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CBRE’s inaugural Toronto Lab Market report presents an 
overview of the burgeoning lab real estate market in the region 
as well as the robust and growing levels of demand.

The laboratory real estate market in the Greater 
Toronto and Hamilton Area (GTHA) is a nascent 
one, but ballooning demand domestically and from 
abroad is attracting growing investor interest.  

In the past, a lack of investor participation in the GTHA lab real 
estate market had forced most tenants to use their own capital in 
order to expand their footprints in the region. This has resulted in an 
undersupplied market that is facing growing demand from both 
tenants and investors. 

Home to the Ontario Life Sciences Corridor, the band of territory 
stretching from Toronto to Hamilton that contains the province’s 
major hubs for research and innovation in health sciences, activity in 
the area’s life sciences sector has surged following the pandemic.

Combined with the success and growth of the lab sector seen in the 
U.S., investor demand has also grown as they come to better 
understand the nuances and associated costs with building and 
leasing highly sophisticated lab space. 

Key Findings:

– Lab vacancy in the GTHA is virtually nonexistent, at only 0.2% of 
the 12.3 million sq. ft. of inventory in the region

– Outside of the MaRS Discovery District and McMaster Innovation 
Park campuses, multi-tenant lab properties are scarce and 
account for only 2.3% of total inventory. 

– Lab inventory in the GTHA is concentrated in smaller sized 
facilities, which greatly limit the ability for tenants to expand or 
grow at scale. 

– There are over 3.5 million sq. ft. of active lab tenant requirements, 
but opportunities are incredibly limited with demand representing 
141 times the currently available lab space in the market.

– Construction costs for lab spaces can vary dramatically and 
depends on the suitability of conversion and the type of interior 
improvements. 
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Total inventory excludes laboratory space within hospitals and academic campuses.
Other municipalities include Whitchurch-Stouffville, Whitby, Pickering, Clarington, Aurora and Caledon. 
Source: CBRE Research, H1 2022.

Virtually nonexistent, only 
0.2% of lab space is vacant 
across the 12.3 MSF of 
inventory in the GTHA
‒ Outside of hospitals, universities and other 

institutional research facilities, vacant lab 
space is so scarce in the Greater Toronto and 
Hamilton Area that vacancy measures 0.2% as 
of H1 2022. 

‒ The majority of existing lab facilities are 
located within the City of Toronto, including 
North York and Etobicoke. This region 
accounts for 51.9% of total inventory.

‒ Mississauga is the city with the next most 
amount of lab space, making the combined 
Peel and York regions account for nearly 
another third of inventory. 

‒ The MaRS Discovery District (2.3 million sq. ft.) 
and McMaster Innovation Park (0.7 million sq. 
ft.) are two major campuses in the GTHA with 
dedicated lab space that make up significant 
portions of the Toronto and Hamilton 
inventory. 

FIGURE 1: GTHA Laboratory Inventory by City
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The GTHA boasts four 
main clusters of lab 
facilities, concentration 
expertise and talent
‒ The Ontario Life Sciences Corridor is the 

region where most of the life sciences research 
activity occurs in the province. It is most 
commonly defined as extending from 
Toronto’s Discovery District to Hamilton. 

‒ Along this corridor, four major clusters of lab 
facilities have emerged. As these local 
ecosystems mature, they are generating 
momentum and attracting more lab tenants to 
their areas. 

‒ For many occupiers, proximity to the highway 
is also critical for the receiving and 
distributing of materials as well as convenient 
access for employees.

Lab clusters:
‒ Discovery District: anchored by the 

University of Toronto, Toronto Metropolitan 
University, University Health Network (UHN), 
Unity Health, Mount Sinai, Sick Kids and home 
to MaRS.

‒ Pill Hill: a cluster of large pharmaceutical 
companies and related labs within close 
proximity to the University of Toronto 
Mississauga (UTM) campus.

‒ Sheridan Research Park: a 340-acre parcel of 
land in South Mississauga near the UTM 
campus with a focus on attracting science and 
technology companies.

‒ Hamilton: anchored by McMaster University, 
Mohawk College, Hamilton Health Sciences 
(HHS) and the McMaster Innovation Park 
(MIP).

FIGURE 2: GTHA Laboratory Inventory Map

Map excludes inventory in Newmarket, Whitby and Bowmanville.
Source: CBRE Research, H1 2022.
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Source: CBRE Research, H1 2022.

Vast majority of lab spaces 
are single tenant 
properties, with only two 
major multi-tenant options
‒ Most of the lab spaces in the GTHA are single 

tenant properties, totaling 9.1 million sq. ft. and 
representing 73.7% of the total inventory.

