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MCI GRAND PARKWAY, LP

Key Points

! MCI Grand Parkway, LP is a partnership formed by The McAlister Company to

acquire 30 acres of commercial property on Clay Road at The Grand Parkway as an

investment.

! Targeted gross fund returning 17% plus IRR and a 3 year to 5 year hold period.

! Cash acquisition with no debt.

! Fund sponsor The McAlister Company.

" Jim McAlister, Sr. and Hydie McAlister

! Minimum capital contribution $250 thousand.
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The McAlister Company is forming a real estate investment partnership to acquire three foreclosed tracts
totaling 30.8 acres from NewFirst National Bank. The property is approximately 1,000 feet east of the
intersection of The Grand Parkway and Clay Road. This intersection is one of only three intersections with
an off/on ramp between Highway 290 and I-10. The tracts have frontage on Clay, Mason, Elrod, Lakes of
Bridgewater, and Bridgewater Villa Dr. See Exhibits 1 and 2 (pages 5 and 6)

• Purchase from NewFirst National Bank: $2.75 psf
• O’Connor Appraisal 01/2011: $4.73 psf
• David L. Pallante Appraisal 10/2011: $4.46 psf

In total, the tracts have 2,249 feet of frontage on Clay, 547 feet on Mason, 295 feet on Elrod, 900 feet on
Lakes of Bridgewater, and 234 feet on Bridgewater Villa Dr. The tracts have 3 corners that will make them
more valuable, marketable and user friendly.

Clay Road is a main East / West artery that begins in mid Houston and runs past Katy to the west. It is one
of the two primary East / West arteries located between Highway 290 and I-10. Mason Road is a main
North / South artery that runs from Rosenberg to the south and goes north to Clay Road. Future plans for
Mason Road include being extended past Hwy 290 into the Fairfield Community.

TRACT 1

# SIZE: 5.1 acres
# LOCATION: Approximately 1,000 feet east of the intersection of  The Grand Parkway 

and Clay Road.  And is the Southwest corner of the intersection of Clay 
Road and Mason Road.  The corner of Clay and Mason has a traffic 
signal.  The tract includes the Southeast corner of Clay and Elrod. 

# FRONTAGE: 670 feet of frontage on Clay, 295 feet on Mason and 295 feet on Elrod

PROPERTY
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PROPERTY - CONTINUED

TRACT 2

# SIZE: 10.4 acres
# LOCATION: Off southeast corner of Clay Road and Mason Road
# FRONTAGE: 179 feet of frontage on Clay, 547 feet on Mason, and 234 feet on

Bridgewater Villa Dr.

TRACT 3 

# SIZE: 15.1 ACRES
# LOCATION: Southeast corner of Clay Road and Lakes of Bridgewater
# FRONTAGE: 1,400 feet of frontage on Clay, and 900 feet on Lakes of Bridgewater

These subject tracts will be prime Retail and Business locations in a rapidly growing area of Houston that
will be further stimulated by the construction of the Grand Parkway. The location of these tracts at the
intersection of the two major arteries of Clay Road and Mason Road which is approximately 1,000 feet
from the intersection of the Grand Parkway and Clay Road. This is an excellent investment opportunity.

The McAlister Company anticipates the strong population growth in the area to continue and accelerate
over the next 5 years, and projects the sale of the tract in the next 3 to 5 year time period. This property is
configured in a way that the sales of individual pad sites and shopping center locations could begin to
occur as soon as the Grand Parkway nears completion at this intersection, and as new area subdivision
announcements take place.

4



EXHIBIT 1

I-10
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EXHIBIT 2
Retail
Fast Food
Townhome
Medical
Coffee Shop
Daycare

1

2 3
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GRAND PARKWAY

The Grand Parkway between I-10 and Hwy 290, section E, is currently under construction.

