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LIFE SCIENCE REAL ESTATE

IN ILE-DE-FRANCE: A GROWING
SUPPLY, LINKED TO HOSPITAL
AND SCIENTIFIC FACILITIES

BIOTECHNOLOGIES IN THE HEALTH SECTOR ARE STRATEGIC TECHNOLOGIES: KEEPING
CONTROL OF PRODUCTION PROCESSES AND SITES IS BOTH AN ISSUE OF SOVEREIGNTY,
AN ISSUE OF SUSTAINABILITY FOR THE HEALTHCARE SYSTEM AND AN ECONOMIC ISSUE,
BECAUSE THE PRODUCTS AND SERVICES GENERATED HAVE VERY HIGH ADDED VALUE.
THEIR RAPID DEVELOPMENT NOTABLY REQUIRES THE AVAILABILITY OF SPECIALIZED REAL
ESTATE, WHICH IS VERY HARD FOR SMALL ENTERPRISES IN THE PARIS REGION TO ACCESS.
WHEREAS TENSIONS ON THIS VERY SPECIALIZED SEGMENT OF THE REAL ESTATE MARKET
ARE AT THE STRONGEST LEVEL, LIFE SCIENCE REAL ESTATE DEVELOPERS ARE NOW PUTTING
NON-NEGLIGIBLE AREAS ON THE MARKET. THE INSTITUT PARIS REGION AND MEDICEN
HAVE DRAWN UP A PANORAMA OF THE SUPPLY OF FACILITIES SLATED TO ACCOMPANY
THE GROWTH OF BIOTECHS.

there is another one: having access to laboratories. Small biotech enterprises have been
sounding the alarm for the last several years on their difficulties in accessing real estate
equipped with L1and L2 (wet lab)' laboratoriesin the region.They have had to find makeshift solu-
tions to continue their growth, and some of them were forced to relocate their activities outside
the Paris region.
This situation, fraught for a year of two, is in the process of changing, with a host of construction
projects underway and others concerned with restructuring existing buildings. All the difficulties
of this emerging market have not however disappeared.
The interviews conducted in the framework of this study (read box p. 6) have made it possible to
uncover reflection tracks for the consolidation of the ecosystem — Life Science enterprises and
real estate.

T he number one problem of French start-ups is to find financing. However, in lle-de-France,
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“Our objective: proposing a
complete and fluid site expansion
pathway to enterprises so that
they can develop step by step on
the Genopole. And this pathway
goes far, up to industrialization,
since we go as far as reserving
potential land for bioproduction
firms. The process is underway and
it seems to be working: our spaces
are highly prized.”

Guillaume Suinot, enterprise siting
adviser, Genopole

“We perceive three major
territories on this golden triangle
that is formed by Villejuif, Evry and
Saclay.Avery complete supply is
being built on it that should meet
the strong, local and international
demand. These facilities especially
focus on early-stage enterprises
with flexible leases and major
accounts seeking a site for the first
time. This sector of Life Sciences
or “health tech”is one that should
generate the largest number of
sites for foreign companies by
2026.”

Jérémy Hervé, innovation and
economic development director,
EPA Paris-Saclay

“The Echatdistrict, in Créteil,
will benefit from Grand Paris
Express: metro line 15 is arriving
herein late 2025, and will favor
the interconnection with the
southern part of the Paris region.
The structuring establishments
of the Echdt — the Henri-Mondor
university hospital, the Mondor
Institute for Biomedical Research
(IMRB) and the Université Paris-
Est Créteil (UPEC) — are pooled
platforms similar to those of the
Institut Gustave-Roussy. These
emblematic sites will be able to
better help each other out as the
metro will link them in 15 minutes.
Itis a wonderful opportunity to
more broadly redistribute the
activity over the territory, as far as
Saclay.

Claire Baudoin, head of the
Economic Development, Grand
Paris Sud-Est Avenir (GPSEA)

“Renovation is opening real
perspectives in the Life Science
real estate sector. In the
framework of our territory’s
sustainable development, the
business model of revamping
buildings (adaptation,
modernization) can prove
advantageous:itis possible to
acquire certain buildings atan
interesting price, which becomes a
deciding factor when the question
is one of next investing in the
installation of laboratories, which
is costly, even perilous ifyou’re not
familiar with the sector. We learned
by doing... and we succeeded!”

