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In February 2017, a panel of three judges at the Patent 

Trial and Appeal Board ruled in favor of Cambridge-

based Broad Institute, and specifically 34-year-old 

Feng Zhang, when it awarded intellectual property 

rights to genome editing system CRISPR-Cas9.   Zhang’s 

list of impressive accomplishments includes a tenured 

professorship at MIT, a core faculty membership at the 

Broad Institute and the founding of Editas Medicine – a 

for-profit startup using CRISPR to transform cancer 

treatment and treat genetic diseases. He is widely 

regarded as the most transformative biologist of his era.

CRISPR, which stands for clustered regularly interspaced 

short palindromic repeats, is remarkable for its life-saving 

implications. But it is also defining the next major chapter 

of biological development – a story punctuated by 

Watson and Crick’s discovery of the double helix (1953); 

Cambridge’s approval and oversight of the handling of 

genetic material (1977)1; and the isolation and growth of 

embryonic stem cells (1998). 

What does this have to do with real estate? 

Discoveries like CRISPR require significant time, money 

and risk. According to a 2014 study released by the Tufts 

Center for the Study of Drug Development, it takes more 

than $2.5 billion over the course of a decade to bring a 

novel medicine to market - a 145% increase over 2003 

(the last time the study was conducted).2 As a result, 

larger companies are opting to acquire or partner with 

more nimble start-ups rather than generate an in-house 

development pipeline.3 The effect on the real estate market 

is akin to a game of musical chairs. And industry growth, 

coupled with the subsequent surge in demand for lab 

space, means rents are at historical highs – and rising.

“THIS IS A GLOBAL EFFORT, 
BUT MASSACHUSETTS HAS THE 
RESPONSIBILITY TO LEAD, TO USE 
THE TALENTS AND CAPABILITIES IT 
HAS BUILT OVER MANY YEARS.”
-HENRI TERMEER, FORMER CEO, GENZYME
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CAMBRIDGE
At 1.7%, lab vacancy in Cambridge is prohibitively low. 

Asking rents are reaching into the $80s PSF NNN and 

executed leases are starting in the mid-to-high $70s PSF 

NNN – escalating 3% per year over the life of the lease. 

These rents represent a 15% increase in the past 12 months 

and a nearly 25% increase in the past two years. As a 

result, many Cambridge tenants are exploring downtown 

and inner suburban options for rent relief. 

Because M&A activity is so prevalent within the life 

science sector, the Cambridge market sometimes feels 

like a game of musical chairs. Following an M&A event, 

facility consolidations and relocations are inevitable. With 

news of its acquisition of Ariad Pharmaceuticals (which 

occupies close to 400,000 SF in Cambridge), Takeda 

Pharmaceuticals will likely make some waves in the market 

in the near future. Takeda’s 250,000 build-to-suit at 300 

Massachusetts Avenue in Cambridge delivered just over a 

year ago in January 2016. In the last 10 years, Takeda has 

undergone one merger and 5 acquisitions. This is not an 

uncommon characteristic in the sector. 

 

 
Shire, one of the largest lease holders by square footage 

in Massachusetts, has done it 17 times in the same period. 

In fact, Baxalta – acquired by Shire last year for $32B – will 

lease the entirety of 500 Kendall Street – formerly the 

headquarters of Genzyme. This is in addition to the firm’s 

current space at 650 Kendall Street and the expanding 

footprint of its US headquarters in Lexington. 

From a market share perspective, Blackstone’s (BX) 

January 2016 acquisition of BioMed Realty (BMR) added 

9 buildings to its Cambridge portfolio and put the private 

equity giant in a tie with Alexandria Real Estate Equities 

(ARE) as the second largest landlord of existing space in 

Cambridge (each own 11.5% of inventory). MIT still tops the 

list with 13.1% of market share. 

And on the capital markets front, the past 18 months have 

brought $1,000+ PSF sales to Cambridge. In November 

2016, Alexandria purchased the 680,000 SF One Kendall 

Square from DivcoWest for nearly $1,100 PSF. And 

245 First Street was purchased by Clarion Partners in 

September 2016 for $1,020 PSF.

1.7%
$82.00 NNN

$78.50 NNN

$1.61B

$331.6M

VACANCY

ASKING RENT

EFFECTIVE RENT

VC FUNDING
LARGEST TENANT

NIH FUNDING (FY 2016)

Source: NIH, PitchBook, and Cushman & Wakefield Boston Research
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LIFE SCIENCE CLUSTERS IN CAMBRIDGE/INNER SUBURBS

L H

INNER SUBURBS
The Inner Suburbs are a convenient midway point 

between Cambridge and Route 128. Comprising the cities 

of Somerville, Watertown, Allston and Brighton, asking 

rents in this market are between $45 and $50 PSF NNN – 

comparable to those along route 128. 

