West Willows Technology Center

Bailard Real Estate Fund

ACQUISITION DATE
September 30, 2025

LOCATION
Redmond, WA
(Seattle MSA)

PROPERTY TYPE
Data Center, R&D

YEAR BUILT
1995

SIZE
155,830 square feet (SF)

POWER
6.5 megawatts (expanding

P iy WEST WILLOWS
to 7.3 megawatts) £%a) B ; ~ TECHNOLOGY CENTER

OCCUPANCY
100% leased

PURCHASE PRICE
$40.0 million ($257 per SF)

THE PROPERTY (expandable to 7.3 MW), advanced cooling and electri-
West Willows Technology Center (the “Property’) is a cal systems, and multiple fiber providers with direct
three-building, two-story R&D and data center facility ~ access to long-haul West Coast networks and trans-
totaling 155,830 square feet, located at 14500-14560  Pacific subsea cables.

NE 87th Street in Redmond, WA. Fully leased to AT&T The acquisition offers a rare opportunity to own a
through August 2027, the Property sits on 8.86 acres differentiated asset in a power-scarce, high-demand

directly south of the Sammamish Substation, offer- technology node. The investment provides value-add
ing a significant advantage with lower infrastructure returns, with substantial upside if AT&T renews or the
costs than competitors. The campus features robust asset is released at a higher rent as powered buildings.

infrastructure, including 6.5 megawatts (MW) of power
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West Willows Technology Center

Redmond, WA

THE OPPORTUNITY

Well-located, power-rich property in a high-demand
market - The Property is one of the few facilities in
Redmond offering 6.5 MW of power, a market where
power is scarce and barriers to new supply are high

due to land constraints and complex permitting. This
robust power infrastructure positions the Property as

a highly attractive option for data center and technol-
ogy R&D users. The site’s proximity to the Sammamish
Substation and direct access to multiple fiber providers
further enhances its appeal. The Redmond submarket is
home to major technology employers and a highly skilled
workforce, providing strong economic drivers and tenant
demand.

Mission-critical facility - The Property is mission-critical
to AT&T, which has invested approximately $150 mil-
lion in infrastructure, including robust fiber connectivity
and power upgrades that would be costly and difficult
to replicate elsewhere. The facility supports AT&T's core
network operations, cellular technology R&D, and its
FirstNet operations, a nationwide wireless broadband
network for first responders and public safety providers
This level of tenant investment and operational integra-
tion makes the site difficult to replace, increasing the
likelihood of renewal.

Substantial upside potential - The investment targets
attractive, risk-adjusted, value-add returns in a market
the Fund views as strategically important. If AT&T renews
(it has three remaining 5-year options), returns could

be in the high teens. If AT&T vacates, the asset’s unique
infrastructure should attract new users at higher rents,
with projected returns in the low to mid-teens even after
releasing costs.

IDENTIFIED RISKS

Single-tenant investment - As with any single-tenant
investment, there is significant risk if the tenant vacates.
This risk is reflected in the pricing, with an attractive
basis of $257 per square foot and an initial capitalization
rate of 10%. The site is believed to be mission-critical for
AT&T making relocation unlikely. If AT&T were to vacate,
the Property’s unique infrastructure and location should
attract strong demand from alternate users, supporting

a releasing scenario that can still deliver attractive
returns.

Loss of power - A significant driver of the Property’s val-
ue is its power. If AT&T vacates and the power is lost, the
buildings would revert to commodity office space, which
would significantly reduce demand and achievable rents.
This risk is mitigated by a fully assignable infrastructure
lease with the local utility provider, Puget Sound Energy
(PSE), which confirms the right to the power. The Fund
can assume this lease if AT&T vacates, and PSE has
indicated no issue renewing with new ownership. The
Property’s proximity to the substation also provides a
substantial advantage, as securing power is significantly
less costly than for competing properties located farther
away.

Restoration and re-tenanting Costs - If AT&T vacates,
there may be significant costs to restore and reconfigure
the facility for new tenants due to the substantial im-
provements AT&T has added. This risk is mitigated by the
lease terms, which require AT&T to remove most altera-
tions at its own cost unless specifically approved by the
landlord. Only a few alternations have been approved.
The lease provides landlord election to the removal of
any unapproved alterations, minimizing restoration costs
and providing optionality.

THE INVESTMENT

The total purchase price, inclusive of closing costs, was
$40.4 million ($259/SF), providing a 9.9% initial yield. The
Fund’s business plan projects an all-in basis of $44.6 mil-
lion ($286/SF) if AT&T renews, with a stabilized yield on
cost of 11.2%. If AT&T vacates, the basis is projected to be
$53.5 million ($343/SF) with a stabilized yield on cost of
9.6%. The Property was acquired all-cash and will be held
unlevered. The Fund will own a 95% interest, with Lincoln
Property Company holding the remaining 5%.

PROJECTED RETURNS"

Projected three-year unlevered returns to the Fund are a
19.7% IRR and a 1.6x equity multiple if AT&T renews, and
a13.9% IRR and a 1.3x equity multiple if AT&T vacates.

“ Projected Returns are hypothetical in nature and based on a 36-month hold. There is no guarantee that the investment will achieve such returns.
Please see important disclosures regarding hypothetical returns at the end of this document. IRR and Equity Multiple represent the investment’s
projected returns, net of joint venture partner fees and investment-level leverage. As such, Fund-level fees and expenses are not included in the

calculations.