‒ Aside from the MaRS Discovery District and 
McMaster Innovation Park campuses, multi-
tenant lab properties are scarce in the GTHA. 
Currently, there is only 280,000 sq. ft. of multi-
tenant lab space, accounting for only 2.3% of 
total inventory in the GTHA.

‒ The predominance of single tenant lab 
inventory in the GTHA is the result of a lack of 
investor participation in the lab real estate 
market in Ontario. The shortage of true multi-
tenant lab properties has limited options of 
occupiers over the years, forcing them to buy 
or build their own facilities.

‒ Occupiers lacking the upfront capital and/or 
ability to wait for years before occupying have 
often been compelled to look to U.S. markets 
for available space.

FIGURE 3: GTHA Laboratory Inventory by Type
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Source: CBRE Research, H1 2022.

Lab inventory in the 
GTHA mostly consists of 
R&D and user-owned space
‒ Among single tenant lab properties, which 

make up the bulk of the GTHA inventory, just 
over half or 5.3 million sq. ft. are research & 
development (R&D) spaces with 3.9 million sq. 
ft. being good manufacturing practice (GMP) 
facilities. 

‒ Given the specialized nature of most GMP 
facilities, they largely exist within single tenant 
and user-owned properties in the GTHA.

‒ The ownership base of single tenant lab 
inventory in the GTHA is mostly user-owned, 
accounting for 80.4% of the inventory and 
indicative of the market’s emerging status.

‒ Multi-tenant space makes up just over a 
quarter of total inventory and is predominately 
R&D space located in the MaRS Discovery 
District and McMaster Innovation Park. 

FIGURE 4: GTHA Laboratory Inventory – Single Tenant Breakdown
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FIGURE 5: GTHA Laboratory Inventory – Multi-Tenant Breakdown
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Lack of investor 
participation forcing labs 
into smaller and less 
adaptable facilities
‒ Due to a lack of real estate investor 

participation, most occupiers have had to use 
their own capital to expand their footprints, 
resulting in most of the inventory being 
located in smaller facilities.

‒ As a result, around 70% of both R&D and GMP 
lab spaces are located within properties 
100,000 sq. ft. or smaller. 

‒ The concentration of lab space in smaller 
facilities greatly limits the ability for occupiers 
to expand and grow at scale. 

‒ For the larger facilities that do exist in the 
GTHA, most are occupied by pharmaceutical 
and biomanufacturers that had the contracts 
and revenues to fund the construction of their 
facilities.

FIGURE 6: Laboratory Inventory by Property Size



Occupier demand profiles and requirements 

Market Demand
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Lab demand exceeds 
currently available 
space by a factor of 

141x
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Source: CBRE Research, H1 2022.

3.5 MSF of lab demand 
exceeds currently available 
space by a factor of  141
‒ Across the currently active occupier 

requirements, there is over 3.5 million sq. ft. of 
lab demand in the GTHA as of H1 2022. 

‒ Over half of the current demand (1.9 million sq. 
ft.) is for R&D space with the remaining 
requirements (1.7 million sq. ft.) seeking a GMP 
facility for manufacturing. 

‒ With the low levels of lab vacancy in the GTHA 
(0.2%), opportunities are incredibly limited to 
meet current demand levels which represent 
141 times the amount of available lab space.

‒ Demand for lab space in the GTHA is led by 
the pharmaceutical industry, single-handedly 
accounting for 44.7% of total demand. 
Advanced technology, biotechnology and 
medical technology make up the next top 
industries in terms of occupier demand. 

FIGURE 7: Occupier Requirements by Type and Industry
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Source: CBRE Research, H1 2022.

FIGURE 8: Occupier Requirements by Top 5 Industry Subsets (Sq. Ft.)

FIGURE 9: Occupier Requirements by Lab Type (Millions Sq. Ft.)
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For industry subsets with occupier requirements totaling at least 10,000 sq. ft. in aggregate.
Source: CBRE Research, H1 2022.

Smaller size of most R&D 
requirements reveals the 
role and need for multi-
tenant facilities 
‒ Overall, R&D lab requirements are relatively 

small on average, with most occupiers seeking 
between 10,000 and 20,000 sq. ft. of lab space. 
These smaller requirements are best 
accommodated by multi-tenant facilities; 
however opportunities are limited given the 
scarcity of these kinds of properties in the 
GTHA.

‒ R&D occupier industries requiring significantly 
larger lab footprints come primarily from the 
energy, infectious diseases and incubator 
industry subsets. 

‒ GMP requirements are typically larger on 
average, with occupiers looking for space 
100,000 sq. ft. or larger in most cases.