Until recently, much of the commercial property in this 

area was older industrial product.  However, as demand for  

 

 
space with urban proximity has exploded and Cambridge 

has become increasingly exclusive, the Inner Suburbs now 

provide a viable alternative to Kendall Square. In fact, 

Arsenal and Pleasant Streets in Watertown have become a 

life science microcluster – providing homes for companies 

like Tetraphase Pharmaceuticals, Selecta Biosciences and 

pSivida. Arsenal Street is also home to electronic health 

record software firm Athena Health’s 760,000 SF campus.

2.1% $50.00 NNN

$47.00 NNN

$56.7M

$127.2M

VACANCY

ASKING RENT

EFFECTIVE RENT

VC FUNDING

NIH FUNDING (FY 2016)
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LONGWOOD MEDICAL
The majority of commercial space in Longwood Medical 

Area (LMA) is owner occupied – major medical tenants 

include Dana-Farber Cancer Institute, Beth Israel 

Deaconess Medical Center, Boston Children’s Hospital and 

Brigham and Women’s Hospital.  Cushman & Wakefield 

tracks five buildings totaling just over 1.5 MSF that are 

leased commercially. However, because of its proximity 

to world class medical facilities, it is very rare for space in 

LMA to become available – vacancy has been below 15% 

since the mid-1990s and under 1.0% for five years.  

While technically not part of the Longwood Medical Area, 

the 2015 delivery of 1325 Boylston Street is still worth 

mentioning. Located across the Fens from LMA (in the 

Fenway submarket) and just a short drive across the Mass 

Ave Bridge to Cambridge, 1325 Boylston Street recently 

became home to Decibel Therapeutics.  The auditory 

biotechnology firm signed a 32,000 SF deal to convert 

shell space at the predominantly office building into lab.  

Effective rent averaged in the mid-$70s PSF NNN – a 

figure precariously close to rents in Cambridge’s Kendall 

Square.

SEAPORT
The Seaport is arguably Boston’s hottest neighborhood. 

What started as the ‘Innovation District’ has, in recent 

years, evolved into a life science outpost of Kendall Square. 

Occupying over 1.0 MSF, Vertex is the Seaport’s most 

prominent life science tenant. Second only to Vertex (and 

located right next door) is the rapidly growing Intarcia 

Therapeutics – which now occupies about 50,000 SF 

between its 155 Seaport Boulevard and 1 Marina Park Drive 

locations. 

  

Intarcia developed the Medici Drug Delivery System™ - a 

device about the size of a matchstick that administers 

developmental drugs to treat type 2 diabetes and prevent 

HIV.  The company received $400M in venture capital in 

2016. At the end of December, the Bill & Melinda Gates 

Foundation invested another $50M in Intarcia specifically 

for the development of anti-HIV therapy.  

Other tenants at 1 Marina Park Drive include Keryx 

Pharmaceuticals (27,000 SF), biotech VC firm Polaris 

Ventures and Empire – a restaurant and lounge. 

0%

$74.50 NNN

$479.1M

$1.78B

VACANCY

EFFECTIVE RENT

VC FUNDING

LARGEST TENANT

NIH FUNDING (FY 2016)

Source: NIH, PitchBook, and Cushman & Wakefield Boston Research
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LIFE SCIENCE CLUSTERS IN BOSTON

LARGEST DEALS

70,712 SF

113,860 SF 115,614 SF

177,000 SF

200,431 SF

222,562 SF

267,000 SF

343,000 SF

105,000 SF

L H

Because lab space within LMA rarely becomes available, Decibel Therapeutics 
opted for 1325 Boylston Street - a stone’s throw from Fenway Park.

Led by Shire (which now occupies about 1.7 MSF in the state), the largest leases 
of the past 18 months are a who's who of life science firms.

Source: Cushman & Wakefield Boston Research
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ROUTE 128
Route 128 may have started as America’s technology 

highway, but it’s rapidly becoming America’s life science 

highway. As Cambridge lab availability has narrowed 

and rents have skyrocketed, many tenants have begun 

to explore alternative submarkets – and are landing 

along Route 128. More than a million square feet of new 

suburban life science deals were executed in 2016 – an 

unprecedented figure.  Of those leases, 750,000 SF 

were in 128 Central. And of the deals in 128 Central, 

over 500,000 SF landed within a 1 ½ mile radius of the 

intersection of 128 and Route 2.