It is scheduled for completion in 2013. The intersection of the Grand Parkway and Clay

Road will be a major focal point for retail and business locations. Clay Road will be one of

three intersections with The Grand Parkway with off and on ramps between I-10 and Hwy

290. The three intersections are Clay Road, Morton Road, and FM 529. These

intersections will be extremely valuable. There will be limited frontage roads along this

sector of the Parkway, making these intersections even more valuable.
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EXHIBIT 3GRAND PARKWAY

SUBJECT

I -10
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EXHIBIT 4
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EXHIBIT 5

FM 529

On/off Ramp Location

Clay

MortonSUBJECT TRACT
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First: The first $2 million of funds received as capital contributions from Limited
Partners will attract a preferential return of 10% per annum, based on the unreturned
capital balance.

Second: The remaining funds received as capital contributions from Limited Partners will
attract a preferential return of 8% per annum, based on the unreturned capital
balance.

Third: The Partnership’s distributable funds received as a result of sales of property will be
allocated as follows:
1. To the Limited Partners 99% until such time as they have received their total capital

contributions.
2. To the Limited Partners 99% until such time as they have received their total

accumulated Preferential Return.
3. Then, the Limited Partners and the General Partner will share 50/50 of all

distributions until such time as the General Partner has received 20% of all
distributions made in the Partnership (save and except the return of the Limited
Partners’ Capital Contributions).

4. Then, all remaining distributions will be paid 80% to the Limited Partners and 20% to
the General Partner.

General Partner Annual Management Fee: 2% based on the total capital raised for the first three years and
thereafter 2% of the appraised value of the Partnership’s assets.

Acquisition Fee: 6% of the purchase price of the property acquired in the Partnership. McAlister Company
does not participate in brokerage commissions on property acquisitions.

PARTNER DISTRIBUTION, 
G.P. FEES & PROFIT PARTICIPATION
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INTIAL OFFERING
SOURCES & USES OF FUNDS
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SOURCES OF FUNDS:

General Partner Initial Capital Contribution $             40,616 1.00%
Gross Offering Proceeds from Units $ 4,021,000 99.00%

TOTAL SOURCES OF FUNDS $ 4,061,616 100.00%

USES OF FUNDS:

A. Organizational Cost & Fees (See Notes below)

Offering Memorandum, Printing Photographs,
Delivery, Postage, Telephone $              5,000 0.12%
Organizational Filing Fees $              2,000 0.05%
Legal Fees $ 7,500 0.18%

TOTAL ORGANIZATIONAL COSTS & FEES $ 14,500 0.36%

B. Taxes, Fees, Due Diligence, & Operating Costs

Fees and expenses related to the acquisition of
the Property, anticipated expenses for administration
of the Partnership during the first year, General Partner’s
Fees and reserves:

Appraisal $ 5,000
Engineering Study $ 5,000

Taxes, Fees, Due Diligence, & Operating Costs (Cont.)

Environmental Study $              5,000
Accounting, Tax Returns $              5,200
Partnership/Property Management Fee $ 73,963
Insurance $ 1,000
Title Fees, Legal and other Closing costs $ 7,500
Acquisition Fee $ 221,889
Working Capital $ 24,407

TOTAL TAXES, FEES, DUE DILIGENCE,
OPERATING COSTS $       348,959 8.59%

C. Purchase Price of Property $ 3,698,157 91.05%

TOTAL USESOF FUNDS (Inclusive of 
Organizational Costs & Fees, General 
Partner Fees & Administration and Purchase
Price of Property) $ 4,061,616 100%
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RE-OCCURRING ANNUAL 
CAPITAL CONTRIBUTIONS

Re-occurring annual costs such as real estate taxes, Management Fees, Insurance, Tax Return

Preparation, Accounting and Working Capital are estimated to be $230,500 for 2012. For 2013 and

thereafter costs will be more or less than this amount depending, primarily, on the total amount of real

estate taxes for each year.

A call for capital contributions from Limited Partners will be made on the 15th November of each year.

However, income from sales may be held back to provide working capital to meet annual expenses for up

to two years thus reducing or eliminating the need to make a capital call from limited partners.



