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—— YOUR REQUIREMENT

A 12,000 to 24,000 SF lab after the raise, and a full-scale

warehouse behind it.

Once the round closes, roughly six weeks out, Kestrel Motion needs space to develop and testitsrobots as a
working mock warehouse, then a facility built for operations. Here is the requirement as we understood it.

12-24K SF 6-12 mo 275-450K SF 0.6-1.7M SF

LAB AND MOCK WAREHOUSE PREFERRED SUBLEASE TERM FIRST FULL-SCALE FACILITY, LOGISTICS-HUB FACILITIES,

END OF 2027 OR LATER

NEAR-TERM MARKETS WHAT MATTERS MOST

Route 128 North, the [-495 beltor Metro Favorable triple netand goodtenant
West, or greater Pittsburgh, where improvements. Second-generation
some engineers may be based. The space; developmentis off the table
Pittsburgh decision was a couple of nearterm.

weeks out as of our call.

5TO 10 YEARS

LONG-TERM FOOTPRINT

Phoenix, Houston, Columbus,
Charlestonand Chicago's 1-80 corridor,
witha preference forkeepingreal
estate off the balance sheet.



—— WHAT THE RESEARCH SAYS

Five things to know before you sign anything.

| Route 128 North holds the region’s sublease supply.

Route 128 Northis one of the tightestflexmarkets around Bostonat5.8% vacancy, yetit carried 1.3M SF of sublease availability in
Q12026, about 38% of the suburban total. It belongs on the listeven thoughitis not the cheapest option.

2 A short sublease and good Tl pull in opposite directions.

Subleases are normally delivered as-is, andlandlords tie improvement dollars to multi-year directleases. The practical answer is
totake over space someone already built out; severallabs and cleanrooms are onthe marketnow.

3 Twelve months is a balance-sheet line.

Alease of 12months orless can stay off the balance sheetunder ASC 842. Arenewalyou are reasonably certain to exercise counts
towardthe term, so keepingthe lab after the bigmove could bring it onto the books.

4 Most subleases on the market run one to three years.
Most subleases onthe markethave one tothree yearsleft. A6to12month dealis achievable, butitis anegotiation, notalistingyou
pick off ashelf.

5 The large facility clock starts now, and power sets the pace.

Movinginto 275,000to0 450,000 SF by the end of 2027 means starting the searchnow, and nolater than early 2027. A build-to-
suittakes16to 26 months ormore, andlarge transformerleadtimes have run overtwoyears.



—— NEAR-TERM SPACE

What 12,000 to 24,000 SF is asking, market by market.

Two views of rent: what live listings between 9,000 and 30,000 SF are asking today, and the market-wide
average from Q2 2026 brokerage research. Small spaces ask more than the market average in 1-495 Northwest,
|-495 South and around Pittsburgh; on Route 128 North and in Metro West they sit at or below it.

MARKET LIVE LISTINGS, MEDIAN ASK Q2 2026 MARKET AVERAGE VACANCY DRIVE FROM CAMBRIDGE
Route 128 North $19.40/SF/yr NNN (14) $18.10-$20.40 5.8% 20to 30 min

1-495 Northwest $15.25/SF/yr NNN (9) $13.40 (Billerica $13.85) 9.8% (Billerica 8.9%) 35to45min

1-495 South $11.50/SF/yr NNN (4) $9.95 (Mansfield) 11.2% (Mansfield) 4510 55min

Metro West $16.75/SF/yr NNN(11) $18.20- $14.60Marlborough 8.7%-12.4% About 35to 50 min
Pittsburgh: Parkway West $10.95/SF/yr NNN (16) $7.10-flex $10.40 6.6% Flight

Pittsburgh: North Hills $12.50/SF/yr NNN (7) $9.85-flex $13.20 7.6% Flight

Pittsburgh: Parkway East $10.50/SF/yr NNN (10) $6.95 - flex$11.10 9.6% Flight

Reading the numbers: bothregions quote rentperyear; the calculator and cost table convertto monthly, so $15.25 ayearis about $1.27 a
month. Small-bay space aroundPittsburgh asks well above the $6.90 metro average, whichis driven by big distribution buildings.



