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Wasatch Front Office Market

Overviews for Salt Lake, Davis, Weber and Utah Counties and the Tech
Corridor Region




Market Observations

@ Economy Leasing Market Fundamentals

— The Wasatch Front labor market remains strong, with a 2.6% unemployment rate in — Net absorption losses slowed in recent quarters in both Salt Lake and Utah Counties
November 2023. This is lower than the U.S. average of 3.5%. but are expected to increase in 2024.

— Other services led local employment sectors in job gains over the past 12 months. — Under-construction space has trended down sharply since 2019, when a record high
Shifts in consumer spending from goods to services is one factor. 3.7 MSF for the Wasatch Front was underway. Hybrid work models and rising sublet

— Overall office employment is holding strong with no annual job losses across all availability are factors.

Wasatch Front counties. The Ogden-Clearfield and Salt Lake City MSAs had the — Davis and Weber Counties are seeing growth in rents, construction and occupancy,
largest overall job gains. The Provo-Orem MSA experienced some job losses in buoyed by activity around Hill Air Force Base and traditional office users that do not
industrial-using sectors with minimal gains in office-using sectors as the county want hybrid work models.

stabilizes from job losses from tech and industrial users. — Softening market conditions are strongest in the Tech Corridor, based on ongoing

volatility amid its namesake occupiers and their preference for hybrid work models.

M Major Transactions @ Outlook

— New direct leases dominated the Northern Wasatch Front office market while — Uncertainty reigns in the macroeconomic outlook. Occupiers and investors alike will
subleases and lease renewals were prevalent in Salt Lake and Utah Counties. approach deals with greater caution as a result, which will impact leasing and sales
— Tenants continued to look outside of Downtown Salt Lake City and ventured into other activity.
pockets of Salt Lake County that house quality Class A product, such as Cottonwood — Market vacancy will increase further as lease expirations occur and tenants continue
and Draper, to secure top-tier space at lower rental rates. the trend of renewing and/or leasing at smaller footprints. Sublet vacancy is expected

to slowly transition to direct vacancy as expirations approach and lowered demand

— Office sales were limited to owner-user property or condo sales throughout most of o
keeps space on market for longer than the historical average.

2023 with most investment sales concentrated in the medical segment. One of the
first Class A traditional office transactions occurred with the Alturas Capital Partners — Ever-softening leasing conditions in the quarters ahead will pressure landlords to offer
purchase of Sandy Commerce Park. more free rent and concessions. This is especially true for sub-trophy buildings.
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Economy




Wasatch Front Labor Market Remains Robust in 2023 End

Local unemployment has historically remained significantly lower than the national average, a trend that holds true pre- and post-COVID-19. At the end of November 2023, Wasatch
Front unemployment was 110 basis points lower than the national rate. Local job growth across all sectors exceeded the national average for most of 2023, but ended on par with
1.9% in annual gains relative to 1.8% growth for the U.S.

Unemployment Rate, Not Seasonally Adjusted Nonfarm Payroll Employment, Non-Seasonally Adjusted, 12-Month % Change
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Source: U.S. Bureau of Labor Statistics
*Wasatch Front Combined MSAs include: Salt Lake City MSA, Provo-Orem MSA and Ogden-Clearfield MSA
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Local Job Growth Driven by Demand for Services Over Goods

As consumer spending shifted from goods to services throughout 2023, service industries were buoyed as goods-focused industries experienced marginal losses in employment

across all Wasatch Front metros.

Wasatch Front Employment by Industry, November 2023
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Source: U.S. Bureau of Labor Statistics

*Wasatch Front Combined MSAs include: Salt Lake City MSA, Provo-Orem MSA and Ogden-Clearfield MSA

Wasatch Front Employment Growth by Industry, 12-Month % Change, November 2023
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Overall Office-Using Employment Stronger Than Ever

Bucking the national trend, Wasatch Front office-using jobs only saw a small dip at the start of the pandemic and have grown to the highest levels the region has experienced in the
following quarters. Job growth for office occupiers has slowed but remains unimpeded with all office-using industry sectors experience positive annual job growth as of the end of 2023.

Office-Using Employment* and Unemployment Across All Industries
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Source: U.S. Bureau of Labor Statistics

Wasatch Front Combined MSAs include: Salt Lake City MSA, Provo-Orem MSA and Ogden-Clearfield MSA

Note: November 2023 data is preliminary.

