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Boston Life Science Market Overview




Market Observations

@ Economy

— While the region’s labor market remains on relatively solid footing, with Boston
unemployment sitting well below the national average, the technology and life science
sectors are experiencing sustained layoffs.

— Over the last 10 years, the Greater Boston region has added more than 60,000 life
science jobs to local payrolls. This represents cumulative growth of 76.0%, which far
outpaced job growth in office-using employment. Since 2013, office-related jobs have
only expanded by 19.2%.

— Life science venture capital funding has slowed from the heady days surrounding the
pandemic, with $5.3 billion raised throughout Greater Boston through the third quarter
of 2023. That said, funding levels are on a par with 2019 volumes.

%‘é Major Transactions

— Leasing velocity improved slightly during the third quarter of 2023 in Greater Boston’s
life science market. That said, transactions over 75,000 SF were limited.

— Astellas Pharma agreed to lease two floors at 441 Morgan Ave. in DivcoWest’s
Cambridge Crossing development. This represents one of the largest transactions of
the quarter as well as the first tenant to lease space in the project.

— Voyager Therapeutics executed a lease to expand by roughly 61,000 SF at 75
Hayden Ave. in Lexington, while SalioGen Therapeutics is relocating to 10 Maguire
Rd., a laboratory conversion also in Lexington.

Leasing Market Fundamentals

— Leasing activity gained some momentum during the third quarter of 2023. Tenant
requirements have also fallen to 1.6 million SF as the market continues to stabilize
from pandemic-era hyper-growth.

— Seven new laboratory developments, mostly converted product, delivered during the
third quarter of 2023. As a result, Greater Boston’s inventory increased by another 1.3
million SF. While the pipeline remains robust, construction starts are normalizing.

— New supply, coupled with negative net absorption, resulted in a 380-basis-point
increase in metrowide laboratory vacancies over the quarter. Asking rents have fallen
in concert with rising vacancy, declining by 9.7% from the 2022 peak.

@ Outlook

— Both tenants and investors are going to be more risk averse, to the benefit of
established operators and life science nodes. Continued interest in assets located in
core submarkets will drive the narrative over the next several quarters.

— With record levels of new supply expected to deliver in the next 12 to 24 months,
Greater Boston’s laboratory fundamentals will remain challenged in the near term.

— The long-term outlook for Greater Boston’s life science sector remains bullish given
the region’s preeminence as a global technology and biotechnology hub.
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Metro Employment Trends Are Performing above the National Average

While the region’s labor market remains on relatively solid footing and the annual job growth rate has exceeded the national average, cracks are beginning to show amid
persistently high inflation and increasing interest rates. Unemployment in Boston remains below the national average, but the tech and biotech sectors are experiencing
sustained layoffs.

Unemployment Rate, Seasonally Adjusted Nonfarm Payroll Employment, Non-Seasonally Adjusted, 12-Month % Change
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Life Science Employment Growth Outpaces Office-Related Gains

Despite persistent layoffs within this sector, life science employment has expanded exponentially through the first quarter of 2023 within Greater Boston. Comparatively,
gains in office-using jobs have been rather mild during the same time period.

Life Science Employment and Office-Using Employment*
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*Office-using employment includes employment in the following industry sectors: Professional & Business Services, Financial Activities and Information.
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Venture Capital Funding Is Still Comparable to Long-Term Historic Averages

Year-to-date 2023, Greater Boston life science companies raised roughly $5.3 billion in venture capital funding. While this represents more than half of all capital raised in
the previous year, annual funding from 2004 to 2022 averaged $3.8 billion. Series A and Series B rounds continue to dominate funding, accounting for 65.0% of all capital

Greater Boston Historical VC Funding

raised through the third quarter of 2023.

Year-to-Date Greater Boston VC Funding by Series
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Source: Pitchbook, Newmark Research
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M&A Activity 1s Trending in Line with VC Funding
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Supply-Side Pressures Are Driving Vacancies Higher

Negative net absorption, coupled with the delivery of seven new laboratory properties, drove vacancies up by hundreds of basis points during the third quarter of 2023. In fact, the
percentage change in Greater Boston laboratory vacancies represents the greatest on record. With another 3.5 million SF of space slated to deliver by year’s end, 2023 will likely
boast the largest annual increase in inventory as well. While more than half of this space is pre-leased, fundamentals will remain pressured by new supply.

Historical Construction Deliveries, Net Absorption, and Vacancy
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Availability and Tenant Demand Are Diverging in the Laboratory Market

While sublet offerings continue to rise throughout Greater Boston, the direct availability rate recorded a 260-basis-point increase during the third quarter of 2023. Tenant demand for
laboratory space remains muted, declining slightly to roughly 1.6 million SF in September. Smaller laboratory users are most active, and the average requirement declined to about

31,000 SF. Many users are focused on Cambridge, West — Route 128 and the Urban Edge.