—— COST COMPARISON

Your all-in cost, by market.

Asking base rent plus triple net for 12,000 and 24,000 SF, before negotiation. The online version of this
roadmap includes a calculator for any size, term and quote.

MARKET BASE + NNN 12,000 SF 12,000 SF, 12 24,000 SF 24,000 SF, 12
/SF/MO MONTHLY MONTHS MONTHLY MONTHS

Route 128 North $1.62+%$0.48 $25,200 $302,400 $50,400 $604,800
1-495 Northwest $1.27+$0.48 $21,000 $252,000 $42,000 $504,000
1-495 South $0.96 +$0.48 $17,280 $207,360 $34,560 $414,720
Metro West $1.40+$0.48 $22,560 $270,720 $45,120 $541,440
Pittsburgh: Parkway $0.91+$0.25 $13,920 $167,040 $27,840 $334,080
West

Pittsburgh: North Hills $1.04+%$0.29 $15,960 $191,520 $31,920 $383,040
Pittsburgh: Parkway East ~ $0.88+$0.24 $13,440 $161,280 $26,880 $322,560

Notincluded: utilities, deposits, moving and fit-out. Sublease asks around Bostonrangedfrom 21% below direct to above it.
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—— WHERE THE OPTIONS ARE

Every Boston option is
within an hour of
Cambridge.

The trade is simple: the further out along [-495, the
lower the rent and the longer the drive from
Cambridge.

e Route 128 North: mostexpensive and tightest, with the
deepestsublease supply.

e |-495 Northwest: steady leasingfromrobotics and
defense-techusers; aboutaquarter below Route 128
onaskingrent.

e [-495 South: the lowestrents, butthe marketis built
around big distributionboxes. Only four pricedlistingsin
your size range.

e MetroWest: amix of R&D andflex space;Marlborough
andHudson carry the highest flex vacancy in the region.



—— THE PITTSBURGH DECISION

Pittsburgh is cheaper for a lab, but not by half.

Across all industrial space, Pittsburgh rents run well under half of suburban Boston's. At12,000 SF the gap
narrows, because small-bay space costs more everywhere. The real case for Pittsburghis talent and ecosystem.

$6.90 vs 24-47% -495 S 1979

$l|5 40 LOWER ALL-IN FOR 12K SF: WITHIN 8-29% OF YEAR CARNEGIE MELLON

° 24-36% VS 1-495 PITTSBURGH AT 12K SF FOUNDED ITS ROBOTICS
PITTSBURGH VS SUBURBAN NORTHWEST, 37-47% VS INSTITUTE

BOSTON, ALL INDUSTRIAL, ROUTE 128 NORTH

/SF/YR NNN

Robotics talent A working ecosystem State support

Carnegie Mellon's Robotics Institute Seegrid, Gecko Robotics and Carnegie Pennsylvania offersjob creation tax
grantsroboticsM.S.and Ph.D. degrees, Robotics are basedinthe region, and credits andworkforce training grants
andthe University of Pittsburghaddsa autonomy teams have clusteredinthe tiedto new hires andjob minimums, so
large engineering school a mile away. Strip Districtand Lawrenceville fora they mattermore atscale thanforalab.

decade.



—— WHAT IS ON THE MARKET NOW

The space exists. The terms are the work.

We reviewed 112 current listings between 9,000 and 30,000 SF across bothregions. Four patterns shape how a
search for Kestrel Motion should run.

SUBLEASES PRICING

9 subleases, 1 to 3 years left on most Sublease pricing varies deal by deal

Sixaround Boston and three around Pittsburgh. Expirations run There are too few Boston-area subleasesto measure a

from early 2027 to mid 2029. A6 to 12month dealmeans askinga discount: one asked 21% below direct, one matcheddirect, and
sublandlordto splititsremaining term, or finding one close to one with cleanrooms asked more. Around Pittsburgh, the two
expiry: one Woburn sublease runs to July 2027. comparable subleases asked 9% and 14% below direct.
IMPROVEMENTS TI

Built labs are available Almost no one publishes an allowance

Listingsin Woburn, Billericaand Marlborough include clean One listingout of 112mentioned a Tl budget, withno amount.
rooms, existinglabs and test bays. Taking overimprovements Several Pittsburgh listings state outright that the space is not
someone else paidforis the fastestway toget"goodTl"ona turnkey. Tl willbe negotiated deal by deal.

shortterm.