Audrey Pajot, president of SIV
(Mercator group)

TOWARD A DOUBLING OF THE SUPPLY IN 2026

AND A POTENTIAL TRIPLING BY 2030

Tle-de-France is undergoing major development
today of its Life Science real estate supply. The exis-
ting marketable area (L1 and L2-type laboratories,
associated offices and shared spaces included),
which amounts to about 108,000 m?, should more
than double by the end of 2026 to reach 250,000 m?
then exceed 300,000 m?by 2030.As for the areas of
the laboratories alone, 50,000 to 60,000 m? should
be added to the existing 40,000 m?at the end of 2026
(see map). The areas and the collated schedules
are what has been declared, but certain projects
are already starting, and the figures for 2026 can
be considered solid, except for unforeseen events.
As for later projects, around 2030, their delivery will
dependonthe rhythm of the marketing of areas pre-
viously put on the market.

A SUPPLY LINKED TO HOSPITAL AND SCIENTIFIC
FACILITIES

The combined reading of the laboratory real
estate supply and public transportation serving
this region - including the Grand Paris Express
network — associated with hospitals and technical
platforms, makes it possible to understand the Paris
region supply with all the development potential
that it proposes to enterprises. Some sites seem
extremely interesting for start-ups. The proximity
of hospitals that have arecognized activity in clinical
and pre-clinical research, about 40 facilities, is
essential. Access to the technical platforms open
to enterprises? - through transaction - is also
indispensable to research conducted by start-ups.
Over 350 platforms have been inventoried. ile-de-
France is in the process of acquiring an asset that
was lacking in its biotechnology ecosystem: a Life
Sciencereal estate supply linked to the hospitaland
scientific facilities in the “15-minute city.”

THE CURRENT REINFORCEMENT IS MORE BENEFICIAL
TO THE SOUTH OF iLE-DE-FRANCE

Three departments, Essonne, Val-de-Marne and
Paris, concentrate the existing and potential sup-
ply with 39 sites out of the 42 inventoried, and over
90% of the supply presented by 2030, 290,000 m?
of laboratory/office area. More precisely, the real
estate supply is being reinforced almost exclusi-
vely on fourterritories: Paris-Saclay Cancer Cluster
(PSCC),in Villejuif,the Saclay plateau, Genopole and
the southern half of Paris. In Villejuif, the Kadans
Science Partner buildings, with The Hive now
being built, will initially increase the marketable
area by 25,000 m?. Over 30,000 m? of additional
areaare envisaged by 2030.0n the Saclay plateau,
the accumulated potential supply is estimated at
more than 50,000 m?, with the arrival of The Mix
(15,000 m?) then The Mix 2 (10,000 m?), Kadans, Le
Central (16,000 m?), run by the Paris-Saclay public
development agency (EPA), and the Grow by GA
(8,550 m?) building. We can also note the rehabili-
tation project of the former Danone site (8,000 m?)

of the investor Arizona.On the Evry-Courcouronnes
territory, Genopole Life, of Patriarche (21,000 m?),
and Cube (10,000 m? dedicated to bioproduction)
aim at completing the biocluster’s existing sup-
ply with, by 2030, a supply combining facilities of
different types depending on the maturity of the
enterprises, to go as far as the future development
of land reserved for bioproduction (Bois Sauvage).
The objective is to favor the sustainable siting of
enterprises on this territory.
Finally,despite the tensions specific tothe Parisre-
gion, the supply continues toexpand, particularly in
the southern part of the capital, with the Cité de l'in-
novation Sorbonne Université (7,300 m?), Biolabs at
Broussais (1,000 m?) and Hotel Dieu (10,500 m?), as
well as the future incubator Paris Santé Losserand
(5,000 m?), opposite the Saint-Joseph hospital.
These projects will add 24,000 m? to the current
supply, estimated at 22,000 m?.
Thesupplyisalsobeingenriched in Créteil, with the
Mondor Institute for Biomedical Research (IMRB).
The transportation network (metro line 7 and the
futureline 15),connecting Villejuif to Créteil, is pro-
ving crucial for the development of this emerging
ecosystem, which wishes to incorporate itself into
theinnovation fabric of metropolitan healthcare and
to complete the oncology area of the PSCC.

