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Market Observations: What We Know

Net Absorption

Greater Boston Class A assets posted
positive net absorption for the second
straight quarter, while Class B assets
logged an 11t consecutive quarter of
negative net absorption.

Tenant Demand

Across the region, TAMI tenants
now account for a comparatively
higher percentage of active office
requirements than recent history,
ending the first quarter at 27.8% of
total demand.

Development

New office construction has fallen
to a 15-year low in Greater
Boston. Diminishing supply risk
will aid in the region’s office
market recovery.

Source: Newmark Research

Fundamentals in both Urban
and Suburban markets have
pushed many owners toward
residential conversions, while
other landlords are instead
repositioning assets into
industrial, R&D or flex space.

Asking Rents

Occupiers continue to
contend with elevated pricing.
Average asking rents across
the region were flat over the
quarter, but up 2.1% year-
over-year.

Capital Markets

Capital markets activity is
showing renewed momentum,
with a growing number of
owner-user acquisitions and
lender-facilitated transactions
coming to market.
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Market Observations: What We Expect

We’'re still in the early days of Al’'s
impact on the built world. However,
implications for labor markets,
workplace strategy and office
demand are already starting to
materialize and will continue to
evolve.

Investor sentiment toward the
office sector is expected to
continue improving

as price discovery becomes
clearer, though reduced
valuations, workouts and
lender-facilitated sales are likely to
remain commonplace.

ARTIFICIAL
INTELLIGENCE

o

CAPITAL MARKETS
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STABILIZATION

FLIGHT-TO-
QUALITY

While many key indicators have
likely bottomed for this cycle,
stabilization will characterize
Greater Boston office
fundamentals in the near term.

This cycle’s flight-to-quality is being
driven by a top-down recovery, with
new construction, trophy towers
and “view space” outperforming
from a demand standpoint. These
trends are expected to persist in the
near-term outlook.

Source: Newmark Research
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Business Confidence Fluctuates in Early 2026

The Associated Industries of Massachusetts (AIM) Business Confidence Index surpassed neutral territory in February 2026 before reverting to below neutral on its latest reading in March.
This is due to the escalation of the military conflict in the Middle East and in lieu of greater macroeconomic clarity; business confidence will likely remain muted.

Business Confidence Index (BCI)
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Public Transit Ridership Appears to Have Reached Equilibrium

Despite year-over-year increases in ridership for both the commuter rail and subway systems, gains in average weekday ridership have leveled off following the swifter post-2020 recovery.

However, usage across the region’s public transit system has continued to improve, indicating ongoing growth across transit modes. The upcoming 2026 World Cup matches scheduled for
June at Boston Stadium are expected to significantly increase transit demand this summer, which, in turn, will impact daily commuting patterns across the region.
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Boston Labor Market Remains Stable as Office Sector Strengths

Please reach out to your

Newmark business contact for this information
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Source: Moody’s Analytics, BLS, Newmark Research December 2025



Boston Unemployment Steady Amid Layoffs

Please reach out to your

Newmark business contact for this information
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Office-Using Sectors Steady Amid Consumer Headwinds

Employment by industry remains steady, with little change across the three maijor office-using sectors. Professional and Business Services increased slightly in December 2025, though it
declined year-over-year. Both Information and Financial Activities have posted year-over-year gains, supporting continued growth among office-based sectors. Meanwhile, Leisure and
Hospitality continues to lag, underscoring persistent challenges for consumer-facing industries and restraining broader employment gains.

Employment by Industry, December 2025 Employment Growth by Industry, 12-Month % Change, December 2025
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Economic Headwinds... or Status Quo?

Please reach out to your

Newmark business contact for this information
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Vacancy Pushes to a New Peak as Leasing Activity Holds Steady

Greater Boston saw vacancy tick back up this quarter after briefly posting its first decline following a 14-quarter stretch of increases, pushing the rate to a new historic high. Although vacancy
remains elevated, early signs of stabilization persist, supported by steady leasing velocity across the region. Even so, macroeconomic volatility continues to weigh on the outlook as
businesses navigate heightened uncertainty and greater difficulty committing to long-term real estate strategies.
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Market Softens Further, Though Leasing Activity Shows Glimmers of Confidence

Occupancies continued to decline across Greater Boston’s office market this quarter, with the region posting nearly 140,000 square feet of negative net absorption. This pullback pushed the
vacancy rate to a new historic high of 23.2%. However, direct lease term executions increased in terms of square footage committed, and in the CBD, the average lease term rose quarter-

over-quarter. Together, these trends may signal early signs of renewed tenant conviction and greater confidence in long-term real estate decisions.