—— SITE CHECKLIST

What a robotics lab needs that a warehouse listing will not
tell you.

Most listings describe clear height and dock doors. For autonomous robots, the floor, the power and the use
permissions decide whether a building works.

FLOOR POWER HEIGHT

Ask for the F-numbers Service size and spare 24 to 30 ft is enough for a lab
Flatness (FF) andlevelness (FL) are capaCitU Automation and storage systems
measuredvalues. A typicalindustrial Three-phase 208 to 480V s standard. generally want 34 ftclearormore, and
floorisaround FF20/FL15; ACl classes Confirm amps atthe panel, spare new big-box buildings target 38 to 42 ft.
runup to "super flat" at FF60/FL40. breaker capacity and panellocations Thatmatters for the full-scale facility,
Checkjoints, cracks and steps against near testandchargingareas before the lessforthe lab.

yourrobots'limits. tour, not after.

DOORS AND SLAB CLIMATE AND NETWORK USE AND ZONING

A grade-level door, at minimum Condition the test zone Get the use in writing
Adrive-indoor movesrobots, racking Warehouse spaceis often Buildingcodes treat testingand
andrigs. Dock-highdoors (48 to52in.) unconditioned. Electronics and test research labs (Group B) differently
matterif the mock warehouse receives areasneed aconditionedzone, plus from manufacturing (Group F-1). Zoning
trailers. Seven-inch slabs are common; fiberand Wi-Ficoverage for the fleet. is setcity by city, soask forazoning

confirm floorloadfor testrigs. verificationletter on any finalist.



—— BATTERIES AND FIRE CODE

Battery charging is the permit question most tenants find too
late.

Lithium-ion storage and charging trigger fire-code requirements that depend on how much energy you keep on
site and how itis stored. The local fire marshal's adopted code controls, so the answer changes by city.

Permits start small Codes are changing Your lease has to allow it

The 2024 International Fire Code NFPA 855 covers stationary energy Name the usesinthe lease or sublease
requires anoperational permitwhen storage, not charging mobile andinthe landlord's consent: robotR&D
lithium-ion battery storage exceeds 15 equipment. NFPA80O, anew battery andtesting, battery storage and
cubicfeet, withrequirementstiedto code scheduledfor provisional charging with quantities, andlight

state of charge. publicationin 2026, setsenergy assembly.

thresholds for storage and operations.

BEFORE THE FIRST TOUR

e Inventory the batteries: number of packs, kWh each, typical e Confirm the city's adoptedfire code editionandlocal
storage charge level. amendments.
e Mark where chargingwillhappen andthe powerit draws. e Planseparationanddetectionforthe chargingarea.

e Askthelandlordwhatitsinsurerallows for battery storage. e Putpermittedusesinthe consent, notonly the sublease.



—— SUBLEASE PLAYBOOK

A sublease is only as solid as the lease above it.

Youwould be renting from a tenant, not the owner. Most of the risk sits in that chain, and most of it can be

coveredinthe documents.

RISK

The masterlease ends early, and your sublease
ends withit.

Your sublandlord goes bankruptandrejects
its lease.

Thelandlord's lender forecloses.

The use clause does not fitrobotics.

Youinheritrestoration of someoneelse's
build-out.

Master-lease terms are pulledin wholesale.

Aholdover penalty hits during the move.

WHAT PROTECTS YOU

Arecognition (non-disturbance) agreement fromthelandlord, so you stay if your
sublandlord's lease falls away. Landlords often askforrentto reset to the master or market
rateifitis triggered.

The samerecognition agreement, plus a creditcheckon the sublandlord. Keep your deposit
sized to your own credit.

Arecognition agreementdoes not cover this. It takes an SNDA with the lender.
Listtheuses and battery quantities explicitly in both the sublease and the landlord's consent.

Waiverestoration ofimprovements that existed before you arrived, in writing.