On the heels of a $50 billion acquisition spree (that has 

shifted the company’s focus to rare diseases) Shire has 

assembled the largest biotech campus in the region. In 

early 2015, it relocated its US regional headquarters from 

Chesterbrook, PA to Lexington, MA – leasing 202,000 

SF at 2 Ledgemont Center and backfilling 104,000 SF of 

former Raytheon space  at 235 Wyman Street.  And the 

firm continues to grow – in January 2016 it expanded by 

177,000 SF at 45-55 Hayden Avenue. 

As a result of this recent flurry of activity, asking rents are 

climbing – up $10 PSF in the past year in certain buildings.

495 CORRIDOR
Cambridge is the center of biotech, but the 495 

Corridor is a magnet for medical device and diagnostic 

companies. Genzyme is perhaps the most well-known, 

but other tenants include Boston Scientific (Natick and 

Marlborough), Quest Diagnostics (Marlborough), GE 

Healthcare (Marlborough), and Boston Heart Diagnostics 

(Framingham).

Asking rents for research and development space in the 

495 corridor range from $9.00 PSF NNN to $20 NNN.   

This may be a wide range, but it is still more than 80% 

lower than in Cambridge.  As a community that frequently 

needs access to manufacturing space, the 495 Belt also 

provides proximity to many economical options.

21.6%
$36.00 NNN

VACANCY

ASKING RENT

23.4%
$20.00 NNN

$15.00 NNN

$166M

$15.8M

VACANCY

ASKING RENT

EFFECTIVE RENT

VC FUNDING
LARGEST TENANT

NIH FUNDING (FY 2016)

Source: NIH, PitchBook, and Cushman & 

Wakefield Boston Research
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LIFE SCIENCE CLUSTERS IN THE SUBURBS

L H

L H

ROUTE 128

I-495

$31.00 NNN

$73.8M

$594.8MEFFECTIVE RENT

VC FUNDING

LARGEST TENANT

NIH FUNDING (FY 2016)

Cambridge gets most of the press for being the biotech hub of Massachusetts, but the suburbs house more than their share 

of life science firms - both small startups and large multinational corporations. Recently signed leases are noted below.
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Sanofi / Genzyme 2,260,000 SF

Shire 1,700,000 SF

Biogen 1,750,000 SF

Novartis 1,440,000 SF

Pfizer 1,120,000 SF

Vertex 1,470,000 SF

LARGEST TENANTS IN MA BY SQUARE FEET

LARGEST MA LIFE SCIENCE IPOS (MIL)

EDUCATION BY SUBMARKET

Source: Cushman & Wakefield Boston Research, U.S. Census Bureau, IPO Monitor

$122.1 $120.0 $100.0 $100.0 $93.4 $92.5 $81.0 $78.2 $73.6 $69.0 $57.5

Nearly 3X as many 
Massachusetts 
residents possess 
an advanced degree 
compared to the 
United States.

*Last 18 months
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CAMBRIDGE

74.4%

68.4%
45.2%

45.2%

40.5%

39.0%

32.5%

31.3%

20.3%

12.0%

UNITED STATES

128 CENTRAL

MA

BOSTON

BACHELOR’S DEGREE ADVANCED DEGREE



Sanofi / Genzyme 2,260,000 SF

Shire 1,700,000 SF

Biogen 1,750,000 SF

Novartis 1,440,000 SF

Pfizer 1,120,000 SF

Vertex 1,470,000 SF

Drug Development 55%

Contract Research
& Manufacturing 16%

Human Diagnostic
Development 6%

Medical Device 5%

Agricultural Industrial 4%

Bioinformatics 3%

Research Product
& Instruments 11%

Cambridge
47%

Boston 
Inner 

Suburbs
11%

Route 128
31%

I-495
11%

BIOTECH SECTOR BREAKDOWN WITHIN MA

1Cambridge, Massachusetts, Municipal Code § 8.20.
2Tufts Center for the Study of Drug Development. Cost to Develop and Win Marketing Approval for a New Drug is $2.6 Billion. N.p., 18 Nov. 2014. Web. 30 Apr. 2015.  
3Carroll, John D. GSK’s New Boston Collaboration Chief Goes ‘anti-pharma’ as He Prowls for Partners. FierceBiotech. N.p., 2 Sept. 2014. Web. 19 Mar. 2015.
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