Historical Office Supply and Demand | 4-Quarter Moving Average
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Vacancy Climbs Across Greater Boston, Though Cambridge Shows a Split Story

Vacancy increased across all major Greater Boston markets and asset classes this quarter, with the exception of Class A space in Cambridge, which declined by 60-basis-points. In contrast,

Cambridge’s Class B vacancy rate continues to climb upwards. Despite these shifts, Cambridge’s overall vacancy rate remains higher than both the Suburbs and the CBD, the latter of which
continues to post the lowest rate at 22.6%.
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Only One Project Remains as Development Slows Sharply

Elevated vacancy rates continue to prompt developers to defer new office groundbreakings across the region. With the deliveries of South Station Tower and 350 Boylston Street this quarter,
the volume of space under construction has fallen to its lowest point since 2011. Only one project remains underway in Greater Boston, Amazon’s second building at 1 Boston Wharf Road in
the Seaport. As the flight-to-quality trend continues to shape tenant preferences, the limited availability of premier space is generating increased interest from key office users.

Historical Office Construction Office Inventory Change by Market 1Q20 to 1Q26
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Alternative Development Strategies Expand Across the Suburban Office Market

Please reach out to your

Newmark business contact for this information
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First Quarter Leasing Volume Pulls Back After Strong Year-End Surge

Leasing Activity in Greater Boston slowed in the first quarter of 2026, totaling just over 2.0 million square feet. Overall activity is down from the 3.3 million SF recorded last quarter, when
several 100,000 plus SF transactions boosted overall volume. Notable first-quarter activity was concentrated in the CBD, led by JPMorgan’s 249,000 SF commitment at South Station Tower
and DCAMM — Mass Trial Court’s relocation to 100 Summer Street for 107,882 SF. Direct deals outperformed renewals and extensions this quarter, underscoring tenants’ willingness to
pursue new space despite broader market uncertainty.
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First Quarter Leasing Dominated by Downtown Boston

Please reach out to your

Newmark business contact for this information
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Sublease Supply Continues Multi-Year Downtrend

Sublease availabilities across the metro continue to decline for the ninth consecutive quarter, totaling just over 7.1 million SF as of the first quarter of 2026. As a share of total available office
space in Greater Boston, sublease offerings have been trending downward for more than two years. Cambridge continues to post the highest sublease availability rate, with 7.4% of its

inventory on the market, while both the CBD and Suburban markets remain below 4.0%.
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Route 128 Shows Signs of Stabilization Amid Continued Suburban Declines

Cambridge and the CBD both posted positive net absorption in the first quarter of 2026, while the Suburbs recorded their eleventh consecutive quarter of negative absorption. Much of the
suburban weakness stems from the Route 495 corridor, which continues to experience the most significant losses over the past 12 months. East Cambridge registered the second-highest
level of negative absorption during that period, though its losses were roughly 38.9% of those seen along Route 495. Notably, Route 128 delivered the strongest positive absorption outside of

the CBD over the same time frame, signaling continued early signs of stabilization.
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Greater Boston Office Rents Continue Upward

Asking rents across Greater Boston’s office market increased for the third consecutive quarter, reaching $46.70/SF. This growth was driven primarily by a solid uptick in Class A rents, which
rose to $52.00/SF, while Class B rents posted a modest quarter-over-quarter increase to $35.70/SF. Over the past five years, metro-wide asking rents have trended upward, though largely
due to a greater share of available space shifting toward the CBD and Cambridge rather than broad-based demand growth. Speculative development in the CBD, delivering space at
top-of-market pricing, has been a key contributor to this shift in the composition of available inventory.