Carveoutobligations thatbelongto the sublandlord, such asits defaults andits restoration
duties.

Holdover rentunder the master lease flows through to you. Build a buffer between thelab's
end date andthelargefacility's start.



—— THE BALANCE SHEET

Keep the lab to 12 months, and it can stay off the books.

Under current U.S. lease accounting, almost every lease over 12 months puts an asset and a liability on the
balance sheet. Short-term leases are the exception, and your preferred sublease term sitsright onthe line.

THE RULE

ASC 842 short-term exemption

Lease term of 12months orlessatcommencement.
No purchase optionyou are reasonably certainto exercise.

Arenewalyou are reasonably certain to exercise counts
towardthe term.

The company elects the exemption by class of asset.

If the termislater extended past12months, the lease comes
onto the books.

WHAT IT MEANS FOR THE LAB

Decide the lab’s future before you sign

e Al2-monthsublease withnolikely renewal canbe expensed
asrent.

e Al3-monthterm, orarenewalyouexpecttouse, cannot.

e Keepingthe lab after the bigmove is areal possibility, so
decide early whetheryou want the flexibility or the clean
balance sheet.

e Heavyimprovements canmake arenewal "reasonably
certain," whichis anotherreason to take over existing build-
outs.

Foryour CFO: thisis a summary of published accounting guidance, notaccounting advice. Your accountants should confirm the treatment
before the termisset.



—— LARGE FACILITY

For the end of 2027, the search starts now.

Large or ground-up requirements need 18 to 30 months of lead time, so start now and no later than Q12027. An
existing building still fits a 2027 move. A build-to-suitis already tight for 2027 and fits 2028 or later.

Q42026 Q12027 Q22027 Q32027 Q42027

Size the requirement and power load —

Robots, charging, machinery, HVAC

Market search and broker interviews —

3 firms per market, back to back

Tours, LOl and lease negotiation —

LOI2 to 4 weeks; signed lease around week 8 to 12

Permits improvemerts powr,racking S

Oftenthe longest stretch

Occupancy o
Existing-building route

12-30 mo 16-26+ mo 2+ yrs

RECOMMENDED LEAD TIME; 18 TO 30 FOR TYPICAL BUILD-TO-SUIT PROJECT LARGE POWER TRANSFORMER LEAD TIME,
LARGE OR GROUND-UP 2025 SURVEY



—— THE NATIONAL FOOTPRINT

The five hubs you named, side by side.

MARKET VACANCY  AVG ASKING RENT, 2026 NET UNDER GATEWAY AND RAIL
NININ ABSORPTION, H1 CONSTRUCTION
Phoenix 11.6% $13.10/yr($1.09/mo)  +8.9MSF 18.6MSF Union Pacific and BNSF mainlines; |-10 to

the Ports of Los Angeles and Long Beach

Houston 6.8% $8.45 /yr +10.2MSF 12.6MSF Port of Houston container terminals at
Barbours Cutand Bayport; UP and BNSF

Columbus 8.2% $6.95 /yr +6.1MSF 8.4MSF Rickenbackerinland port; Norfolk
Southernand CSXintermodal

Charleston 9.7% $8.10/yr +2.3MSF 4.9MSF Portof Charleston; Inland Port Greer and
Inland Port Dillon onrail

Chicago1-80 5.9% $7.20 /yr +7.4MSF 9.1MSF BNSF Logistics Park Chicago and UP Joliet
/1-55 intermodal
U.S.industrial 7.2% $10.45 /yr
Houston is absorbing the most Phoenix is working through Rents disagree by source
Houston posted10.2M SF of net supply Brokerages measure differently.
absorptioninthe first half, the most of The highestvacancy andthe largest Phoenixrentgrowthreads +6.4% inone
the five, ona construction pipeline a pipeline of the five, withrents flatyear reportand -1.2% in another, so this
third smaller than Phoenix's. overyear, make itthe mosttenant- page usesone source forall five.

favorable right now.



—— WHERE THE LEVERAGE IS

Your first big building sits in the size range with the most
room to negotiate.

