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Item 1.01. Entry into a Material Definitive Agreement.
On October 19, 2020, the registrant and LS King Hartwell Innovation Campus, LLC (the “Hartwell Ave. Landlord”) entered into (i) the Sixth
Amendment to Lease (the “101 Hartwell Lease Amendment”), amending that certain Lease, dated as of August 6, 2010 (as subsequently amended, the
“101 Hartwell Lease”) relating to the registrant’s corporate headquarters and research space located at 101 Hartwell Ave., Lexington, Massachusetts (the
“101 Hartwell Premises”) and (ii) the First Amendment to Lease (the “4 Hartwell Lease Amendment”), amending that certain Lease, dated as of
November 12, 2014 (the “4 Hartwell Lease”) relating to laboratory space located at 4 Hartwell Ave., Lexington, Massachusetts (the “4 Hartwell
Premises”).
The 101 Hartwell Lease Amendment extends the term of the 101 Hartwell Lease from December 31, 2021 to December 31, 2028. Under the terms of
the 101 Hartwell Lease Amendment, beginning on January 1, 2022 and ending on December 31, 2022, the registrant is obligated to pay the Hartwell
Ave. Landlord monthly rent installments of $140,145.83. The registrant’s monthly base rent will increase by three percent of the then-current base rent
on January 1 of each succeeding year during the term of the 101 Hartwell Lease, beginning on January 1, 2023. Pursuant to the 101 Hartwell Lease
Amendment, registrant has the right, at its option and subject to certain conditions, to extend the term of the 101 Hartwell Lease for one additional
period of five years following the expiration of the term.
Subject to the terms and conditions of the 101 Hartwell Lease Amendment, the Hartwell Ave. Landlord has agreed to reimburse the registrant for certain
costs relating to improvements made by registrant to the 101 Hartwell Premises, in an initial amount not to exceed $504.525 and, subject to registrant
satisfying certain financial conditions after the earlier to occur of (A) the exercise by registrant of the right of first offer described below and
(B) February 1, 2025, an additional amount not to exceed $504,525 for costs related to HVAC improvements.
In connection with the execution of the 101 Hartwell Lease Amendment, the security deposit for the 101 Hartwell Premises was increased from
$160,000 to $420,437.50, which registrant has provided in the form of a letter of credit.
Pursuant to the 101 Hartwell Lease Amendment, the Hartwell Ave. Landlord has extended the time period in which the registrant can exercise its right
of first offer with respect to an additional 7,700 square feet of space located in the same building as the 101 Hartwell Premises.
The 4 Hartwell Lease Amendment extends the term of the 4 Hartwell Lease from April 1, 2021 to October 31, 2025. Under the terms of the 4 Hartwell
Lease Amendment, beginning on April 1, 2021 and ending on October 31, 2025, the registrant is obligated to pay the Hartwell Ave. Landlord monthly
rent installments of $43,659. The registrant’s monthly base rent will increase by three percent of the then-current base rent on April 1 of each succeeding
year during the term of the 4 Hartwell Lease, beginning on April 1, 2021.
Subject to the terms and conditions of the 4 Hartwell Lease Amendment, prior to the expiration of the term, registrant has the right, at its option and
subject to certain conditions, to extend the term of the 4 Hartwell Lease for one additional period of three years and two months and a second additional
extension period of five years.
In connection with the execution of the 4 Hartwell Lease Amendment, the security deposit for the 4 Hartwell Premises was decreased from $280,665 to
$130,997, which registrant has provided in the form of a letter of credit.
On October 20, 2020 the registrant and Columbus Day Realty (the “Wilmington Landlord”) entered into Amendment No. 5 to Commercial Lease (the
“Wilmington Lease Amendment”), amending that certain Commercial Lease, dated May 6, 2013 (as subsequently amended, the “Wilmington Lease”)
relating to the registrant’s additional office space, laboratory and manufacturing space in Wilmington, Massachusetts (the “Wilmington Premises”).
The Wilmington Lease Amendment extends the term of the Wilmington Lease from December 31, 2020 to December 31, 2022. Beginning on January 1,
2021 and ending on December 31, 2021, the registrant is obligated to pay the Wilmington Landlord rent at the rate of Twelve Dollars ($12.00) per
square foot for a total base rent of $6,570 per month. The registrant’s base rent will increase to Thirteen Dollars ($13.00) per square foot beginning on
January 1, 2022 and ending on December 31, 2022 for a total base rent of $7,117.5 per month.
The foregoing summary is qualified in its entirety by reference to the 101 Hartwell Lease Amendment, the 4 Hartwell Lease Amendment, and the
Wilmington Lease Amendment, a copy of each which will be attached as an exhibit to the Company’s Quarterly Report on Form 10-Q for the period
ending September 30, 2020.
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