*Office-using employment includes employment in the following industry sectors: Professional & Business Services, Financial Activities and Information.
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Utah County Employment Struggles Compared to Rest of Wasatch Front

Please reach out to your
Newmark business contact for this information
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Population Has Increased Almost Three Times Over the Past Five Decades

Please reach out to your
Newmark business contact for this information
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Salt Lake City Market Fundamentals




Salt Lake County Office Submarket Map and High-Level Statistics — 4Q23

Please reach out to your
Newmark business contact for this information
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Vacancy Rises as Construction Deliveries Outpace Net Absorption

The total vacancy rate increased to 16.5% during the fourth quarter of 2023, up 70 basis points from the end of 2022. Vacancy has been above the Metro’s 15-year average of 11.6%
since 2020. Construction deliveries are slowing, mirroring the low inventory growth experienced in the GFC. Smaller office footprints in both new and renewal deals, coupled with

lowered construction starts and deliveries, are expected to keep net absorption dampened in 2024 and 2025.

Historical Construction Deliveries, Net Absorption, and Vacancy
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Leasing Activity at Lowest Volume Since 2012

Leasing activity in 2023 is the lowest the market has experienced since 2012 with the fourth quarter falling short of hopes of a strong year-end finish. Ongoing space reductions, a
cloudy economic outlook and the higher cost of capital are all factors. Leasing volume in proportion to the overall office inventory was highest in the Cottonwood (9.3%), Draper Tech
Corridor (8.3%) and Southwest (5.8%) submarkets.

Total Leasing Activity (MSF)
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Source: Newmark Research
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Availability Continues to Increase, Shift From Sublet to Direct Starting

Tenants are generally using less space, which has led to upticks in sublease and direct availability since the onset of the pandemic. Sublease availability sits at 4.3%, 150 basis points
higher than the five-year average of 2.8%. Numerous upcoming lease expirations in 2024 and 2025, coupled with the overall trend of reduced renewal or relocation footprints, will
contribute to vacancy increases, especially for direct space as current subleases on the market expire.

Availability Breakdown
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Office Deliveries Outpace New Construction Starts 1n 2023

Under-construction activity climbed to a record high in 2020 and has been trending down since. Today’s new construction starts largely consist of built-to-suit or owner-occupied
projects as speculative builders turn to better-performing product types, such as industrial and multifamily, for now. Office deliveries for the Metro totaled 356,924 SF while construction

starts only hit 205,252 SF, further illustrating developer mindset for measured office growth within the Metro.

Office Under Construction and % of Inventory
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Asking Rents Up Marginally; 2023 Growth Lower than Metro Average

Despite rising vacancy, overall asking rates increased throughout 2023 and hit a new record high of $26.88/SF. Velocity-wise, rent growth has slowed to 0.7% year-over-year, 170
basis points lower than the 15-year’s average of 2.4%. Fewer office deliveries (with high asking rents), paired with rising vacancy in 2024, will cause rent growth to stagnate in the
coming quarters.

Office Average Asking Rent, $/SF/Year, FS Year-over-Year Asking Rent Growth Rate
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Rate Delta Between Direct and Sublet Trending Down for Now

The rent delta between direct and sublet space has narrowed in recent quarters, stabilizing near $2.20/SF for 2023. The rent spread is expected to widen again as two differing factors
face off against one another: many subleases are nearing expiration dates and will return to direct space where landlords will likely price the spaces at higher direct asking rates. The
other factor is that sublessors have more flexibility to push for lower rates in attempts to offload costs. The friction between sublessors and lessors portends rate spread stabilization as
both work to attract users in a market experiencing higher vacancy and lowered demand for large blocks of space.

Class A and Class B Asking Rents Sublease Asking Rates
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Leasing Activity Focused on Southern Salt Lake County

Overall leasing pushed south in the fourth quarter of 2023 as existing tenants recommitted to space for some larger short-term renewals as companies continue to reconfigure office
footprints in the wake of more hybrid work models. Most deals signed this quarter were 10,000 SF or less, making up 75.0% of all transactions within the Metro.

Notable 4QQ23 Lease Transactions

Tenant Building(s) Submarket Type Square Feet

TruHearing, Inc Vista Station 4 Draper Tech Corridor Lease Renewal 48,053
TruHearing renewed for a short-term lease.

State of Utah 5272 S. College Dr. Central Valley Direct Lease 45,305
After a recent sale earlier in the year to a new investor, the entire building was leased.

Lifewave Minuteman 6 Draper Tech Corridor Direct Lease 26,123
Minuteman 6, a 125,000-SF building in the Draper Tech Corridor that recently delivered in 2023, welcomed new tenant, Lifewave for a full-floor lease.

