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Executive Summary

— Vacancy has increased significantly in the Life Sciences sector over the past few years, from a low of 7.4% in Q2 2022 to 20.3% as of Q12025.

— The total Life Sciences net asking rent continued to show weakness. Net asking rent decreased 0.5% Q-0-Q and dropped 3.7% Y-0-Y. Rents have been declining
since H2 2021.

— The overall Life Sciences top 12 markets recorded net absorption of negative 795,000 sq. ft. in Q1 2025. Construction remains elevated, with almost 3 MSF
delivered this quarter and roughly 12 MSF delivered over the trailing four quarters.

— Total stock among Life Sciences markets increased from 126.8 MSF to 175.9 MSF, a 39% increase in stock (49 MSF) since Q1 2020. Stock increases are mostly
clustered in major markets.

— Venture capital funding for Life Sciences companies increased by $261 million Q-0-Q but is down $1.2 billion Y-0-Y to $6.1 billion.

— Lab-related employment is expected to experience slow growth in 2025. In the next 5 years, we expect to see 1.5% Y-0-Y growth, notably less than the 3.4% growth
over the past five years.

*Life Sciences/Lab buildings are defined as properties either purpose built or substantially renovated for the primary purpose of scientific research, development, and experimentation. This inventory classification
is exclusive to those properties designed to accommodate ‘wet lab’ uses of physical research, development, and experimentation. This classification excludes those properties where the primary function is
pharmaceutical manufacturing. Owner-occupied buildings are also excluded from the series.
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Life Sciences stock and market coverage

— The overall Life Sciences “Total”
consists of the 12 largest U.S. markets by
square footage of tracked Life Sciences MSF
inventory. 60.0

Stock Comparison

— The 12 markets include Boston, San

Diego, Philadelphia, New Jersey, 200
Washington, D.C., Raleigh, San Francisco, 40.0
Seattle, Oakland, Houston, Los Angeles ’
and San Jose.

30.0

— Note that aggregated data from San
Diego and Washington, D.C. are sourced 20.0
directly from local CBRE Life Sciences
teams. For the other 10 markets, CBRE
EA aggregates building level details to
market level data.

10.0

— The “Total” Life Sciences stock of these
12 markets is roughly 176 MSF.

Source: CBRE Econometric Advisors, Q12025
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Absorption decreased this quarter; completions remain elevated

— The overall Life Sciences top 12 markets Net Absorption & Completions

recorded net absorption of negative MSF MSF
795,000 sq. ft. in Q1 2025, reverting to 10 - 18.00
negative territory. - 16.00
8
— The trailing four-quarter net absorption - 14.00
stands at 53,000 sq. ft , helped by Q2’s 6 - 12.00
and Q4’s positive net absorption. . 10.00
— Construction levels remain elevated, 4 - 8.00
with almost 3 MSF delivered this quarter 5 - 6.00
and roughly 12 MSF delivered over the L 400
trailing four quarters. 0 L 500
— Completions remain elevated but have L
: @
slowed from recent highs. L 2.00)
() - (4.00)
R R R F R EEE R R R R B R R R i
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mmm Net Absorption (MSF) mmm Completions (MSF)

= /4 Quarter Trailing Net Absorption (MSF, RHS) = 4 Quarter Trailing Completions (MSF, RHS)

Source: CBRE Econometric Advisors, Q12025
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Vacancy rate reaches new high

— The overall Life Sciences vacancy rate Vacancy and Availability Rate (%)
increased 1.8 percentage points Q-0-Q
to 20.3% in Q1 2025, marking a 5.4 30 - 6.00
percentage point increase from one L 500
year ago. 25
- 4.00
— Vacancy has increased more than 11 ’
percentage points from its low in mid- 20 I I - 300
2022. ‘ - 2.00
— This vacancy is due to the combination ® I L 100
of an unprecedented increase in supply I I
coupled with slowing Life Sciences 10 = = = -
demand caused by interest rate hikes - (1.00)
and a reversion to normal after a post- 5 L 200
pandemic boom period.
. . . 0 (3.00)
— Federal funding uncertainty is the e rpPlidddudogagassoaoneeradNagdogdeddads
newest weight on Life Sciences demand. ééég§§é8§§§é§§§§§§§8§§§§§§§§§§§§§§§§

mmm Vacancy Rate Change (Y-O-Y, RHS) - \/acancy Rate (%) = Availability Rate (%)

