position, with ample available inventory and increased negotiating leverage for occupiers.

Tenant demand remains most concentrated in proven innovation hubs where access to talent and capital remains
strongest. Fundraising activity also provided encouraging signals during the quarter. The IPO debuts of Seaport
Therapeutics and Hemab Therapeutics highlight continued investor interest in promising biotechnology companies
despite a more selective funding environment. While venture capital activity remains below peak levels, these
successful public offerings suggest improving capital access for well-positioned life sciences firms and could provide a
positive signal for future growth within the sector.
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Looking Forward

While leasing activity has yet to return to the levels seen during the industry’s expansion cycle earlier this decade,
signs of stabilization continue to emerge as tenants become more active in evaluating space opportunities and
landlords adjust expectations to the current market environment.

Elevated vacancy levels across Boston (28.4%), Cambridge (22.8%), and the Suburban (22%) lab markets continue
to provide occupiers with an unprecedented range of options. While these conditions have created pressure on
rental rates and leasing velocity in the near term, they are also fostering a more competitive ecosystem for future
growth. Many life sciences companies now have access to higher-quality space at more favorable economics than
was possible just a few years ago, potentially positioning the market to accelerate recovery.

The pace of new construction has slowed significantly as developers respond to softer demand and a more
challenging financing environment, with Boston and Cambridge planning for nearly 4.5 million square feet of
upcoming construction. While the path back to equilibrium will take time, a combination of slowing supply growth,
improving capital availability, and continued investment is expected to support a gradual rebound in lab demand
over the coming years.
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Cambridge

The Cambridge life science market showed meaningful signs of stabilization during the second quarter of 2026,

as occupancy losses that have weighed on the market for more than two years began to moderate. The market
recorded 78,870 square feet of positive net absorption, marking the first quarter of positive absorption in nine
quarters. Leasing activity also increased on a quarter-over-quarter basis, and just over 1 million square feet of space
was leased-a majority of which was Sanofi's 10-year, 900,000-square-foot extension of its space in Cambridge.
Despite these improvements, volumes remain below the levels typically associated with Cambridge’s historically
robust life sciences market.

East Cambridge ended Q2 with a vacancy rate of 13.4%, continuing to outperform the broader market. Mid
Cambridge recorded a vacancy rate of 15.5%, while West Cambridge vacancy reached 39.5%. Falling rental rates
continued to reshape leasing dynamics, with rents for the Cambridge market averaging just over $S85 per square
foot.

In Mid Cambridge, AbbVie renewed approximately 57,000 square feet at 200 Sidney Street. In West Cambridge, Inari
Medical subleased 35,000 square feet of laboratory space at 20 Acorn Park Drive, taking advantage of the elevated
amount of lab space available for sublease being brought to the market in recent years.

While overall market conditions remain tenant-favorable, the return to positive absorption and increased leasing
activity represent important milestones for Cambridge’s recovery. While vacancy remains elevated compared to
historical norms, Q2 performance suggests that the sector may be beginning a gradual path toward stabilization.
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Boston

Boston's life science market faced renewed supply-side pressure during Q2 as new inventory deliveries outpaced
tenant demand. The vacancy rate increased nearly 200 basis points to 28.4%, driven in part by the completion

of 421 Park Drive in Fenway, a new 660,000-square-foot development. Boston recorded 39,973 square feet of
positive net absorption, a 40.5% decrease quarter-over-quarter.

Market availability remained elevated, with direct availability reaching 28.7%. As a result, landlords continued to
face intense competition for tenants, placing downward pressure on rental rates across the market.

Submarket performance remained mixed across the city. While the addition of 421 Park Drive contributed to
higher vacancy in Fenway, the submarket continued to attract interest from life science companies with just
over 36,000 square feet of leasing activity. Meanwhile, Seaport remains one of Boston’s more active life science
clusters with Q2 leasing activity highlighted by a 27,000-square-foot renewal at 451 D Street by Ensoma.

Overall, Boston's life science market remains in a period of adjustment as it absorbs the substantial supply
delivered over the past several years. While elevated vacancy and declining rents continue to challenge landlords,
positive absorption and ongoing tenant commitments suggest that demand remains present for high-quality
laboratory space.
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Suburbs

The Suburban market recorded 228,660 square feet of negative net absorption, pushing overall vacancy to 22%.
At the same time, direct availability increased 90 basis points quarter-over-quarter to 33.1%, reflecting additional
space coming to market and a slower pace of leasing activity across several suburban corridors.

Availability pressures remain particularly acute in the Inner Suburbs, where vacancy stands at 47.8%, among the
highest levels recorded in the region despite strong leasing activity earlier in the year.