Village Capital & Investment Minuteman 3 Draper Tech Corridor Lease Renewal 19,063
Minuteman Office Park retained another tenant for a short-term lease renewal.

Swapp Law Sandy 100 Southtowne Lease Renewal 19,052

Source: Newmark Research
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Salt Lake County Office Submarket Statistics — 4Q23 (Page 1 of 2)

Please reach out to your
Newmark business contact for this information
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Salt Lake County Office Submarket Statistics Cont. —4Q23 (Page 2 of 2)

Please reach out to your
Newmark business contact for this information
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4Q23

Davis and Weber Counties Market
Fundamentals




Davis and Weber Counties Office Map and High-Level Statistics — 4Q23

Please reach out to your
Newmark business contact for this information
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Office Vacancy in Davis and Weber Counties Lowest Across the Wasatch Front

Total vacancy is down 190 basis points since 2022 and sits well below the 15-year average of 11.7%. Strong employment from Hill Air Force Base, coupled with moderate office
development, are key factors. While lowered vacancy is welcome, it has pushed some tenants to look elsewhere due to a lack of available Class A product. Recent office development

announcements illustrate the desire to build and expand within the market and will bring much-needed trophy space.

Historical Construction Deliveries, Net Absorption, and Vacancy
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Davis and Weber Asking Rate Gap Closes

With little sublease space on the market (unlike other areas of the Wasatch Front), lowered overall vacancy and higher new lease activity, landlords have more sticking power in

remaining bullish on their asking rates. Fewer Class A options in Davis County compared with Weber County closed the asking rate gap between the two counties in the second half of
2023. Combined leasing activity of both counties is down slightly by 1.7% year-over-year.

Davis and Weber Counties Asking Rents Total Leasing Activity
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New Leases Take the Forefront

Tenants made strong moves to sign new leases throughout Davis and Weber Counties in 2023, a testament to the strong fundamentals the office market has in attracting office users
to the northern portion of the Wasatch Front.

Notable 2023 Transactions

Tenant Building(s) City Type Square Feet

Management & Training Corporation Centerville Marketplace Business Park 1 Centerville Direct Lease 58,213
Management & Training Corporation took space on the 1st, 3 and 5% floors.

Confidential 1640 E. Highway 193 Layton Direct Lease 43,599
A confidential tenant signed a lease to occupy the Layton Grandview office development and the project should break ground soon.

BAE Systems Technology Solutions & Services 6010 Wardleigh Rd. Clearfield Renewal 39,743
Falcon Hill at the Hill Air Force Base retained BAE Systems Technology Solutions & Services as a tenant for another lease term.

Confidential lomega Building 6 Roy Direct Lease 36,130
A confidential tenant leased the entire building.

VirnetX Station Park E Farmington Direct Lease 28,970

Cybersecurity company, VirnetX, took the second floor of the mixed-use development.

Source: Newmark Research
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4Q23

Utah County Market Fundamentals




Utah County Office Map and High-Level Statistics — 4Q23

Please reach out to your
Newmark business contact for this information




Small Occupancy Contraction as Vacancy Remains Stable Since 2021

Total vacancy reached parity with the 15-year average (13.2%) at the end of 2022 but has since increased to 14.3%. The gradual rise is from large block direct and sublet vacancies in
the northern portion of the county. With few construction starts and deliveries, vacancy gains will moderate in the coming quarters with a shift from sublet to direct vacancy expected as

sublease expiration dates approach.

Historical Construction Deliveries, Net Absorption, and Vacancy
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Asking Rents Lower; Sublease Transaction Volume Dampened

Despite high construction in recent years, average asking rates have not increased significantly. Much of this is from landlords of existing product willing to lower rents to vie for
business. Direct asking rents are now trending down as more space enters the market across all class types. Leasing activity is still dampened compared to 2021 and 2022, with
sublease leasing volume down 52.6% year-over-year.

Class A and Class B Asking Rents Transaction Leasing Volume Overview
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Leasing in Northern Utah County Dominates Transaction Activity

Despite being hit heavily with increased vacancy in both direct and sublet space, the northern portion of the county remains very active.

Notable 2023 Lease Transactions

Tenant Building(s) City Type Square Feet

Pattern Inc Innovation Pointe 3 Lehi Sublease/Expansion 90,890
In two separate deals throughout the year, Pattern took 60,928 SF and then added an additional 29,962 SF for a total footprint of 90,890 SF.