TIMING

It is time to pursue the purchase of investment grade real estate property from lenders and
developers with problem loans. The overall delinquency rate for commercial real estate loans is in
excess of 9%. The level of commercial real estate loans appears to be nearing its peak and the
market is in the process of stabilizing. This is the time to take positions in distressed real estate and
delinquent notes. New delinquencies in 2011 are estimated to exceed $42 billion. Financial
institutions and developers are under pressure to sell properties with problem loans.

We believe we are at the tipping point towards a more normalized market where new loan
originations will begin to commence in 2012 reflecting more normal lending patterns. Through 2012
will see more distressed opportunities, we see an overall recovery occurring which will begin to
impact the real estate market in a positive way.

Jobs are growing faster in Texas than in other states.  Over 20% of the new jobs in the U.S. are 
occurring in Texas. Job growth in Texas in 2011 currently is approximately 800 new jobs each day.  
Texas leads the nation in population growth. 

Houston’s job growth in 2010 was over 46,000 new jobs and was exceeded only by Dallas with
50,000 jobs. Washington D.C. with new federal hiring was third with only 25,000 jobs.

Houston leads the nation in 2010 with the sale of 22,000 new homes which is over 2X the sales for
the leading city outside of Texas. It is anticipated that Houston will build approximately 25,000 new
homes in 2011. This will absorb over 10,000 acres of land. Projections suggest that Houston
population will grow over 900 thousand from 2010 to 2020 and over 1.8 million by 2030.

HOUSTON
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THE McALISTER COMPANY

The McAlister Company, is a real estate investment firm focused primarily on undeveloped land parcels in the
Houston, Austin, and San Antonio markets. The company was formed in Houston in 1973 by Jim McAlister, Sr.
to acquire and develop land parcels in the path of growth in the greater Houston area as investments. The
value of the land transactions associated with the McAlister Company partnerships over the past 37+
years total over $1 billion. The strong investment results of the Company's partnership acquisitions and
sales, provide a greater understanding of the positive financial results from utilizing land as a real estate
investment vehicle.

Jim McAlister, Sr. was Vice President of Real Estate Investments for Mitchell Energy for 10 years, until 1972.
During that time he was responsible for numerous real estate projects including the planning and
implementation of The Woodlands, a master planned community north of Houston Texas. The project is a
25,000 acre development. When completed, it will house more than 150 thousand people and have 90,000
jobs on site. Jim has a Masters degree in Engineering and a Master's degree in Finance.

In 2003, the McAlister Company transitioned from forming individual partnerships for each investment and
began forming discretionary real estate investment funds which acquired multiple investment properties. To
date, the company has formed six discretionary real estate funds, the investors are high net worth individuals
as well as institutions.

Hydie McAlister was with The McAlister Company for eight years prior to co-founding McAlister Investments in
2008. Among other responsibilities, she was a member of the property investment committee, and during this
time the Company completed over $250 million in land acquisitions. She was personally responsible for
closing over $50 million in land transactions. She also handled due diligence matters, investor sourcing /
relations, and organized and operated the property management division for the McAlister Company. Prior to
The McAlister Company, she was with Stewart Title Company for six years in the Commercial Real Estate
Division. Hydie graduated from Texas Tech University in 1991 with a BS in Arts & Science.
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McALISTER TEAM

The McAlister Company Team outsources legal, engineering, environmental, appraisal, and government
relationships to specialists having superior expertise on the issues the Company determines are
necessary. The outsourcing brings to the partnerships the firms or individuals with the greatest possible
input to assist in due diligence and property enhancement.

! Engineering:
!Dannenbaum Engineering Corp.
!Jones & Carter, Inc.

! Appraisal and Demographics :
!David L. Pallante & Associates, LLC
!MetroStudy

! Legal:
!Andrews Kurth LLP
!Allen Boone Humphries Robinson LLP
!Jeb Brown & David Montgomery

! Environmental:
!Phase Engineering, Inc.
!Jones & Carter, Inc.