FIGURE 10: Average Size of Occupier Requirements by Industry Subset (sq. ft.)
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R&D requirements 
typically smaller with 
shorter timeframes
‒ While aggregate occupier requirements are 

nearly level in terms of total sq. ft., R&D 
requirements greatly outnumber GMP demand 
in the GTHA. 

‒ Occupier requirements for R&D space are 
typically less than 20,000 sq. ft. with nearly all 
these requirements looking to occupy space 
within the next 18 months. 

‒ The driving force behind the immediacy of 
R&D requirements stems from early-stage 
firms needing to quickly deploy their venture 
capital funding to advance their research. 

‒ Conversely, GMP requirements are typically 
much larger, averaging around 100,000 sq. ft., 
and most have 2-to-3-year timeframes for 
occupancy given the lead times needed for 
their more specialized build-outs. 

FIGURE 11: Cumulative Occupier Requirements by Target Occupancy
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Source: CBRE Research, H1 2022.

Most occupiers have a 
location in mind, but many 
are forced to look outside 
their desired geography
‒ 58.2% of R&D and 64.7% of GMP occupiers in 

the market have a specific location within the 
GTHA that they are targeting for their space 
requirements. 

‒ Hamilton, in particular, is of strong interest 
among both R&D and GMP lab users. 

‒ However, a material portion of occupier 
requirements are also location agnostic and 
open to locating anywhere within the GTA or 
GTHA region. 

FIGURE 12: Occupier Requirements by Target Destination
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Factors that impact construction and overview of costs

Construction Costs & 
Development Pipeline
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Source: CBRE Research, H1 2022.

Wide range in construction 
costs depend on suitability 
of conversion and type of 
interior improvements
‒ Converting a space to lab use first entails an 

examination into the viability of the existing 
space. Base building, core & shell 
improvements can cost between $100 to $600 
per sq. ft. depending on the scope of work. 

‒ On the low end, typical improvements include 
supplementary HVAC and increased backup 
generator capacity. From there, costs can rise 
for additional power, upgraded freight 
capabilities, alterations to mechanical chases 
and other overhauls. 

‒ Following the base building infrastructure 
improvements, interior fit-out .costs can range 
from $100 to $850 per sq. ft. with dry labs on 
the low end and clean rooms being the most 
cost intensive. 

FIGURE 13: Laboratory Space Build-Out Costs (Based on 50:50 Office-to-Lab Ratio)
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Source: CBRE Research, H1 2022.

Navigating through lab 
typologies and their costs
‒ Dry lab/office: very similar to the traditional 

office space, where research activities can 
occur with standard finishes and 
electromechanical requirements. 

‒ Wet and chem labs: while both lab types 
share similarities from a casework and 
electromechanical perspective, they differ in 
terms of the containment and treatment of 
biological and chemical matter. Chem labs rely 
on chemical fume hoods (CFH) to exhaust 
contaminants and utilize fresh air. This 
infrastructure is very costly and also requires 
an adequate electricity supply. 

‒ Clean rooms: have very defined and technical 
requirements vis-à-vis their construction. As 
such, there is a significant leap in costs that is 
driven by creating a seal from exterior 
elements, pressurization and infrastructure 
planning within wall system panels and ceiling 
plenums. 

‒ It is important to note that the per sq. ft. costs 
for interior lab fit-outs are only applied to the 
specific zones where the respective lab 
activities occur. 

FIGURE 14: Laboratory Space Build-Out Costs Example

Conversion Work Cost Per Sq. Ft. Total Cost

Base Building
+ supplementary HVAC
+ backup and additional power
+ shipping/receiving & freight elevator 

alterations

$350 $5,250,000

Dry Lab/Office
+ office fit-out (reception, kitchen, meeting

rooms)
+ climate-controlled storage
+ benching

$150 $1,125,000

Wet Lab
+ plumbing upgrades & glassware washer
+ biosafety cabinets
+ laboratory casework
+ freezer rooms

$275 $2,062,500

$8,437,500

Overall Cost Per Sq. Ft. = $562.50

Example 
Assumptions:

Total Size:

15,000 sq. ft.

Dry Lab/Office (50%):

7,500 sq. ft.

Wet Lab (50%):

7,500 sq. ft.
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A well-planned laboratory project requires profound and 
intelligent coordination between the base building offering and 
the occupier’s tenant improvement programme. Clearly defined 
language in the lease work letter is imperative to ensure scope, 
cost and responsibility is respected by all parties with a stake in 
the project. 

Stylianos Manios
Director, Project Management Services
Investor and Landlord Services

Key Project Considerations
‒ Construction timelines have been extended 

due to supply chain issues, culminating in 
delivery taking somewhere in the 18 to 24 
month range.