Foundever University Place Orem Renewal 63,247
University Place kept Foundever as a large tenant in for another term for a total of 63,247 SF.

Smith Health Lehi Block 1 Lehi Sublease 30,965
Smith Health, a pharmacy benefits manager company, took over a portion of the Weave sublease at Lehi Block.

Gabb Wireless Thanksgiving Station 3 Lehi Direct New 30,344
Utah-based company, Gabb Wireless, leased the fifth floor of Thanksgiving Station 3 in Lehi.

Avetta Traverse Ridge Center 3 Lehi Direct New 27,718

Supply chain management solutions company, Avetta, leased 27,718 SF in Lehi’s Traverse Ridge Center.

Source: Newmark Research
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Tech Corridor Market Fundamentals




Tech Corridor Office Map and High-Level Statistics — 4Q23

Please reach out to your
Newmark business contact for this information




Dwindling Construction and Occupancy Losses Contribute to Heightened Vacancy

Total vacancy increased by 270 basis points from the fourth quarter of 2022 to the fourth quarter of 2023, with 180,716 SF of new product delivered during that period. Tenants
returned 239,182 SF over the year. With sublease vacancy (8.7%) continuing to outpace direct vacancy (8.1%) within the region, developers have halted new construction starts as

they wait to see how space is absorbed and its subsequent impact on rents.

Historical Construction Deliveries, Net Absorption, and Vacancy
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Direct and Sublet Asking Rates Converge

Sublease asking rents ($26.32/SF) were slightly higher than those for direct space this quarter due to a recent influx of Class A sublease space coming to market. Leasing activity is
still dampened compared to 2021 and 2022, with renewal transaction volume at 40.0% this quarter as companies recommit to space for the time being.

Direct and Sublet Asking Rents Transaction Leasing Volume Overview
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2023 Tech Corridor Transactions

The top deals of the region illustrate a diversity in transaction types that occurred throughout the year.

Notable 2023 Transactions

Tenant/Buyer Building(s) City Type Square Feet

Alturas Capital Partners Sandy Commerce Park Sandy Investment Sale 120,958
Idaho-based investment company, Alturas Capital Partners, purchased Sandy Commerce Park from Nuveen.

Pattern Inc Innovation Pointe 3 Lehi Sublease/Expansion 90,890
In two separate deals throughout the year, Pattern took 60,928 SF and then added an additional 29,962 SF for a total footprint of 90,890 SF.

TruHearing Vista Station 4 Draper Renewal 48,053
The tenant signed a short-term renewal.

Smith Health Lehi Block 1 Lehi Sublease 30,965
Smith Health, a pharmacy benefits manager company, took over a portion of the Weave sublease at Lehi Block.

Gabb Wireless Thanksgiving Station 3 Lehi Direct New 30,344

Utah-based company, Gabb Wireless, leased the building’s fifth floor.

Source: Newmark Research
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Utah Capital Markets Overview




Price-Weighted Average Cap Rates Up Across All Product Types

Please reach out to your
Newmark business contact for this information
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Industrial Transaction Volume Dominates 2023

Please reach out to your
Newmark business contact for this information




2023 Utah Capital Markets Transactions

Overall sales activity was slow throughout 2023, with fewer sale-offerings and closings compared to previous years. The Fed’s anticipated interest rate cuts throughout 2024 will likely
increase property sales volume. That, as well as more distressed or bank-owned assets entering the market.

Select 2023 Transactions

Building(s) City Type Closing Quarter Square Feet

[-215 Logistics Center Buildings C & D  Salt Lake City Industrial Q4 2023 478,239

Hamilton Partners sold buildings C & D in the 1-215 Logistics Center in a portfolio sale totaling 478,239 SF.

Brennan Raceway Commerce Center

Buildings A & B West Valley City Industrial Q2 2023 397,894

Westcore purchased Buildings A & B in a forward sale for a total of 397,894 SF.

Sandy Commerce Park Sandy Office Q4 2023 120,958
Idaho-based investment company, Alturas Capital Partners, purchased Sandy Commerce Park from Nuveen.

Highbury Centre West Valley City Retail Q3 2023 119,366
X Development purchased Highbury Centre in West Valley City from the Gardner Company.

Downtown 360 Apartments Salt Lake City Multifamily Q1 2023 117,698

Redhill Realty Investors sold the Downtown 360 Apartments to Hill Street Reallty.

Source: Newmark Research
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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 (iii) 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
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