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Disclaimer

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

This presentation (“Presentation”) is highly confidential and is being provided to you at your request for informational purposes only and is not and may not be relied on in any manner as legal, tax, or investment advice or as an offer to sell or invest in a strategy or
investment vehicle (each a “Fund”) managed or sponsored by MAG Capital Partners, LLC, a Texas limited liability company, or any of its subsidiaries or affiliates (“MAGCP”). Such an offer will only be made pursuant to the delivery of the rela ted organizationa l and
offering documents for the Fund (the “Organizational Documents”), which will be furnished to qualified investors only. The information conta ined herein does not purport to be complete and is qualified in its entirety by the applicable Organizational Documents. No
person has been authorized to make any statement concerning a Fund other than as set forth in the applicable Organizational Documents and any such statements, if made, may not be relied upon.  The applicable Organizational Documents of a Fund describe 
certain risks and other important information and should be reviewed carefully before deciding to invest in such Fund.  Such investment is only suitable for sophisticated investors and requires the financia l ability and willingness to accept the high risks and the lack 
of liquidity inherent in such investment.  Prospective investors must be prepared to bear such risks for an indefinite period of time.  Each prospective investor should consult its own attorney, business advisor and tax advisor as to legal, business and tax advice.

Any information in this Presenta tion is provided for informational purposes only and is not a recommendation by MAGCP with respect to an investment. Certa in information in this Presentation is provided by third-party sources, and MAGCP provides no assurances
that such information is accurate or complete. Accordingly, no prospective investor should make any investment decision on the information conta ined in this Presentation. Any liability on account of any party’s use of or reliance on this Presentation or discussed in
the accompanying oral presentation with respect to any such investment dec ision is hereby expressly disc laimed. Furthermore, this disc laimer does not purport to be a complete explanat ion of the risks or considerations involved in an investment; nor is this
Presentation intended to constitute legal, tax or accounting advice or recommendations.

Any statements regarding market or future events or other similar statements constitute only subjective views, are based upon expectations or beliefs, should not be relied on, are subject to change, and involve inherent risks and uncertainties, many of which
cannot be predicted and are the beyond MAGCP’s control. Words such as “may,” “will,” “seek,” “should, ” “expect,” “anticipate,” “target,” “indicative, ” “project,” “estimate,” “intend,” “continue,” or “believe” or the negatives thereof or other variations thereon or
comparable terminology are intended to identify forward-looking statements. Such statements involve known and unknown risks, uncertainties and other factors, and undue reliance should not be placed thereon. Future evidence and actual results could differ
materially from those set forth in, contemplated by, or underlying these statements. Changes to any assumptions may have a material impact on the Presentation. In light of these risks and uncertainties, there can be no assurance that these statements are or will
be accurate or complete. MAGCP undertakes no responsibility to revise such statements. Interested part ies should conduct their own analysis of the Presentation, and should fully consider other available information, in making an investment dec ision with MAGCP.  
Except where otherwise indicated herein, the information provided herein is based on matters as they exist as of the date of preparation and not as of any future date and will not be updated to reflect information that subsequently becomes available, or
circumstances existing or changes occurring after the date hereof.  

Return targets or objectives, if any, are used for measurement or comparison purposes and only as a guideline for prospective investors to evaluate a part icular investment program’s investment strategies and accompanying information. The target returns 
referenced herein are neither guarantees nor predictions of future performance, and there can be no assurance that the investment objectives of each investment strategy will be achieved or that investors will receive a return on their investment.  Targeted returns
reflect subjective determinations by MAGCP based on a variety of factors, including investment strategy, prior performance of similar products (if any), volatility measures, risk tolerance and market conditions. Performance may fluctuate, especially over short
periods. Actual realized returns will depend on, among other factors, future operat ing results, the value of the assets and market conditions at the time of disposition, any rela ted transaction costs and time and manner of sale, all of which may differ from the 
underlying assumptions on which the target returns data is based.  Significant assumptions have been made in calculating the target returns. While MAGCP believes that the assumptions are reasonable, due to various risks and uncertainties, actual events or
results or the actual performance can differ materially from those reflected or contemplated.

Targeted returns should be evaluated over the time period indicated and not over shorter periods. The adviser may, depending on the type of investor, the investor’s affiliation with the adviser and the size of the potential investment, vary the fees and allocation
paid by a part icular investor.  Past or targeted performance is not a guarantee of future results.  No representat ion is being made that any investment will or is likely to achieve comparable results or targeted returns similar to those achieved in the past, or that 
significant losses will be avoided.  Net IRR reflects the deduction of management fees, performance fees, and other expenses.  Much of the information included herein is based on MAGCP’s view of general market act ivity, industry or sector trends or other broad-
based economic, market or political conditions.  There is no guarantee that the views and opinion expressed in this presentation will occur.  Such views and information should not be viewed, or relied on, as research of investment advice.  Selected case studies are
provided for illustrative purposes only to illustrate the application of MAGCP’s investment process. Performance information for each case study does not reflect the performance of other investments acquired or held by the account or investment vehicle that
made the investment profiled in each case study and thus does not reflect the actual returns received by investors. It should not be assumed that any investment made in the future will be comparable in quality or performance to the selected investment 
described herein.  Additional information is available upon request.