No notable evolution of areas is planned over the
next few years in the departments of the Yvelines,
Hauts-de-Seine and Seine-Saint-Denis, which re-
main for the moment relatively at the margin of Life
Sciencereal estate. The exceptionis Segen’'s Lab,in
Porcheville, which proposes 1,000 m? of laboratories
and offices,and has other capacities if needed.

THE DEVELOPMENT OF A RECYCLING SUPPLY
Although most of the laboratories arriving on the
market are new,some of them arein converted buil-
dings,*such asthe Odysséein Les Ulis.In Suresnes,
Doc City, which opened nearly a year ago and pro-
poses areas to start-ups alongside the medical
consultation hub, is located in a renovated office
building that previous belonged to Saint-Gobain.
The role of actors such as Oxford Properties, al-
lied with Novaxia for the takeover of Biocitech in
Romainville,and Arizona, for the former Danone site,
potentially hasanimpacton the territories concer-
ned, because the areas that are being readied for
the market are significant. With its 24,000 m? and
3.5 ha of land, Biocitech remains a site with strong
potential, served by metro line 5.

INTERNATIONAL ACTORS SPECIALIZED

IN LIFE SCIENCES

Most of the enterprises making an offer are in the
private sector. Kadans, Patriarche and Biolabs are
international actors that are specialized in Life
Science real estate. Working in different European
or North American clusters (London, Lausanne,
Leiden, Heidelberg, Boston, North Carolina...), they
arenow interested in space inthe Paris region,each
one with its own positioning.
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To adjust their offers, they work in close collabo-
ration with the principal territorial actors, whether
they are local administrations and development
structures (EPA Paris-Saclay, SEM Genopole...),
hospitals (AP-HP and Gustave-Roussy) or, accor-
ding to the case, large pharmaceutical companies
(Servier,Sanofi...).

LOCAL PRIVATE ACTORS THAT CUSTOMIZE

Another category that is very interesting for
the strategies created but concerning much
smaller areas is that of local private actors that
customize. A totally atypical example is that
of the OxiProteomics biotech, a spinoff of the
Université Pierre-et-Marie-Curie (UPMC), that
not finding anything to expand, set up a société
civile immobiliére (SCI, a non-trading real estate
investment company). It started building its own
laboratories, providing space for itself at controlled
costs and even offering the excess space to other
companies.

In a different register, the small family-owned real
estate company Mercator, which, given its close
proximity to the Saclay plateau ecosystem — both
that of start-ups in the post-incubation stage and
that of local real estate — was able to propose space
to L1-L2 labs by transforming a building that had
been empty for several years, in the Courtabceuf
parkin Les Ulis.Itis now developingits existing sup-
ply, Odyssée,on the adjacent land, by putting Iliade
(1,600 m?),a new building that can house industrial
pilots on the ground floor, on the market.

THE PUBLIC ACTORS SECTOR

The hospital and university sites (Sorbonne
Université for the Cité de linnovation, for example)
are increasingly attempting to promote a supply
open to outside enterprises. The case of Henri-
Mondor demonstrates the interest of private sector
stakeholders in the public sector: the university
receives rents, the IMRB leases its technical
platforms and the start-up tenants have access
to a very high-quality research environment, at
regulated prices.

Another type of public actor is the SEM RIVP, which,
unlike a classic public housing landlord, has created
regulations giving it the possibility of diversifying
its activities. It applies its social housing financing
model to real estate intended for enterprises and
lends over the very long term, with a profitability
objective of 4 to 5% over 50 years.As in the housing
market, this system makes it possible to keep Paris
rents at levels below that of the market, which is
regularly criticized. We can however consider that
this subsidized real estate has the virtue of having
enterprises emerge that, tomorrow, will need real
estate developed by private actors. To be noted:the
RIVP becauseit puts public fundstowork, mustope-
rate exclusively with an autonomous association,
of the Paris Biotech Santé type.n addition,itcanin
no case go into partnership with a pharmaceutical
companytorunitsincubators.

The Life Science real estate actors are now in-
terested in Tle-de-France, but not all the difficul-
ties on this emerging market, however, have been
raised yet.