! Property Sourcing and Marketing Assistance:
!Local Brokers
!Banks
!Developers
!McAlister Company Principals and Staff.
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DUE DILIGENCE 
ENHANCEMENT :  PROPERTY

Every investment acquisition goes through a thorough due diligence program before purchase.

The McAlister Team consists of lawyers, engineers, appraisers, environmental experts, and

market analysts that have worked together for many years to assure sound investment

purchases.

A property is purchased only after identifying its potential use, the timing of sale and value to a

user. The IRR and Cash Multiple estimated for this investment must yield a target return from

17% to 25% IRR and a Cash Multiple greater than 2.5X.

Upon acquisition of an investment property, The McAlister Team moves forward to improve its

value and marketability. Our Team secures government entitlements, utilities, road commitments

and drainage permits. We also mitigate wet lands and flood plain impact on future land

development.

Our objective is to deliver the investment property with its greatest use potential for the developer

with minimum holding period and maximum price for the investors. 17



STRATEGY:  INVESTMENT CRITERIA

McAlister Land Investments are in areas of active growth, directly in the path of development activity and
mature enough for development within a three to five year time frame. Land investments primarily focus
on high quality residential and retail tracts in need of capital infusion. Following acquisitions of
undeveloped parcels and development projects the partnership will strive to enhance the value of the
tracts.

The partnership targets notes, JV opportunities, GP sponsor equity positions and other structures on a
case by case basis.

PREFERRED PROFILE

! Well-located value-added opportunities which may include components of new development,
redevelopment and/or releasing.

GEOGRAPHY

! Texas and Southwestern states are the major focus.

TRANSACTION SIZE

! Land acquisition will range between $1 million to $10 million.

CAPITAL STRUCTURE

! All land acquisitions will be cash purchases. No leverage.
18
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McALISTER TRACK RECORD

The McAlister Company has formed Real Estate Investment Partnerships since 1973. In 2003

The McAlister Company transitioned from forming individual partnerships for each investment and

began forming discretionary Real Estate Investment Funds. The McAlister Company has

completed more than $1.0 billion of partnership fund transactions over the last 37 years.

The following presents the track records of the first six McAlister discretionary funds. The annual

appraisals show the value of the remaining properties in the portfolios have held strong. The

properties are located to respond to the developer needs as the market recovers. Over $80

million dollars of the properties were under contract to sell in 2008 when the banking crisis

impacted the Real Estate Market. Due to the market downturn and lack of lendable funds, these

properties did not close. These properties will be on the top of the list for consideration for

development sites as soon as the current economic crisis begin to recede.
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TRACK RECORD 1

LAND FUND No. 1

*Net of Estimated Fees and Expenses; all estimates provided by current management of the Prior Land Funds’ general partner.



TRACK RECORD 2

LAND FUND No. 2

21*Net of Estimated Fees and Expenses; all estimates provided by current management of the Prior Land Funds’ general partner.
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TRACK RECORD 3

LAND FUND No. 3

*Net of Estimated Fees and Expenses; all estimates provided by current management of the Prior Land Funds’ general partner.



23

TRACK RECORD 4

*Net of Estimated Fees and Expenses; all estimates provided by current management of the Prior Land Funds’ general partner.

LAND FUND No. 4
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TRACK RECORD 5

*Net of Estimated Fees and Expenses; all estimates provided by current management of the Prior Land Funds’ general partner.

LAND FUND No. 5
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TRACK RECORD 6

*Net of Estimated Fees and Expenses; all estimates provided by current management of the Prior Land Funds’ general partner.

LAND FUND No. 6



Jim  McAlister, Sr. 
2211 Norfolk, # 803
Houston, Texas 77098
(713) 535-2276
jimmcalistersr@mgcfunds.com 
www.mgcfunds.com

Hydie McAlister
2211 Norfolk , #803
Houston, Texas  77098
(713) 535-2260
hydiemcalister@mgcfunds.com
www.mgcfunds.com

CONFIDENTIAL – DO NOT REPRODUCE
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