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Item 1.01

Entry into a Material Definitive Agreement.

On February 25, 2019, Regulus Therapeutics Inc. (the “Company”) entered into a lease agreement (the “Lease”) with ARE-SD Region No. 44 LLC
(“Landlord”) for the lease of approximately 24,562 square feet of rentable area of the building located at 10628 Science Center Drive, San Diego,
California 92121 (the “Premises”), which Premises are currently occupied by Nitto Biopharma, Inc. (“Nitto”). The commencement date of the Lease is
expected to be on or before April 1, 2019 (the “Commencement Date”). The Company expects to use the Premises as its new principal executive offices
and as a laboratory for research and development, manufacturing, and other related uses. The term of the Lease (the “Initial Term”) is four years three
months, ending June 30, 2023 (assuming an April 1, 2019 Commencement Date). The aggregate base rent due over the Initial Term under the terms of
the Lease is approximately $4.6 million (without giving effect to certain rent abatement terms). The Company will also be responsible for the payment
of additional rent to cover the Company’s share of the annual operating expenses of the building, the annual tax expenses of the building and the
annual utilities costs for the building. In the event of a default of certain of the Company’s obligations under the Lease, Landlord would have right to
terminate the Lease and recover damages as provided by the lease contract and by law.
On February 19, 2019, the Company entered into an agreement (the “Space Swap Agreement”) with Nitto, pursuant to which the Company agreed,
contingent upon the execution of the Lease and the termination of the Prior Lease, as described below, to, among other things, (i) swap buildings with
Nitto on or about the Commencement Date, and (ii) sell, convey and transfer all right, title and interest in certain furniture, fixtures and equipment to
Nitto, as set forth in the Space Swap Agreement. Under the Space Swap Agreement, the Company will pay to Nitto (a) a relocation assistance payment
in the amount of $0.1 million; (b) $0.2 million representing the difference between the security deposits under the Prior Lease and Nitto’s prior lease,
and (c) $1.2 million as reimbursement for the six monthly installments of base monthly rent due pursuant to the new lease between Nitto and Landlord,
subject to certain adjustments, which reimbursements are to be paid as rent comes due for Nitto under its new lease.
The foregoing descriptions of the Lease and the Space Swap Agreement are qualified in their entirety by reference to the Lease and the Space Swap
Agreement, copies of which will be filed as exhibits to the Company’s Annual Report on Form 10-K for the year ended December 31, 2018.
Item 1.02

Termination of a Material Definitive Agreement.

On February 25, 2019, the Company and Landlord entered into a second amendment (the “Lease Amendment”) to the lease dated July 31, 2015, as
amended, between the Company and Landlord (the “Prior Lease”) for the lease of approximately 59,248 square feet located at 10614 Science Center
Drive, San Diego, California 92121. Under the terms of the Lease Amendment, the expiration date of the Prior Lease will be accelerated from April 30,
2024 to April 1, 2019 and the Prior Lease will terminate upon the Commencement Date of the Lease. The Lease Amendment will eliminate all further
rents due under the Prior Lease, including aggregate base rent over its remaining term of approximately $14.2 million.
The foregoing description of the Lease Amendment is qualified in its entirety by reference to the Lease Amendment, a copy of which will be filed as an
exhibit to the Company’s Annual Report on Form 10-K for the year ended December 31, 2018.
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