RISKS

The Bailard Real Estate Investment Trust, Inc. (the “Bailard Real Estate Fund” or “Fund”) invests primarily in real estate. As a result, an investment
in the Fund entails significant risks that are customarily associated with the development and ownership of income-producing real estate, includ-
ing illiquidity, changes in supply and demand, and inexact valuation. Fees and expenses may offset the return on the investment. The Fund may be
leveraged. An investor may lose all or a substantial portion of the investment. For a more thorough discussion of the risks involved in making an
investment in the Fund, please refer to the Offering Memorandum. The Fund's shares fluctuate in value and may be illiquid due to a lack of a right
of redemption, the lack of a secondary market, and restrictions on transfer. Shares of the Fund, if offered, would be available for purchase only by
accredited investors who could bear a loss and hold shares of the Fund indefinitely. This information does not purport to be complete and is quali-
fied in its entirety by, and an offer or solicitation will only be made through, a final Confidential Offering Memorandum.

PROJECTED RETURNS

The various types of returns presented in this material are hypothetical in nature. Projected returns and hypothetical performance should not

be considered indicative of the actual results that may be realized or predictive of the performance of the investment. Hypothetical returns have
many inherent limitations; they do not reflect actual investment activities of the investment and do not reflect the impact that investor-specific
factors and material economic/market factors might have had on Bailard'’s decision-making. The projected returns presented here may not be the
same as the performance for future, actual investors investing in a similar investment.

The projected returns were calculated using a model and were based upon assumptions determined by Bailard. The model contains the expected
cash flows from this investment. The model uses assumptions for factors that include development period, lease-up period, rental rates, vacancy
loss, revenue, operating expenses, net operating income, debt capital markets, hold period, exit value, and closing costs, among other things. The
net hypothetical returns reflect the deduction of an asset management fee, acquisition/disposition fee, and refinancing fee. The actual returns

of the investment will depend on, among other factors, future operating results, the value of the assets and market conditions at the time of
disposition, legal and contractual restrictions on transfer that may limit liquidity, any related transaction costs and the timing and manner of sale
and related fund level reserves, all of which may differ from the assumptions and circumstances on which the valuations used in the hypothetical
returns contained herein are based. In addition, an investor’s actual performance would likely differ from the target performance depicted due to,
among other things, the actual investments of the investor, the timing of investments, contributions, and withdrawals.

Projected returns are not guaranteed, and a loss of principal may occur.

DISCLOSURES

The securities discussed do not represent an account’s entire portfolio and in the aggregate may represent only a small percentage of an account’s
portfolio holdings. It should not be assumed that any of the securities, transactions, or holdings discussed were or will be profitable, or that the
recommendations or decisions made in the future will be profitable or will equal the performance of the securities, transactions, or holdings dis-
cussed. This document does not constitute advice or a recommendation or offer to sell or a solicitation to deal in any security or financial product.
Itis provided for information purposes only. It provides a snapshot of how Bailard evaluates a real estate investment opportunity and a sense of
Bailard's real estate team'’s underwriting process, including how the team views opportunities and the kinds of assumptions that the team makes.

This document is provided on the understanding that the recipient has sufficient knowledge and experience to be able to understand and make
their own evaluation of the proposals and services described herein, any risks associated therewith and any related legal, tax, accounting or other
material considerations. To the extent that the reader has any questions regarding the applicability of any specific issue discussed above to their
specific portfolio or situation, prospective investors are encouraged to consult with the professional adviser of their choosing.

Except where otherwise indicated, the information contained in this presentation is based on matters as they exist as of the date of preparation of
such material and not as of the date of distribution or any future date. Recipients should not rely on this material in making any future investment
decisions. Bailard does not undertake any obligation to update the information contained herein as of any future date.

Certain information contained herein has been obtained from third-party sources and such information has not been independently verified
by Bailard. No representation, warranty, or undertaking, expressed or implied, is given to the accuracy or completeness of such information by
Bailard or any other person. While such sources are believed to be reliable, Bailard does not assume any responsibility for the accuracy or com-
pleteness of such information.

This presentation is confidential, is intended only for the person to whom it has been directly provided and under no circumstances may a copy be
shown, copied, transmitted or otherwise be given to any person other than the authorized recipient without the prior written consent of Bailard.

The significant risks customarily associated with the development or ownership of income producing real estate include but are not limited to
illiquidity, changes in supply and demand, and inexact valuation. A client or investor may lose all or a substantial portion of the investment. No
guarantee or representation is given that any real estate strategy will achieve its investment objectives. Investing in real estate entails significant
risks that are customarily associated with the development and ownership of income-producing real estate, including illiquidity, changes in supply
and demand, and inexact valuation. Real estate investing shares fluctuate in value and may be illiquid due to a lack of redemption, the lack of a
secondary market, and restrictions on transfer. Fees and expenses offset the return on the investment. Real estate investments may be leveraged.

Certain information contained herein constitutes “forward-looking statements,” which can be identified by the use of forward-looking terminology
such as “may,” “will,” “should,” “expect,” “anticipate,” “project,” “estimate,” “intend,” “continue,” or “believe,” or the negatives thereof or other variations
thereon or comparable terminology. Due to various risks and uncertainties, actual events, results or actual performance may differ materially
from those reflected or contemplated in such forward-looking statements. Nothing contained herein may be relied upon as a guarantee, promise,
assurance or a representation as to the future. SEC registration does not imply a certain level of skill or training. Bailard will not offer investment
advice in any jurisdiction where it is prohibited from doing so.

All investments have the risk of loss. There is no guarantee Bailard will achieve its investment objectives. Past performance is not a guarantee or
indicator of future results.
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