Nationally, buildings of 275,000 to 450,000 SF carry more vacancy than the largest buildings. That favors
Kestrel Motion's first facility, and it points to build-to-suit or pre-leasing for the million-foot sites later.

10.6% 7.1%

U.S. VACANCY, 275-450K SF
BUILDINGS, Q12026

14.1% = 4.2% >11%

PHOENIX DIRECT VACANCY,
275-450K SF VS 1M+ SF

U.S. VACANCY, 700K SF AND
LARGER, Q12026

HOUSTON VACANCY, 200-
349K SF, THE ONLY SIZE
BAND ABOVE 11%

PHASE 2: 275-450K SF
Lease an existing building

More choice and more negotiatingroomi in this band. Prioritize
buildings that already have the power service youneed;thatcan
save more time than any lease negotiation.

PHASE 3: 600K-1.7M SF
Line up developers early

The largestbuildings are tightening, andin Columbus a one-
million-SF speculative projectbroke groundin Q2, the first of
that size there since 2023. Expect build-to-suitor pre-leased
new construction, both of whichkeepyouatenant, notanowner.



—— KEEPING REAL ESTATE OFF THE BOOKS

Questions to take to your CFO before the biqg building.

Leasing keeps the building and its debt off your books, but along lease still records an asset and a liability. Here
is how the common structures compare.

STRUCTURE

Long-termlease

Build-to-suit,

developer-owned

3PLorwarehousing
services contract

Sale-leaseback

Syntheticlease

WHAT IT DOES

No building or mortgage onyour books; theleaseitself records aright-
of-use assetandleaseliability.

The developer builds and owns. Meeting any one of five indicators means
you are treated as controlling the building during construction.

Acontract can stillcontain aleaseif a specific spaceis dedicated to you
andyoudirecthowitisused.

Sella buildingyou own andleaseitback, turning the assetinto cashand a
leaseliability.

Stillrecords an assetand liability under currentrules, and needs strong
credit.

FIT FOR KESTREL MOTION

The defaultfor Phase 2.
Likely for Phase 3. Structure it with
your accountants fromthe start.

Your ownrobot operations sites
wouldlikely count asleases.

Onlyrelevantonce you own property.

Nota fitatthis stage.

Foryour CFO: a summary of published guidance, notaccounting advice. Confirm treatment with your accountants.



—— WORKING WITH MERIDIAN

One point of contact, and the best local team in every
market.

Meridian Tenant Advisors represents tenants with multi-market needs. You work with one person who knows your
business; in each market, that person bringsin the local broker best suited to the deal.

THE LAB THE BIG BUILDINGS THE SELECTION

Attention and speed The two or three teams that Interview three firms per
For12,000to 24,000 SF, the right matter market

brokerisanexperienced, mid-career At40,0001t0250,000 SFandbeyond, Back-to-back presentationsineach
produceronastrongteam who will give afewteamsineachmarketsee the off- market, then aside-by-side review at
the dealfull attention and avoidrookie market deals and developer your headquartersbefore anyoneis
mistakes. relationships thatchange outcomes. hired.

What a good broker is measured on No direct cost to Kestrel Motion

Rentis mostly setby the market. The value isinrisk: recognition Meridianis paidthrough the transaction and shares the fee with
agreements, expansionrights, use permissions, exit timing, and the local broker, soyou get portfolio-level strategy andlocal

the opportunities other tenants never see. executionwithouta separate retainer.



—— NEXT STEPS

What happens next, and when.

l| Now, during the raise

Introductions toinvestors focused onreindustrialization
andthe built world, andto Meridian's head of
technology.

—— CONTACT
2 The Pittsburgh decision J d EI | 5
Aworking session on thisroadmap: cost, talentand ordan IS

timing for Pittsburgh against Boston. Founder, Meridian Tenant Advisors

(6’I7) 555-0142
3 When the round closes

Confirm the specs andbattery inventory, narrow to two
orthree submarkets, and start the sublease search with

4 Meridian Tenant Advisors

live availability. Sample deliverable: names, properties and figures are illustrative.

4 Q4 2026 to Q12027

Size the full-scale facility andits powerload, and begin
the marketinterviews for Phase 2.



