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Item 1.01. Entry into a Material Definitive Agreement.

As previously disclosed, Vaxcyte, Inc. (the “Company”) entered into (i) a lease agreement (the “Original Lease”), dated January 21, 2021, as amended
on October 17, 2023, with ARE-San Francisco No. 63, LLC (the “Landlord”) for the purpose of establishing the Company’s corporate headquarters at
825 Industrial Road in San Carlos, California (the “Building”), and (ii) an assignment and assumption of lease agreement (the “Assumed Lease”), dated
September 1, 2023, with Codexis, Inc. (the “Assignor”) for the purpose of expanding the Company’s headquarters located at the Building. Under the
Assumed Lease, the Company assumed all of the Assignor’s rights, title and interest as “Tenant” under that certain lease agreement dated January 29,
2021, by and between the Assignor and the Landlord.

Pursuant to the Original Lease and Assumed Lease, the Company leased from the Landlord approximately 113,066 rentable square feet (“RSF”) of the
Building comprised of (i) Suite 100A, containing approximately 17,840 RSF (“Suite 100A4”), (ii) the entire second floor, known as (x) Suite 200A,
containing approximately 27,691 RSF (“Suite 200A4”), and (y) Suite 200B, containing approximately 17,728 RSF (“Suite 200B” and collectively with
Suite 200A, “Suite 200”), and (iii) the entire third floor, containing approximately 49,807 RSF (“Suite 300", and collectively with Suite 100A and Suite
200, the “Existing Premises”).

On November 15, 2024 (the “Effective Date”), the Company and the Landlord amended and restated the Original Lease (the “Amended and Restated
Lease”) for the purpose of expanding the Company’s headquarters located at the Building and consolidating the Assumed Lease into the Amended and
Restated Lease such that the Company shall lease all of its space at the Building from the Landlord pursuant to a single, unified lease. For avoidance of
doubt, the Assumed Lease was terminated as of the Effective Date.

Under the Amended and Restated Lease, the Company will lease a total of 258,581 RSF of the Building comprised of (i) the Existing Premises (a
portion of which the Company has sublet, as indicated under Item 8.01 below), (ii) the entire fourth floor, known as (x) Suite 400A, containing
approximately 29,249 RSF (“Swuite 4004”), and (y) Suite 400B, containing approximately 20,575 RSF (“Suite 400B” and collectively with Suite 400A,
“Suite 400”), (iii) the entire fifth floor, containing approximately 49,474 RSF (“Suite 500”), and (iv) the entire sixth floor, containing approximately
46,217 RSF (“Suite 6007, and collectively with Suite 400 and Suite 500, the “Additional Premises”), with the Additional Premises being leased
pursuant to a phased approach as described below. The Existing Premises and the Additional Premises shall collectively be referred to as the
“Premises.”

The lease term for the Existing Premises commenced on the Effective Date, and the commencement dates for the Additional Premises are triggered by
the completion of various obligations of the parties which are customary for lease transactions of this nature. The target commencement dates for the
Additional Premises are as follows: (i) on or before February 10, 2025 for Suite 400A, (ii) on or before November 17, 2025 for Suite 400B, (iii) on or
before December 16, 2025 for Suite 500; and (iv) on or before June 1, 2026 for Suite 600. The lease term for the Premises will expire 120 months from
the first day of the first full month following the first to occur of the Additional Premises’ commencement dates. Following the expiration of the initial
term of the lease, the Company has two options to extend the term of the lease for a period of five years each.

The Company will pay a monthly base rent for the Premises at an initial monthly rate of (i) $6.026 per RSF for each of Suite 100A and Suite 200B
(which shall increase by 3% per year on each December 1st of the initial term of the lease), (ii) $5.941 per RSF for each of Suite 200A and Suite 300
(which shall increase by 3% per year on each January st of the initial term of the lease), and (iii) $6.00 per RSF for each of the Additional Premises
(which shall increase by 3% per year on each annual anniversary of the first to occur of the Additional Premises commencement dates). For each of the
Additional Premises, the base rent is abated for eight full calendar months following each Additional Premises’ commencement date. Throughout the
term of the Amended and Restated Lease, the Company is responsible for paying certain costs and expenses, in addition to the rent, as specified in the
Amended and Restated Lease, including maintenance costs, taxes and operating expenses. The Amended and Restated Lease includes various
covenants, indemnities, defaults, termination rights, and other provisions customary for lease transactions of this nature. The Amended and Restated
Lease also contains an option for the Company to expand its leased space in the Building from the Landlord, under certain conditions. The Company
previously provided the Landlord with two security deposits pursuant to the Original Lease and the Assumed Lease totaling $1,091,276.59 in the form
of letters of credit (the “Security Deposit”), which Security Deposit will now be used to secure the performance of the Company’s obligations under the
Amended and Restated Lease.



The foregoing is a summary description of certain terms of the Amended and Restated Lease and does not purport to be complete, and it is qualified in
its entirety by reference to the full text of the Amended and Restated Lease to be filed as an exhibit to the Company’s Annual Report on Form 10-K for
the year ended December 31, 2024.

Item 8.01. Other Events.

On the Effective Date, the Company and Iovance Biotherapeutics, Inc. (the “Sublessee”) entered into a Sublease Agreement pursuant to which the
Company subleased a portion of Suite 100A consisting of 16,731 RSF (the “Subleased Premises”) to Sublessee. The term for the Subleased Premises
shall be for the period commencing upon the delivery of the Subleased Premises to Sublessee (the “Sublease Commencement Date”), which shall be no
later than December 15, 2024, and ending on the last day of the calendar month in which the second anniversary of the Sublease Commencement Date
occurs. Following the expiration of the initial term of the sublease, the Sublessee has two conditional options to extend the term of the sublease for a
period of twelve months, to each which the Company must consent.

The Sublessee will pay a monthly base rent for the Subleased Premises at an initial monthly rate of $5.95 per RSF, which amount shall increase to
$6.1285 per RSF on the first day of the calendar month after the first anniversary of the Sublease Commencement Date.
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