Available Space and Tenant Demand as Percent of Overall Market
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Sublease Space Far Outpaces Direct Availabilities in Cambridge

Both direct and sublease available space have been on the rise in the Cambridge laboratory market, with the latter ending the third quarter of 2023 at 10.8%. 2seventy bio, Synlogic
and Ragon Institute listed space on Cambridge’s sublet market in recent months. Following the mid-year 2022 peak, asking rents for Cambridge laboratory space have posted
moderate declines. That said, lease rates are still more than 40.0% above pre-pandemic levels.

Cambridge Availability Rates Cambridge Asking Rents, $/SF, NNN
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Purpose-Built Projects Continue to Dominate Laboratory Developments

While new construction starts have slowed considerably throughout Greater Boston’s laboratory market, ground-up development remains elevated above 11.0 million SF or 30.5% of
current inventory as of the third quarter of 2023. Deliveries will remain robust in the near term; however, new starts are beginning to wane due to the higher interest rate environment,

elevated construction costs and lower demand.

Purpose-Built Laboratory Under Construction and % of Inventory
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Recent Deliveries Have Been Robust, but Starts Are Normalizing
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Laboratory Rents Continue to Decline in Greater Boston

Outside of the heady days of 2020 and 2021, annual rent growth for laboratory space has been less than 10.0% throughout much of the last decade. In the third quarter of
2023, asking rents have reached their lowest level since year-end 2021, with year-over-year losses totaling 9.7%. Comparatively, Cambridge laboratory rents have
decreased by 7.0% from year-ago levels.

Laboratory Average Asking Rent, $/SF, NNN Year-over-Year Asking Rent Growth Rate
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Asking Rents for Laboratory Space Have Eased across All Asset Classes

Following four consecutive quarters of declines, asking rents are down nearly 10.0% from the peak reported a year ago. Overall lease rates have fallen below $90/SF for the first time
since early 2022. Rent losses in the Cambridge submarket appear to be moderating, with lease rates down just 0.6% over the third quarter of 2023. Pricing for sublease and direct
space is comparable, pointing to the competitiveness of move-in ready space among active tenants.

Class A and Class B Asking Rents, $/SF, NNN Sublease Rates, $/SF, NNN
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Leasing Activity Remains Subdued

Overall leasing activity in Greater Boston’s laboratory market gained some traction during the third quarter of 2023, with several mid-sized leases and expansions executed in recent
months.

Notable 2Q23 Lease Transactions

Tenant Building(s) Submarket Type Square Feet

Astellas Pharma 441 Morgan Avenue East Cambridge Direct Lease 63,000

Astellas plans to open a new life science facility at DivcoWest’'s Cambridge Crossing development. The transaction marks the first for the fifth building in the park, which is slated to deliver in 2024.

SalioGen Therapeutics 10 Maguire Road West — Route 128 Direct Lease 42,000

Following a $150 million Series B round in 2022, SalioGen will relocate to Revolution Labs in early 2024.

Source: Newmark Research
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Cambridge Market Overview
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Boston Market Overview
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Suburban Market Overview
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Submarket Overview
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For more information:

Liz Berthelette
Head of Northeast
Boston Research

elizabeth.berthelette@nmrk.com

Boston
225 Franklin St
Boston, MA

t 617-863-8090

New York Headquarters
125 Park Ave.
New York, NY 10017

t 212-372-2000

nmrk.com

Newmark has implemented a proprietary database and our tracking methodology has been revised. With this expansion and refinement in our data, there may be adjustments in historical statistics including availability, asking rents, absorption and effective rents. Newmark Research Reports are

available at nmrk.com/insights.

All information contained in this publication (other than that published by Newmark) is derived from third party sources. Newmark (i) has not independently verified the accuracy or completeness of any such information, (ii) does not make any warranties or representations, express or implied,
concerning the same and (iii) does not assume any liability or responsibility for errors, mistakes or inaccuracies of any such information. Further, the information set forth in this publication (i) may include certain forward-looking statements, and there can be no guarantee that they will come to pass, (ii)
is not intended to, nor does it contain sufficient information, to make any recommendations or decisions in relation to the information set forth therein and (jii) does not constitute or form part of, and should not be construed as, an offer to sell, or a solicitation of any offer to buy, or any recommendation
with respect to, any securities. Any decisions made by recipient should be based on recipient’'s own independent verification of any information set forth in this publication and in consultation with recipient’s own professional advisors. Any recipient of this publication may not, without the prior written
approval of Newmark, distribute, disseminate, publish, transmit, copy, broadcast, upload, download, or in any other way reproduce this publication or any of the information it contains with any third party. This publication is for informational purposes only and none of the content is intended to advise
or otherwise recommend a specific strategy. It is not to be relied upon in any way to predict market movement, investment in securities, transactions, investment strategies or any other matter. If you received this publication by mistake, please reply to this message and follow with its deletion, so that

Jacinto Lemarroy
Senior Data Analyst
Boston Research

jacinto.lemarroy@nmrk.com

Newmark can ensure such a mistake does not occur in the future.
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Connall Chamberlain
Research Analyst
Boston Research

connall.chamberlain@nmrk.com

Leslie Ruddy
Research Analyst
Boston Research

leslie.ruddy@nmrk.com
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