LANDand BUILDINGS

UPDATE #1: THE WORK FROM HOME
HURRICANE HAS HIT LIFE SCIENCE OFFICES

Following the publication of our white paper The Work From Home Hurricane Has Hit Life

Science Offices on June 16, 2023, and after receiving numerous inquiries, Land & Buildings
Investment Management, LLC (“Land & Buildings”), is providing the following update, which
further supports our view of deteriorating fundamentals in the lab space sector.

Life science REIT Alexandria Real Estate Equities, Inc. (NYSE: ARE) (“ARE”, “Alexandria” or the
“Company”) owns and operates more than 40 million square feet of life science offices. Cell
phone geolocation data provided by Placer.ai has revealed, much to our surprise, that
attendance at Alexandria’s “same-store” properties (as we define as the ~70% of lab/office
operating assets that were developed or redeveloped prior to 2019) is down about 50% as
compared to before the pandemic, as we outlined in our prior white paper.

Specifically, investors have asked about the likely impact on occupancy and what’s
happening on the ground today. Real-time data on total available space for lease further
supports our thesis and concerns about the health of the life science office sector.

Land & Buildings’ analysis of ARE’s same-store properties reveals total available space for
lease rose from 9% at the end of 2021to 18% currently, according to CoStar data:

» Sublease space rose from 3% at the end of 2021to 9% currently

» Directspace available to lease rose from 6% at the end of 2021to 9% currently

Total Availability of Space in Alexandria’s Portfolio Has Surged to Nearly 18%
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KEY POINTS

Total available
space for lease in
Alexandria's
portfolio has risen
to 18% currently
from 9% at year-
end 2021

Secular and cyclical
headwinds
intensifying for life
science real estate
as employee
attendance halved,
substantial new
supply and a dearth
of capital

Alexandria shares
could decline 30 -
40% if valued like
peer coastal
office REITs, in
our view

Note: Based on total direct and sublet availability of space based on CoStar data for Alexandria’s operating lab/office properties that were
built or renovated prior to January 2019 to assess a same-store pool based on Company and CoStar disclosure. Total availability percentage
(direct and sublet) is defined as all space that is available for lease, regardless whether it is currently vacant, on the last day of each quarter
divided by existing inventory which is defined as the total square footage that has received a certificate of occupancy and able to be
occupied by tenants; Source: Land & Buildings, Company reports and CoStar.
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https://landandbuildings.com/wp-content/uploads/2023/06/LandB-Life-Science-Hurricane-June-2023.pdf
https://landandbuildings.com/wp-content/uploads/2023/06/LandB-Life-Science-Hurricane-June-2023.pdf
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Total available space in the same-store portfolio has increased in
all of Alexandria’s major markets, including Boston, San
Francisco, and San Diego — which together account for nearly
75% of Alexandria’s revenue:

» Total available space in ARE’s same-store portfolio in Boston
rose from 13% at the end of 2021to 21% currently

» Total available space in ARE’s same-store portfolio in San
Francisco rose from 11% at the end of 2021to 18% currently

» Total available space in ARE’s same-store portfolio in San
Diego rose from 3% at the end of 2021to 9% currently

The rapid rise in space available for lease since the end of 2021 is
likely the result of two factors:

» First, the race for a vaccine for COVID-19 had spillover effects
to the entire life science sector as money flooded into mature
companies and startups alike and these companies
scrambled to lease space in 2021in a tight market. Today that
capital is more scarce and substantial new development is
delivering into a much weaker market, in our view.

» Second, as we saw when we published our original white
paper The New York Office Market is Facing an Existential
Hurricane on the impact of work from home on traditional
office in May 2020, there is a lag in tenant behavior and
action as they evaluate the changing landscape, leases
expire, and tenants ultimately make real estate space
decisions.