Greater Boston Class A and Class B Asking Rents ($/SF) Change in Class A and B Asking Rents ($/SF) 1Q21-1Q26
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Cambridge Leads Region in Rent Declines as Select Suburban Markets Strengthen

Please reach out to your

Newmark business contact for this information
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Tenant Contractions Push CBD Vacancy to New Peak

Boston’s CBD office market recorded a 50-basis-point increase in vacancy this quarter, reaching a new historic high for the submarket. This rise was driven largely by tenants relinquishing
space at their lease expiration rather than renewing at existing footprints, as well as the delivery of South Station Tower. Even so, select tenants are expanding and contributing meaningful
absorption, while the broader market continues to see incremental occupancy gains from smaller deals that help temper upward pressure on vacancy.
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Momentum Builds as CBD sees Early Signs of Stabilization

Please reach out to your

Newmark business contact for this information
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High-Rise Strength vs. Low-Rise Momentum

Please reach out to your
Newmark business contact for this information
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High-End CBD Assets Outperform the Broader Class A Market

Please reach out to your

Newmark business contact for this information
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CBD Sublease Availability Continues Its Downward Trend

Please reach out to your
Newmark business contact for this information

—
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TAMI Once Again Leads Demand in the CBD

During the first quarter of 2026, the Boston CBD submarket recorded 199 active tenant requirements totaling just under 4.6 million square feet. TAMI tenants led demand, accounting for
approximately 928,500 SF, or 20.2% of total office requirements, up from 14.4% at the same time last year. Market activity continues to underscore Boston’s positioning as a predominantly
“small-tenant” market, with 74.8% of active requirements focused on spaces under 25,000 SF.
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Direct Deals Dominate Activity In Early 2026

Please reach out to your

Newmark business contact for this information
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Longer Lease Commitments Reflect Measured Tenant Confidence

Please reach out to your

Newmark business contact for this information
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A Decade of Expirations Set to Reshape the CBD

With approximately 24.9 million SF of office leases set to roll over in the next decade, expiration-driven activity is poised to be a major force in the Boston market. A substantial share of
this upcoming rollover is concentrated in Class A assets, particularly within the Downtown submarket. Notably, tenants in the FIRE sectors account for 38.0% of the space scheduled to
expire in the CBD, positioning these firms as a significant driver of future leasing dynamics.

Office Lease Expiration by Submarket
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Positive Absorption Emerges Despite Uneven Submarket Performance

Net absorption closed the first quarter of 2026 at more than 240,000 SF of positive activity, driven primarily by modest occupancy gains in the Seaport and Back Bay submarkets. Even so,
demand remained uneven across the CBD. Over the past 12 months, five of the seven submarkets posted positive net absorption, as mixed market conditions play out differently across the

CBD.

12-Month Net Absorption by Major Submarket Historical Net Absorption | Downtown

0.5
(2]
5 0.0
Back Bay g )
. -0.5
T
? 40
Seaport 1Q20 3Q20 1Q21 3Q21 1Q22 3Q22 1Q23 3Q23 1Q24 3Q24 1Q25 3Q25 1Q26

Historical Net Absorption | Back Bay

Government Center
0.5

0.3
03 il " 0
-0.5

South Station

SF, Millions

Midtown 1020 3Q20 1Q21 3Q21 1Q22 3Q22 1Q23 3Q23 1Q24 3Q24 1Q25 3Q25 1Q26

Downtown .

Historical Net Absorption | Seaport

o | I I
o
(V)

1.0

(2]
&

North Station - = 0.5

= 0.0
L

02 0 0.4 ? 05

SF, Millions 1Q20 3Q20 1Q21 3Q21 1Q22 3Q22 1Q23 3Q23 1Q24 3Q24 1Q25 3Q25 1Q26

NEWMARK 34

Source: Newmark Research



CBD Asking Rents Rise Across All Classes

Please reach out to your
Newmark business contact for this information
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Conversions Accelerate as Urban Boston Repositions

Please reach out to your

Newmark business contact for this information
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1Q26 CBD Submarket Stats

1Q26 Quick Stats, All Classes
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Cambridge Vacancy Rate Ticks Down as Pressure on Fundamentals Eases

While still more than double the 20-year historical average, total vacancy declined by 120 basis points this quarter, marking a welcome reversal after increases in 14 of the past 17 quarters.
This improvement is partly due to a lack of new supply, as it has now been seven consecutive quarters since the last office delivery in Cambridge, a trend that is expected to persist absent a
major tenant commitment or build-to-suit requirement; as well as Microsoft taking back some of their space for reoccupancy. A sustained uptick in demand over the next several quarters will

be critical to the market’s recovery as this quarter's improvement was mostly from reoccupied space that had been on the market.

