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RESEARCH OBJECTIVE

To define the critical infrastructure gap between traditional self-storage and small-bay
industrial (SBI) real estate, and to evaluate the emergence of the Institutional Micro-
Industrial (IMI)model as the dominant solution for 2025–2030 market cycles.

THE MARKET CONTEXT: IDENTIFYING THE VOID

In a world where Small-Bay Industrial is booming alongside “Micro-Flex” spaces to meet
the demand for simplified logistics, a critical failure remains. Many markets face an over-
supply of self-storage facilities while traditional industrial parks remain cost-prohibitive
for the modern operator. This required platform lies precisely between the largest self-
storage units and traditional Small-Bay Industrial (SBI).

THE VOID: Most SBI operators force tenants into 3,000–5,000 SF footprints burdened by
complex Triple Net (NNN) structures andmulti-year lease commitments. For startups and
trade pros, this represents a disqualifying level of risk. This void is now being filled by
MEGABAYS, a company pioneering the wave of IMI by delivering month-to-month all-
gross leasable suites with zero long-term commitments.

THE NOMENCLATURE MOAT: WHY “INSTITUTIONAL” MATTERS

The addition of Institutional is a deliberate strategic move that functions as a technical
and financial moat:

- Spec Level vs. Exit Grade: IMI assets are built to the standards required by pen-
sion funds and REITs: NFPA 13 sprinklers, 22’ high-cube volume, and 50’ reinforced
concrete drive aisles.

- CategoryOwnership: By naming the IMI class, MegaBaysmoves from a commodity
(storage) to a proprietary platform.

- Zoning Diplomacy: IMI is positioned as high-tech infrastructure that supports the
local trade economy, facilitating smoother municipal approvals.
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THE CATEGORY EXPLOSION: THE “FLEX” FALLACY

Traditional “Flex” models mandate a 20–50% office build-out, creating “dead space” for the
modern operator.

- The Regulatory Trap: Office components trigger Business (B) occupancy codes, in-
creasing development and insurance costs.

- Asset Preservation: IMI is strictlyNon-Retail and Non-Manufacturing, protecting
the “Sanctuary” environment from high-traffic wear and tear.

- Architecture: MegaBays offers precision foundations (20x40, 20x45, 20x50) to ac-
commodate varying needs and project costs.

OPERATIONAL ALPHA: THE PROPRIETARY UNMANNED OS

The shift to IMI allows for a 100% Unmanned environment, utilizing a proprietary digital
ecosystem for frictionless access andmanagement. This custommobile-to-unit workflow
removes the complexity and high cost of on-site personnel and results in a 20–25% boost
to NOI compared to traditional managed flex parks.

VERTICAL VELOCITY & THE PORTFOLIO PREMIUM

The IMI model is engineered for velocity of scale. The inaugural flagship location is cur-
rently in progress within the DFW metroplex, representing the first node in a regional
network across the Texas “Golden Triangle.” Treating the platform as “Warehouse as a
Service” (WaaS) allows MegaBays to capture a convenience premium and maintain long-
term investor demand.

EXECUTIVE SUMMARY: THE MEGABAYS POSITION

MegaBays is the only platform in the Texas Core specifically engineered to solve the “Flex”
fallacy. By standardizing this IMI model, Barron Capital is establishing a national brand of
high-performance infrastructure. The first location will be revealed soon, serving as the
benchmark for a national expansion.

ALWAYS FORWARD.
Executing what others can’t envision.

WWW.MEGABAYS.COM
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