‒ Costs have historically been fully covered by 
the tenants, but investor sentiment has been 
slowly evolving due to growing confidence in 
the leasing market for lab space.

‒ The new real estate investor standard for lab-
ready core & shell space seems to range 
between $100 - $200 per sq. ft. in allowances. 

‒ Creative construction procurement models are 
required to hedge against the current inflated 
pricing environment.

‒ Proactive value engineering should be initiated 
at the planning stage and not during the post-
tender stage.

‒ Occupiers need to factor in sufficient lead time 
to adequately coordinate electromechanical 
components into the overall design.

‒ Occupiers should look to pre-purchase as 
much of their equipment and material as 
possible.
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Omnia Bio Building B 
MIP

120,000 sq. ft.
Q3 2023

Sheridan Innovation Centre 
Mississauga

Up to 160,000 sq. ft.
Q4 2023

TBC Downtown Conversion
Toronto

119,000 sq. ft.
Q4 2023

700 University Avenue 
Toronto

187,000 sq. ft.
2025 (Pending preleasing)

Notable Projects:  Pre- or Under Construction

Notable Projects:  Planned Builds

Name

Size
Target Delivery

Name

Size
Target Delivery

CONFIDENTIAL

Square One District 
Phase 2

235,000 sq. ft.
2026 (Pending preleasing)

Schwartz-Reisman Innovation Campus 
Phase 2

400,000 sq. ft.
2027
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Glossary
Inventory: The specific set and square-footage of known, operating 
and existing laboratory buildings (including lab space, lab-capable 
space and lab manufacturing facilities). Buildings are only considered 
inventory when the majority of the property is dedicated for research or 
bio-manufacturing purposes. 

Occupier Requirements: The number and required square-footage of 
occupiers who are actively looking, or made it known that they will be 
actively looking for laboratory-related space to lease or purchase. 
Excludes demand from academia or hospital institutions. 

Inventory Types

Research & Development (R&D): A facility with the main purpose of 
innovating or improving new services or products, including analytics 
labs. Typically staffed by engineers, scientists and/or technicians. 

Good Manufacturing Practice (GMP): Bio-manufacturing facilities that 
follow good manufacturing practice guidelines. Enforced by Health 
Canada, GMP regulations require a quality approach to manufacturing.

Lab Types

Dry Lab/Office: Labs that are very similar to the traditional office 
space, where research activities can occur with standard finishes and 
electromechanical requirements.

Wet Lab: Labs designed to handle various types of chemicals or “wet” 
hazardous materials, with an emphasis on controlling and avoiding 

spillage or contamination. 

Chem Lab: Similar to a wet lab but with stricter controls on the 
containment and treatment of biological and chemical matter. Chem 
labs rely on chemical fume hoods (CFH) to exhaust contaminants and 
utilize fresh air. 

Clean Room: Labs with very defined and technical construction 
requirements driven by the need to create a seal from exterior 
elements, typically for manufacturing purposes. 

Industry Groupings

Pharmaceuticals: Companies that discover, develop, produce or 
market drugs or vaccines for medical use. For the purposes of this 
report, pharmaceutical suppliers with lab requirements are also 
included in this grouping. 

Advanced Technology: A broad range of companies that utilize, 
develop or manufacture modern equipment, processes or materials.  

Biotechnology: Companies that utilize living organisms and their 
derivatives to produce products and/or processes. For the purposes of 
this report, incubators and contract development & manufacturing 
organizations (CDMO’s) are also included in this grouping. 

Medical Technology: Companies that utilize modern technologies or 
processes specifically in the healthcare sector. 
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This disclaimer shall apply to CBRE Limited, Real Estate Brokerage, and to all other divisions of the Corporation; to include all employees and independent contractors ("CBRE"). All references to CBRE Limited herein shall be deemed to include CBRE, Inc. The information set out herein,
including, without limitation, any projections, images, opinions, assumptions and estimates obtained from third parties (the "Information") has not been verified by CBRE, and CBRE does not represent, warrant or guarantee the accuracy, correctness and completeness of the Information.
CBRE does not accept or assume any responsibility or liability, direct or consequential, for the Information or the recipient's reliance upon the Information. The recipient of the Information should take such steps as the recipient may deem necessary to verify the Information prior to
placing any reliance upon the Information. The Information may change and any property described in the Information may be withdrawn from the market at any time without notice or obligation to the recipient from CBRE. CBRE and the CBRE logo are the service marks of CBRE Limited
and/or its affiliated or related companies in other countries. All other marks displayed on this document are the property of their respective owners. All Rights Reserved.
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