Source: CBRE Econometric Advisors, Q12025
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Asking rent continues to correct

— The Total Life Sciences net asking rent Net Asking Rent and Y-0-Y Asking Rent Growth
decreased 0.5% Q-0-Q and dropped

3.7% Y-0-Y. 80 - 40.0%
— Rent growth has been around 0% since 70
2024, much lower than the expansion - 30.0%
period from 2020 to mid-2022, when the 60
average Y-o-Y growth rate reached over 50 - 20.0%
18.0%.
40 - 10.0%

— Current lab net asking rents across
these 12 markets are $64.00/sf. 30

- 0.0%
— The declining rent growth over the past 20 \/\/ ~ N~

two years corresponds with increased

. - -10.0%
vacancy over that same period. 10

0 -20.0%
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S5 569008690000000008880c00o6038388c0c8888888o0
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—=Net Rent (§/sf, LHS) =—Y-0-Y Rent Growth

Source: CBRE Econometric Advisors, Q12025
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Lab space under construction continues to decline

— Nearly 42% of the 8 MSF currently
under construction or conversion is
preleased. This is the highest prelease
rate in nearly three years.

— This was the first quarter with less than
10 MSF under construction since the
development boom began in Q12020.

CBRE ECONOMETRIC ADVISORS

Labs Under Construction (MSF)

40
35 Raleigh-Durham
30 Washington, D.C.-Baltimore
25 Seattle
20 Denver-Boulder
New Jersey
15
Philadelphia
10 / San Diego
5 San Francisco Bay Area
Boston-Cambridge
0

Q12020 Q12021 Q12022 Q12023 Q12024 Q12025

Note: includes new development, conversions, speculative and build-to-suit projects.
Source: CBRE Research, Q12025.
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Bottom 3 markets contributed 1.4 MSF of negative absorption this quarter

— Six of the 12 markets showed positive
net absorption this quarter.

— The top three markets contributed
608,000 sq. ft. of positive absorption
this quarter, while the bottom three
contributed -1.4 MSF.

— Boston contributed 793,000 sq. ft. of
negative absorption. Without Boston,
this aggregate net absorption would
sum up to almost 0.

— Both Boston and San Diego had outsized
completions deliver in the past four
quarters, which contributed to the
negative net absorption.

9 CBRE ECONOMETRIC ADVISORS

Net Absorption and Completion (*1000 SF)
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Source: CBRE Econometric Advisors, Q12025
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Stock increases cluster in top markets

— Stock in San Diego, San Francisco, Stock Addition (* MSF)
Washington, D.C., Houston, Philadelphia
and Boston increased more than 30%
since 2020.

— Boston has added 13.6 MSF since 2020.

San Diego follows, with almost 12 MSF 12
added. These two markets together o
comprised more than half of overall
stock additions during that time.
— The top five markets (Boston, San Diego,
San Francisco, Washington, D.C. and
Philadelphia) together account for 86%
of total stock additions since 2020.
— Total stock among Life Sciences .
markets increased from 127 MSF to 176 .
: >+ o oo

o/ .
MSF’ a 39% increase in stock (49 MSF) Boston San Diego San Washington, Philadelphia New Jersey  Seattle Raleigh Oakland Houston Los Angeles San Jose
since Q1 2020. Francisco DC

16

14

(o]

»

~

N

B Stock Addition Since Q12020 @ Stock Addition Since Q12024

Source: CBRE Econometric Advisors, Q12025
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San Francisco remains the most vacant among these 12 markets

— San Francisco, Boston, San Diego and
Houston have vacancy rates above 20%.
Vacancy in Washington, D.C. and Los
Angeles is below 10%.