We had postulated earlier this month that if Alexandria was
valued similarly to traditional coastal office REITs, which are now
facing the full impact of work from home on leasing
fundamentals, and more importantly financing, we believe
Alexandria could have 30-40% downside from the current share
price.!

The combination of a 50% decline in attendance as revealed by
the cell phone geolocation data we analyzed and the sharp
increase in space available to lease according to CoStar to nearly
18% suggests strong cyclical and secular headwinds will persist at
Alexandria for some time.

Publication Date: June 2023

TARE downside based on shares trading at a comparable valuation on implied cap rate and AFFO
multiple basis to coastal office REITs BXP, DEI, ESRT, HPP, KRC, PGRE, SLG and VNO. Implied cap

rates and AFFO multiples based on Green Street estimates.

Total Availability of Space in Alexandria’s
Largest Markets Rising Quickly
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Note: Based on total availability of space in Alexandria’s same-store properties as
defined on prior page in each respective market; Source: Land & Buildings,
Company reports and CoStar.
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Increased Meaningfully Across
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Note: Based on total availability of space in Alexandria’s same-store properties as
defined on prior page; Source: Land & Buildings, Company reports and CoStar.
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https://landandbuildings.com/wp-content/uploads/2020/05/LandB-NYC-Office-Facing-Existential-Hurricane-1.pdf
https://landandbuildings.com/wp-content/uploads/2020/05/LandB-NYC-Office-Facing-Existential-Hurricane-1.pdf
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Legal Disclosure

THIS WHITE PAPER IS FOR DISCUSSION AND INFORMATIONAL PURPOSES ONLY. THE VIEWS EXPRESSED HEREIN REPRESENT THE OPINIONS OF
LAND & BUILDINGS AS OF THE DATE HEREOF. LAND & BUILDINGS RESERVES THE RIGHT TO CHANGE OR MODIFY ANY OF ITS OPINIONS EXPRESSED
HEREIN AT ANY TIME AND FOR ANY REASON AND EXPRESSLY DISCLAIMS ANY OBLIGATION TO CORRECT, UPDATE OR REVISE THE INFORMATION
CONTAINED HEREIN OR TO OTHERWISE PROVIDE ANY ADDITIONAL MATERIALS.

THE INFORMATION CONTAINED HEREIN IS BASED ON PUBLICLY AVAILABLE INFORMATION, INCLUDING FILINGS MADE WITH THE SECURITIES AND
EXCHANGE COMMISSION (“SEC”) AND OTHER SOURCES, AS WELL AS LAND & BUILDINGS’ ANALYSIS OF SUCH PUBLICLY AVAILABLE INFORMATION.
LAND & BUILDINGS HAS RELIED UPON AND ASSUMED, WITHOUT INDEPENDENT VERIFICATION, THE ACCURACY AND COMPLETENESS OF ALL DATA
AND INFORMATION AVAILABLE FROM PUBLIC SOURCES, AND NO REPRSENTATION OR WARRANTY IS MADE THAT ANY SUCH DATA OR
INFORMATION IS ACCURATE. LAND & BUILDINGS RECOGNIZES THAT THE COMPANIES REFERENCED HEREIN, INCLUDING ALEXANDRIA, MAY
POSSESS CONFIDENTIAL OR OTHERWISE NON-PUBLIC INFORMATION THAT COULD LEAD THEM TO DISAGREE WITH LAND & BUILDINGS’ VIEWS
AND/OR CONCLUSIONS AND THAT COULD ALTER THE OPINIONS OF LAND & BUILDINGS WERE SUCH INFORMATION KNOWN. NO
REPRESENTATION, WARRANTY OR UNDERTAKING, EXPRESS OR IMPLIED, IS GIVEN AS TO THE RELIABILITY, ACCURACY, FAIRNESS OR
COMPLETENESS OF THE INFORMATION OR OPINIONS CONTAINED HEREIN, AND LAND & BUILDINGS AND EACH OF ITS DIRECTORS, OFFICERS,
EMPLOYEES, REPRESENTATIVES AND AGENTS EXPRESSLY DISCLAIM ANY LIABILITY WHICH MAY ARISE FROM THIS WHITE PAPER AND ANY ERRORS
CONTAINED HEREIN AND/OR OMISSIONS HEREFROM OR FROM ANY USE OF THE CONTENTS OF THIS WHITE PAPER.