Historical Net Absorption and Deliveries | 4-Quarter Moving Average
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Overall Availability Decreases Due to Removal of Sublease Space from the Market

Please reach out to your

Newmark business contact for this information
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Office Demand Still Limited in Cambridge, but On the Rise

Cambridge office demand remains resilient, with just under 650,000 SF of active requirements tracked in the first quarter of 2026. Demand is relatively evenly distributed across size ranges,
with requirements between 25,000 and 49,999 SF accounting for the largest share at 25.5% of total tracked demand. By industry, TAMI tenants continue to lead overall activity, while Al-
focused companies are gaining momentum, representing just under 100,000 SF of active requirements.

Percent of Total Requirements by Size Tranche Active Requirements By SF for Top Industries
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Downward Pressure on Cambridge Rents Persists

Please reach out to your

Newmark business contact for this information
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1Q26 Cambridge Submarket Stats

1Q26 Quick Stats, All Classes
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Elevated Suburban Vacancy Keeps Focus on Existing Supply

Suburban vacancy remains elevated, with only a modest improvement in the first quarter of 2026, and still sits well above its 20-year norm. Leasing activity has been muted as tenants and
landlords work through how best to respond to evolving market conditions. Net absorption for the quarter is still negative, underscoring the elevated vacancy levels and the impact of
SynQor’s departure from 155 Swanson Road in Boxborough as it relocates its operations to southern New Hampshire. With no new projects underway, the market’s focus remains on

backfilling existing vacancies and tailoring current buildings to meet tenant requirements.

Historical Net Absorption and Deliveries | 4-Quarter Moving Average
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Gradual Suburban Recovery Led by Route 128 Market

Please reach out to your
Newmark business contact for this information
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Suburban Office Demand Broadens, Led by TAMI

The suburban office market began 2026 on a strong note, with 45 tenants actively searching for more than two million SF of space, an uptick from prior quarters. Most demand targets the
10,000-24,999 SF range, while larger space requirements are also on the rise; tenants seeking more than 50,000 SF now account for about a third of total demand. The TAMI sector remains
the most active, accounting for 37.0% of tenant requirements, while the next tier of demand is tightly clustered among banking, life sciences and consulting/research tenants. Heightened
TAMI activity aligns with the broader surge in robotics and tough-tech demand currently shaping the suburban market.

Active Requirements By SF for Top 10 Industries

Number of Requirements by Size Tranche
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Suburban Rents Soften while Remaining at Elevated Levels
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1Q26 Suburban Submarket Stats

1Q26 Quick Stats, All Classes

Route
495

Framingham
/ Natick

Route »; ‘

11.9

Inventory (MSF)

37,236

Net Absorption (SF)

52.2

Inventory (MSF)

-338,787

Net Absorption (SF)

3.6

Inventory (MSF)

-4,386

Net Absorption (SF)

30.3

Inventory (MSF)

-148,238

Net Absorption (SF)

Urban Edge

Route 128

15.4%

Vacancy Rate

$44.30

Asking Rent ($/SF)

22.7%

Framingham / Natick

Route 495

Data: Newmark Research

Vacancy Rate

$34.89

Asking Rent ($/SF)

24.5%

Vacancy Rate

$23.59

Asking Rent ($/SF)

28.0%

Vacancy Rate

$22.47

Asking Rent ($/SF)

NEWMARK 49



06

Appendix

MMMMMMMM



Boston CBD Market Overview
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Newmark business contact for this information
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Cambridge Market Overview
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Suburban Market Overview
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Submarket Overview

Please reach out to your
Newmark business contact for this information

- - - - - e

NEWMARK 54



NEWMARK

Liz Berthelette Michael Roberts Hailey Roche Izzy Guiliano

Head of Northeast Senior Research Analyst Research Analyst Research Analyst
Boston Research Boston Research Boston Research Boston Research
elizabeth.berthelette@nmrk.com michael.roberts@nmrk.com hailey.roche@nmrk.com izzy.guiliano@nmrk.com
Boston

225 Franklin Street
Boston, MA 02110
t 617-863-8090

New York Headquarters
125 Park Ave.

New York, NY 10017
t212-372-2000

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 Newmark can ensure such a mistake does not occur in the future.
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