A MARKET DIFFICULT TO APPREHEND

The needs, in terms of area as well as equipment
and services, are difficult to apprehend, according
to many actors, all the more so as they are not
specialists in this very specific type of real estate.
Compared to tertiary real estate, it is a market that
meets the needs of a small number of enterprises
looking for small spaces, that have limited financial
capacities but needs in laboratory equipment that
are anything but limited. The areas required today
would not be occupied by one or two large tenants,
but by several small ones, bringing about major
managementcosts.Thereisalackofintermediaries,
because brokers haven’'t mastered this market.
The spaces in play are modest, the clients very
specialized and the supply very technical, whereas
the financial profitability expected is less than for
the traditional tertiary sector.

Life Science specialists however have clearly iden-
tified Tle-de-France as a territory suitable for this
type of business.Theinterest, clearly understood by
everyone,will be to estimate the enterprises needs,
as bestas possible,interms of their financial capa-
cities in order to limit marketing unadapted offers
and getting dispose of the specter of oversupply. The
selling rhythm of the first wave of offers, from now
until 2026, will comprise important information for
later marketing.

CONTRIBUTING TO THE ROBUSTNESS

OF THE ECOSYSTEM

Faced with the difficulty in apprehending the evolu-
tion of biotechnology enterprises economic situa-
tion on one hand, faced with the production chal-
lenges of real estate that is adapted to needs but
is the result of powerful financial logic on the other
hand,what tracks could be envisaged to strengthen
the Paris region ecosystem?

It is first a question of ensuring the follow-up
of the existing and planned real estate supply.
The information provided by project initiators is
indicative, even more so when the end dates are
relatively far off:the schedules can slide, the areas
can be revised and new projects can appear, while
others are abandoned. This follow-up could help
control the risk of oversupply and improve the
supply’s readability.

[t nextconcerns formulating the question of the cost
of facilities. The fact that this costis very poorly esti-
mated from enterprises that come out of public re-
searchcentersandincubatorsis cited often enough
by private as well as public actorsto raise the alarm
on the fragility of the economic models of start-ups
if this subject is not better anticipated. Start-ups
that are better informed about the cost of facilities
will probably be in a better position to propose rea-
listic financing plans.
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“To solve the problems of
confidentiality and data security
stemming from the research of
enterprises that are hosted, and
that make the pooling of facilities
and laboratory spaces complex, we
have set up a group of highly secure
servers.”

Béatrice Sudre, independent
consultantin laboratory siting and
Health Science start-ups

“In lle-de-France, you need to have
a good grasp of Life Sciences, not
justsellreal estate!”

Elise Colla, head of marketing and
partnerships, Kadans Science
Partner

“The enterprises tell us:‘What we
need is a bistro to have a beer in
the evening.’ We therefore propose
services of the gym or dining room
type, which help create a social
hub, even if they aren’t directly
marketable: they even comprise an
input of our economic models.”

“Patriarche (via its Walter
subsidiary) remains the operator
of the building that it designed and
delivered: we are therefore very
sensitive to its quality and long-
term functioning, of which we are,
with the enterprises in it and the
host territory, a stakeholder.”

Loic Pourchaire, principal partner,
Patriarche

“For Sorbonne Université, it’s
essential to permit the researchers
who founded our society to
promote theirinventions and their
entrepreneurial projects in the
heart of the campus. The Cité de
Uinnovation of Sorbonne Université
incarnatesin this respecta
continuity of the academic
world toward the enterprise.
Furthermore, it will permit the
technological enterprises to
grow, by going from incubation
to acritical size, through a site
expansion pathway that is unique
in Paris.”

Jean-Baptiste Hennequin, director
of the Fonds physique pour la
médecine de demain and head of
mission at the Cité de innovation
of Sorbonne Université
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COMBINING FLEXIBILITY, REVERSIBILITY AND SITE EXPANSION PATHWAYS

The evolution of spaces is not really compatible with the traditional existing supply, which requires
the enterprises to undergo successive moves, combined with logistical costs and an impact on
employee loyalty. The reversibility of spaces between laboratories and offices or the possibility of
expandingitsrentalarea on demand meets the expectations of enterprises and favors keeping them
onthe samesite,which serves the interest of the enterprise, the landlord and local administrations.
These aspirations can beonthe scale of the building, in the case of real estate combining “Plug-and-
Play”and “Graduate,” for example, like that of the territory.