EXCEPT FOR ANY HISTORICAL INFORMATION CONTAINED HEREIN, THE INFORMATION AND OPINIONS INCLUDED IN THIS WHITE PAPER
CONSTITUTE FORWARD-LOOKING STATEMENTS, INCLUDING ESTIMATES AND PROJECTIONS PREPARED WITH RESPECT TO, AMONG OTHER
THINGS, ANTICIPATED COMPANY PERFORMANCE, THE VALUE OF COMPANY SECURITIES, GENERAL ECONOMIC AND MARKET CONDITIONS AND
OTHER FUTURE EVENTS. YOU SHOULD BE AWARE THAT ALL FORWARD-LOOKING STATEMENTS, ESTIMATES AND PROJECTIONS ARE INHERENTLY
UNCERTAIN AND SUBJECT TO SIGNIFICANT ECONOMIC, COMPETITIVE, AND OTHER UNCERTAINTIES AND CONTINGENCIES AND HAVE BEEN
INCLUDED SOLELY FOR ILLUSTRATIVE PURPOSES. ACTUAL RESULTS MAY DIFFER MATERIALLY FROM THE INFORMATION CONTAINED HEREIN DUE
TO REASONS THAT MAY OR MAY NOT BE FORESEEABLE. THERE CAN BE NO ASSURANCE THAT ANY SECURITIES REFERENCED IN THIS WHITE PAPER,
INCLUDING ALEXANDRIA, WILL TRADE AT THE PRICES THAT MAY BE IMPLIED HEREIN, AND THERE CAN BE NO ASSURANCE THAT ANY OPINION OR
ASSUMPTION HEREIN IS, OR WILL BE PROVEN, CORRECT.

THIS WHITE PAPER AND ANY OPINIONS EXPRESSED HEREIN SHOULD IN NO WAY BE VIEWED AS ADVICE ON THE MERITS OF ANY DECISION WITH
RESPECT TO ANY OF THE COMPANIES OR SECURITIES REFERENCED HEREIN, INCLUDING ALEXANDRIA. THIS WHITE PAPER IS NOT (AND MAY NOT
BE CONSTRUED TO BE) LEGAL, TAX, INVESTMENT, FINANCIAL OR OTHER ADVICE. EACH RECIPIENT SHOULD CONSULT THEIR OWN LEGAL
COUNSEL AND TAX AND FINANCIAL ADVISERS AS TO LEGAL AND OTHER MATTERS CONCERNING THE INFORMATION CONTAINED HEREIN. THIS
WHITE PAPER DOES NOT PURPORT TO BE ALL-INCLUSIVE OR TO CONTAIN ALL OF THE INFORMATION THAT MAY BE RELEVANT TO AN EVALUATION
OF THE COMPANIES OR SECURITIES REFERENCED HEREIN, INCLUDING ALEXANDRIA, OR THE MATTERS DESCRIBED HEREIN.