— Vacancy increased by more than 10
percentage points in the past two years
in San Francisco, San Diego, Boston and
Oakland.

— New Jersey and Los Angeles are the
only markets where the current quarter’s
vacancy rate remains lower than two
years ago.

— Total vacancy among Life Sciences
markets increased 10.9 percentage
points from 9.4% in Q12023 to 20.3% in
Q12025.

n CBRE ECONOMETRIC ADVISORS

Current Vacancy Rate Level Vs. 2 Years Ago
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Source: CBRE Econometric Advisors, Q12025
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Boston is the most expensive markets among the 12

— Boston is the most expensive major Net Asking Rent Level ($/SF) Now vs. Two Years Ago
market, quoting $90.07/sf.
, , 100 120
— The least expensive market is New %
Jersey, quoting $24.50/sf. 100
80

— Of the 12 markets tracked, only

Washington, D.C. and Houston saw rents 70 80
increase over the past two years. 60
— Total rents across Life Sciences markets 50 60
decreased 5.5% from $67.79/sf in Q1 40
2023 to $64.03/sf in Q1 2025. 30
20
10
0
Qo X
Q;°éo @"’\Q’

BQ12025 4 Q12023

Source: CBRE Econometric Advisors, Q12025
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Top 5 largest Life Sciences market performance over the past 5 years

Stock Index (2019Q2=100)
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Source: CBRE Econometric Advisors, Q12025
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VC funding drives Life Sciences expansions

— Venture capital funding for Life Sciences

companies increased by $261 million Q- %0 18
0-Q but decreased by $1.2 billion Y-0-Y a5 B}
to $6.1 billion.

$40 1%

— The four-quarter rolling sum line showed
funding peaked in 2022 and is gradually 535 12
returning to its pre-pandemic normal.

10
. . 30
— Net absorption follows the funding trend ¢ .
closely with a one to two quarters lag. 25
6
$20
4
$15
2
$10 o
$5 2
s -4

Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1
2020 2020 2020 2020 2021 2021 2021 2021 2022 2022 2022 2022 2023 2023 2023 2023 2024 2024 2024 2024 2025

e /,-Quarter Rolling Sum VC Funding (Billions of Dollars, LHS) e /4 Quarter Trailing Net Absorption (MSF, RHS)

Source: PitchBook, CBRE Research, CBRE Econometric Advisors, Q12025.
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Investors prefer mature
opportunities now

— 56% of annual venture capital funding was
invested in later-stage companies, showing
investors’ preference for mature
opportunities with better near-term
prospects. In contrast, between 2017 to 2022,
later stage investment comprised only 44%
of annual funding when investors were willing
to be more aggressive.

— Early-stage and seed funding have remained
reasonably stable. A more significant
pullback has occurred in angel investors and
grants for the most speculative companies.

US. LIFE SCIENCE OVERVIEW & OUTLOOK

Q3 2024 Annual U.S. Venture Capital Funding by Stage

Seed Round
4%

(2017-2022 Avg.

Share: 9%)
(2017-2022 Avg.

Share: 4%)

Early Stage VC
38%
(2017-2022 Avg.
Share: 42%)

Source: PitchBook, CBRE Research, Q4 2024.
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Life Sciences jobs grow faster than office-using jobs

Employment Growth: History Employment Growth: Forecast
15 2.0%
120 1.5% — \/——
115
1.0%
110
105 0.5%
100 0.0%
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-05%
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85 1.0%
80 15%
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Lab Jobs Office Using Jobs mmmm Difference e |_ab Jobs Growth YOY e Office Using Jobs Growth YOY

Source: CBRE Econometric Advisors, Q1 2025.

— In the past five years, lab jobs for the 12 markets, on average, grew 3.4% per year while office using employment grew 0.4% per year.

— In the next five years, lab jobs for the 12 markets are expected to grow slower than they have in previous years, at 1.5% per year. But that still outpaces office using

employment, which is expected to grow at just 0.6% per year. *Life Sciences/Lab jobs defined as NAICS codes 3254 and 3391.
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