THE PARIS REGION ECOSYSTEM IN THE GLOBAL LIFE SCIENCE MARKET

Whatis the dynamic of Tle-de-France in the globalized Life Science market, a market moreover that s
relatively emerging if we compare it to that of the office?In the British “Golden Triangle” (Cambridge,
Oxford, London),asin Boston,large areas were recently put onthe market or will be in the near future.
Inthe context of properly steering this subject, essential for the economic health of the Paris region
sector, it seems important to understand the situation of the capital region among the principal
regional, even international, clusters.

The shortage of laboratories that prevailed in fle-de-France is being reabsorbed; this is a fact that
all the actors of the Life Science ecosystem can be pleased about. Furthermore, the situation has
practically reversed itself:itisnolonger the shortage thatis regretted, but the risk of oversupply that
must be monitored. Hence the importance of following the evolution of the situation infle-de-France
and in other metropolises around the world with which the region is in competition.

Reflections for the development of Life Science real estate can be continued with anin-depth eva-
luation of environmental considerations (limitation of carbon emissions, no net land take objectives
thataim at containing urban sprawl, etc.) or the implementation of the “productive city” Thisis a city
that favors keeping industry within the urban fabric, with a well-thought-out landscape, architec-
turaland logistical insertion, and that facilitates access to labor with every qualification level. The
question of estimating the potentialities offered by the conversion of the existing tertiary real estate,
which can be obsolete orvacant, will also be raised.m

Valérie Constanty, geographer, urbanist,
Economics department (Claire Peuvergne, director)
Elodie Thierion, former project manager Innovation, biotech and pharma, Medicen

Mathis Leroi, former project coordinator, Medicen
(Julien Ettersperger, director)

. Researchin biology requires handling carried outin laboratories (wet labs) that are classified in four confinement and security
levels,according to the danger for human health of the biological material used: L1 corresponds to zero riskand L2 to a low risk
(propagation very unlikely and existence of medical treatments). In L3 labs, pathogens for which propagation is possible are
handled and treatments generally exist. L4 labs are very rare and none of them planned in the facilities concerned by this note.

. Platforms that are therefore not exclusively open to academic research teams.

3. Theorized by the urbanist Carlos Moreno, the “15-minute city”is a city in which the inhabitants could access all their needs in

aquarterof anhour.

4. More prospective, the redevelopment project of Val-de-Grace, whose area corresponds to nearly three times that of Station F, is

inthe consultation process:although itis focused on the healthcare sector, the projectinitiators had still not, as of this writing,
decided on the presence of L1/L2 laboratories intended for enterprises.

-
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“We've set our profitability objectives
at 40 or 50years on the Life Science
real estate market. That places us
in a situation that is different from
that of other developers, who look for
profitability over shorter time periods.
This model notably makes it possible
to ensure a controlled rent level over
the long term. These rents are proposed
as a priority to young enterprises and
innovative and responsible project
initiators. Through these financial
arrangements, the RIVP conducts
genuine missions of general interest that
benefit the territory.”
Christophe Gerbenne, director
of development and real estate
management for businesses, RIVP

“The open innovation model, that of
Boston, is associated with a type of
real estate, a rather limited network of
suppliers and a few enterprises selected
then pushed by big pharma. The leading
question in France remains: how can
academic innovation develop? Based
on that, there are doubtlessly several
models that can be made to coexist,
which would be profitable to the entire
Paris region ecosystem.”

Gautier Decock, director of Seqens’Lab

ABOUT 40 INTERVIEWS

About 40 interviews were
conducted from March to June 2024
with developers, space managers,
end users, local administrations
and public actors, and structures
capable of providing information on
the scientific platforms accessible
to enterprises. They made it
possible to:

- locate and quantify the existing
and planned supply on the very
specific segment of L1 and
L2,and even L3, laboratories,
along with everything that
their operation is associated
with (offices, laundries,
refrigerators...);

- characterize this supply (from
the least equipped of the open-
floor plan type, or “Graduate” to
the “Plug-and-Play”, equipped
with a high level of services and
equipment that does not require
any interior layout work by the
enterprise that leases the space);

- analyze the expectations of the
actors concerned, the perceived
market evolutions, as well as the
territorial dynamics;

- identify the points still missing
in the analysis, the attention
points and, when possible,
recommendations.
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