THIS WHITE PAPER DOES NOT CONSTITUTE (AND MAY NOT BE CONSTRUED TO BE) A SOLICITATION OR OFFER BY LAND & BUILDINGS OR ANY OF
ITS DIRECTORS, OFFICERS, EMPLOYEES, REPRESENTATIVES OR AGENTS TO BUY OR SELL ANY SECURITIES REFERENCED HEREIN, INCLUDING
ALEXANDRIA, OR SECURITIES OF ANY OTHER PERSON IN ANY JURISDICTION OR AN OFFER TO SELL AN INTEREST IN FUNDS MANAGED BY LAND &
BUILDINGS. THIS WHITE PAPER DOES NOT CONSTITUTE FINANCIAL PROMOTION, INVESTMENT ADVICE OR AN INDUCEMENT OR
ENCOURAGEMENT TO PARTICIPATE IN ANY PRODUCT, OFFERING OR INVESTMENT OR TO ENTER INTO ANY AGREEMENT WITH THE RECIPIENT. NO
AGREEMENT, COMMITMENT, UNDERSTANDING OR OTHER LEGAL RELATIONSHIP EXISTS OR MAY BE DEEMED TO EXIST BETWEEN OR AMONG
LAND & BUILDINGS AND ANY OTHER PERSON, INCLUDING THE PARTIES AND INDIVIDUALS REFERENCED HEREIN, BY VIRTUE OF FURNISHING THIS
WHITE PAPER. NO REPRESENTATION OR WARRANTY IS MADE THAT LAND & BUILDINGS’ INVESTMENT PROCESSES OR INVESTMENT OBJECTIVES
WILL OR ARE LIKELY TO BE ACHIEVED OR SUCCESSFUL OR THAT LAND & BUILDINGS’ INVESTMENTS WILL MAKE ANY PROFIT OR WILL NOT SUSTAIN
LOSSES. PAST PERFORMANCE IS NOT INDICATIVE OF FUTURE RESULTS.

FUNDS MANAGED BY LAND & BUILDINGS CURRENTLY BENEFICIALLY OWN AND/OR HAVE AN ECONOMIC INTEREST IN AND MAY IN THE FUTURE
BENEFICIALLY OWN AND/OR HAVE AN ECONOMIC INTEREST IN, ALEXANDRIA SECURITIES AND HEALTHPEAK SECURITIES. LAND & BUILDINGS
INTENDS TO REVIEW ITS INVESTMENTS IN ALEXANDRIA AND HEALTHPEAK ON A CONTINUING BASIS AND DEPENDING UPON VARIOUS FACTORS,
INCLUDING WITHOUT LIMITATION, THEIR FINANCIAL POSITION AND STRATEGIC DIRECTION, THE OUTCOME OF ANY DISCUSSIONS WITH THEM,
OVERALL MARKET CONDITIONS, OTHER INVESTMENT OPPORTUNITIES AVAILABLE TO LAND & BUILDINGS, AND THE AVAILABILITY OF THEIR
SECURITIES AT PRICES THAT WOULD MAKE THE PURCHASE OR SALE OF SUCH SECURITIES DESIRABLE, LAND & BUILDINGS MAY FROM TIME TO TIME
(IN THE OPEN MARKET OR IN PRIVATE TRANSACTIONS) BUY, SELL, COVER, HEDGE OR OTHERWISE CHANGE THE FORM OR SUBSTANCE OF ANY OF
ITSINVESTMENTS TO ANY DEGREE IN ANY MANNER PERMITTED BY LAW AND EXPRESSLY DISCLAIMS ANY OBLIGATION TO NOTIFY OTHERS OF ANY
SUCH CHANGES. LAND & BUILDINGS ALSO RESERVES THE RIGHT TO TAKE ANY ACTIONS WITH RESPECT TO ITS INVESTMENTS AS IT MAY DEEM
APPROPRIATE.

LAND & BUILDINGS HAS NOT SOUGHT OR OBTAINED CONSENT FROM ANY THIRD PARTY TO USE ANY STATEMENTS OR INFORMATION CONTAINED
HEREIN. ANY SUCH STATEMENTS OR INFORMATION SHOULD NOT BE VIEWED AS INDICATING THE SUPPORT OF SUCH THIRD PARTY FOR THE
VIEWS EXPRESSED HEREIN. ALL TRADEMARKS AND TRADE NAMES USED HEREIN ARETHE EXCLUSIVE PROPERTY OF THEIR RESPECTIVE OWNERS.
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