savills

SPOTLIGHT

THE GREAT LAB SPACE BOOM:

EXCESS
VACANCY SETS
THE STAGE
FOR THE
NEXT CYCLE

LIFE SCIENCES | NORTH AMERICA | 2026

RESEARCH




The great lab space boom: excess vacancy sets the stage for the next cycle

Life sciences development accelerates, anchored in
two major hubs

The life sciences market is facing a supply imbalance. A surge of high-profile, speculative

lab developments launched during the pandemic are now delivering into an already saturated
market. Buildings designed for rapid biotech expansion are instead sitting idle as landlords
compete to secure a limited number of tenants.
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The majority of new developments are concentrated within the sector’s most established
ecosystems. Boston-Cambridge and the San Francisco Bay Area alone accounted for roughly
33.7 msf of deliveries between 2020 and 2025, which is 58.0% of the national total. The scale of
new inventory has significantly expanded tenant choice, increasing competition among landlords
and driving greater reliance on concessions to secure occupancy. Secondary and growth
markets, which have also experienced meaningful expansion, include Raleigh-Durham, Chicago
and Seattle, though at a significantly smaller scale.
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New supply outpaces slowing demand, keeping
vacancy elevated

With a large volume of newly delivered space entering the market, vacancy levels remain elevated
as the sector recalibrates. Venture capital funding has declined from pandemic-era highs, while
tariffs affecting drug pricing and federal funding cuts have increased cost pressures across the
industry. As capital has become more constrained, many companies are scaling back research
activity or delaying expansion, limiting their ability to absorb new laboratory space and
contributing to softer tenant demand relative to market peaks.

Annual life sciences deliveries: occupied vs. vacant (2020-2025)
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Markets tracked include Boston-Cambridge, Chicago, Denver-Boulder, Northern New Jersey, New York City, Philadelphia, Raleigh-Durham, San Diego, San Francisco
Bay Area, Seattle and Washington, D.C. Metro Region

In 2025 alone, approximately 14.5 msf of life sciences space was delivered, of which 10.7 msf, or
73.4% remains vacant. Similarly, roughly 55% of the 14.0 msf completed in 2024 remains
unoccupied.
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A post-boom hangover weighs on lease-up for large-
scale recent deliveries

Vacancy has climbed above 20% in several major markets, with much of the available space
concentrated in newly delivered projects lacking pre-leasing commitments. During the early
stages of the COVID-19 pandemic, record investment activity and a shortage of laboratory space
encouraged developers to launch millions of square feet of speculative construction that have
only recently been completed. In numerous cases, buildings have been delivered entirely vacant.
Since 2023, 34 life sciences buildings have been completed without securing a single tenant,
underscoring the scale of the current supply overhang.

One of the largest examples is IQHQ’s 800 Pacific Coast Highway in San Diego, a 782,430-
square-foot (sf) Class A laboratory building delivered without occupancy. Another example is
74M (74 Middlesex) in Somerville, MA, a 465,000-sf purpose-built life sciences development by
Greystar Real Estate Partners located just outside Cambridge. Delivered in the first quarter of
2025, the 15-story building remains completely vacant.

In some cases, projects have been abandoned, converted to alternative uses such as office or
residential, or deferred indefinitely. Meanwhile, select projects continue to achieve strong leasing
outcomes. One example is 10300 Campus Point Drive, a 427,000-sf building within Alexandria
Real Estate Equities’ Campus Pointe development in San Diego, which delivered in October 2025,
and is fully occupied by Bristol Myers Squibb.

Notable fully vacant recent life sciences deliveries

Address Market Size (SF) Developer Delivery date T E

market
800 Pacific Coast Highway San Diego 782,430 IQHQ Q12025 4
74 Middlesex Avenue Boston-Cambridge 465,000 Greystar Q12025 4
2 Harbor Street Boston-Cambridge 418,824 Millennium Partners Q32024 6
495 Columbia Street Boston-Cambridge 342,000 Cannon Hill Capital Partners Q3 2025 2
580 Dubuque Avenue San Francisco Bay Area 330,300 IQHQ Q2 2025 3
600 Addison Street San Francisco Bay Area 304,791 Beacon Capital Partners Q4 2024 5
601 Bancroft Street San Francisco Bay Area 234,034 Beacon Capital Partners Q4 2024 5
10 Prospect Street Boston-Cambridge 205,000 Magellan Development Group Q2 2024 7
4910 Headquarters Point San Diego 127,056 BioScience Property Investments Q2 2025 3
10251 Vista Sorrento Parkway San Diego 15,761 Trammell Crow Company Q2 2025 3

Source: Savills Research
As of February 2026
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Elevated vacancy today does not necessarily undermine the long-term strength of the life
sciences real estate sector. The industry continues to evolve as breakthroughs in mRNA
therapeutics, gene editing, cell and gene therapy and Al-driven drug discovery generate new
companies and research activity, supported by a deep talent pool anchored by leading
universities and research institutions. Public and private capital also remain available,
positioning the sector for future investment as market conditions stabilize. The current supply
overhang may ultimately benefit early-stage companies that previously struggled to access
space in highly competitive clusters such as Boston-Cambridge or South San Francisco, while
also allowing well-capitalized tenants to upgrade into newer, more advanced facilities at
favorable economics.
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