Submarket performance remained uneven throughout the quarter. While 128 West recorded 45463 square
feet of negative absorption during Q2, the submarket remains positive on a year-to-date basis and continues to
be one of the region’s most established suburban life science hubs. With new laboratory development slowing
significantly and occupiers benefiting from favorable lease economics, the suburban life science market is
expected to remain highly tenant-favorable through the remainder of 2026.

Suburban Leasing (SF)
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Development

Lab development activity across the Boston Metro continued to slow during Q2 as developers remained cautious
amid elevated vacancy, constrained capital markets, and a slower pace of life sciences leasing activity. New
construction starts remained limited, and the amount of lab space under construction continues to decline as the
sector works through the substantial inventory delivered over the past several years.

The most significant delivery of the quarter was 421 Park Drive, a 660,000-square-foot speculative development
in Fenway. The project represents one of the final major deliveries from Boston'’s historic life sciences construction
boom and further expands the region’s inventory of purpose-built lab space.

The remaining development pipeline is largely concentrated in projects supported by existing tenant commitments.
Notable examples include Takeda-anchored 585 Third Street in Cambridge and AstraZeneca-anchored 290 Binney
Street, totaling approximately 650,000 square feet and 570,000 square feet, respectively, and are expected to deliver
in the second half of 2026.
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Investment Sales

Investment sales activity in the Boston lab market remained extremely limited during Q2, and no notable life
sciences transactions closed during the period.

The absence of significant transactions is consistent with the broader slowdown that has characterized the lab
investment market over the past year. While Boston remains the nation’s premier life sciences cluster, investors
continue to grapple with elevated availability, slower tenant expansion activity, and uncertainty surrounding the
timing of a broader recovery in venture capital funding and biotechnology employment growth.

Transaction volume remains well below historical norms, as both buyers and sellers continue to evaluate market
conditions and adjust expectations accordingly. Notable transactions in the last 12 months include Phase 3

Real Estate Partners’ acquisition of 30 Hampshire Street in East Cambridge for $25.1 million, or approximately
$826 per square foot, and United Therapeutics Corporation’s $21.5 million purchase of 45 Hartwell Avenue in
Lexington.

While investment activity is expected to remain muted in the near term, Boston'’s position as the leading life
sciences market in the United States continues to support long-term investor interest.
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Lab Stats Q2 2026

. Net 12-Month Leasing 12-Month Asking
0, 0, 0,
Submarket RSF %Vacant % Sublease % Avail Absorption Absorption Activity Leasing Rate
Seaport 6,345485 34.6% 4.0% 37.6% (6,543) 227,630 34,988 409,358 $91.71
Fenway 4152,619 20.8% 11% 13.0% 36,729 (325) 36,729 11,760 $87.75
Other Boston 3439124 404% 3.3% 31.2% 9,787 (69,977) 9,787 30,801 $81.33
Boston Total 13,937,228 28.4% 3.0% 28.7% 39,973 157,328 81,504 561,648 $86.93
East Cambridge 13,400,133 134% 5.9% 19.3% 56,250 4,976 947110 1,021,592 $89.50
Mid Cambridge 4,897,562 15.5% 204% 36.3% 35,853 (54,286) 76,950 93,950 $83.95
West Cambridge 2,076,693 39.5% 7.5% 49.8% (13,233) (95,533) 10402 100,871 $7115
Cambridge Total 20,374,388 22.8% 10.3% 277% 78,870 (144,843) 1,034,462 1,216,413 $85.34
128 North 2,627,010 11.5% 2.5% 21.2% (18,091) (138,606) 27,022 97,263 $4815
128 West 10,484,098 18.8% 6.5% 32.7% (45/463) 208,281 60,491 514,859 $66.94
128 Total 13,111,108 17.0% 5.6% 29.9% (63,554) 72,625 87,513 612,122 $63.25
495 North 2/428,264 11.5% 1.6% 231% - 123,598 - 192,066 $42.88
495 West 3,291,390 10.3% 6.0% 194% (174,786) (259,075) 8,783 12,938 $4044
495 Total 5,719,654 11.1% 3.9% 21.5% (174,786) (135,477) 8,783 200,159 $41.95
Inner Suburbs North 4,430,527 47.8% 6.5% 54.5% 9,680 (364,488) 16,665 56,201 $52.55
Suburban Total 23,261,289 22.0% 5.4% 33.1% (228,660) (427,290) 112,961 723,122 $60.55
All Lab 57,572,905 21.2% 6.2% 27.5% (109,817) (414,805) 1,228,927 2,501,183 $77.60
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