MAGCP disclaims any and all liability relating to this information, including without limitat ion any express or implied representat ions or warranties for statements conta ined in and omissions from this information. Except as otherwise stated herein, MAGCP does not
undertake or have any responsibility to notify you of any changes to the attached information.  This Presentation is not an advertisement and is intended only for the person to whom it has been distributed. By accepting this Presentation, the recipient
acknowledges and agrees that the recipient will keep this information confidential and will not use this information for any purpose other than considering their interest in the transaction being discussed. The recipient further agrees that it will not copy, reproduce
or redistr ibute this Presentation or disc lose or distribute this Presentation to any third party, in whole or in part without the prior written consent of MAGCP. Any reproduction or distribution of the Presentation’s contents may constitute a violation of federal and state
securities laws. All information conta ined in this Presentation is sourced from MAGCP and its affiliates unless otherwise noted. The accuracy or completeness of any of the information in this Presentation cannot be guaranteed.  No federal or state securities
commission or regulatory authority have confirmed the accuracy or determined the adequacy of this Presentation. Any representat ion to the contrary is a criminal offense.
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Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

MAGCP Industrial 
Fund III, LP

• 6-Year Hold Horizon

• $250M Anticipated Equity, Expandable to $500M

• 1.95x Multiple on Invested Capital (MOIC)

• 6%-8% Target Cash-on-Cash During Hold

• 14%-16% Projected Net IRR

• 55%-65% Average Fund LTV

• Quarterly Distributions

• Tax Advantaged Direct and REIT Investment Options

• Minimum investment: $50,000

Target 
Highlights

STRATEGIC FUND OBJECTIVE 

MAG Capital Partners (MAGCP) seeks to efficiently 

deploy investor capital into net leased industrial real 

estate investments.  Our focus is on current cash 

flowing assets, supported by a diversified portfolio of 

creditworthy middle market tenants on a below-

replacement cost basis.  Utilizing our in-house credit 

team and development expertise, we seek to 

provide exceptional risk-adjusted returns.

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.
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• Experienced Principals

• Selective Deal Sourcing

• Conservative Underwriting

• Diversified Passive Investment 
Opportunities

About Clive Capital

Information provided herein by Clive Capital, LLC
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About Clive Capital

Clive Capital is managed by Keshav Kolur and John Lai. With over 1,000+ apartments under renovation and 
500+ single family rental homes under development, Clive Capital is building a diversified portfolio 
consisting of real estate, private lending, energy, and other asset investments that deliver superior risk 
adjusted returns, cash flow, and tax benefits for their investors to passively build generational wealth.

500+
Units Under Construction

1000+
Units Under Management

$165+M
Assets Under Management
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• Experienced Principals

• Institutional Credit Team

• Precision Capital Deployment

• Professional Execution

• Demonstrated Deal Sourcing

WHAT SETS MAG CAPITAL PARTNERS APART

About the Operator

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.
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Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

About MAG Capital Partners

Founded in 2015, MAG Capital Partners is a commercial real estate investment firm focused on single-tenant, net leased 
industrial properties throughout the United States. MAG specializes in sale-leaseback structured industrial acquisitions and 
value-add opportunities. The firm is led by tenured principals Dax T.S. Mitchell, Andrew Gi and Neil Wahlgren, having over 60 
years of combined experience in complex commercial real estate acquisitions, operations and development with attractive 
results. MAGCP is vertically integrated, including tenant credit advisory, construction and facilities management, asset 
management, capital markets, and a full-service accounting team.

$150M+
Realized Investment Exits

<0.2%
Annual Tenant Default Rate

$1B+
Assets Under Management

18.1% 
Realized Net Investment IRR

All figures are approximate and net to investors.  
Past performance is not a guarantee of results.  Please see the disclosures on page 2 for important additional information, including with respect to the calculation of performance.  .
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ASSETS UNDER MANAGEMENT AND STRATEGIC BUSINESS UNITS 

About MAG Capital Partners

Current Investments as of Q3 2024

Square Feet Under 
Management 

10M+
States with Assets
Under Management 

31

Real Estate 
Direct 

Investments

Private Equity 
& Corporate
Investments

Risk 
Advisory 
Partners

Institutional 
Joint 

Ventures

Real Estate 
Investment 

Fund 
Management

Assets Under Management (AUM)

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

*All figures are approximate.
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Stable Asset 
Class

Active Lending
 Environment

Capture Value
through Market 

Inefficiencies

Securitized Cash
 Flow Yields

Why Industrial? Why Now? 
KEY DRIVERS FOR FUND III OPPORTUNITY

INDUSTRIAL DEMAND DRIVERS
• Onshoring and reshoring manufacturing to the U.S. 

and Mexico is an ongoing structural change

• The global supply chain disruption of 2020 
revealed a clear need for domestic logistics and 
manufacturing, leading to significant public and 
private investment into this sector

• 2nd generation industrial real estate is priced below 
replacement costs, and space demand is 
outstripping constrained supply into the 
foreseeable future

 IMMEDIATE BUYING OPPORTUNITIES
• Acquisition cap rates remain higher than capital 

costs

• Opportunity to acquire quality assets at or below 
replacement costs with positive leverage and 
healthy yield spreads

• Fixed rate debt remains available at 150-200 bps 
below acquisition cap rates

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.
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Allocates risk over multiple properties, 
geographic markets, tenant credit and tenant 
industries

Capture flow-through depreciation and REIT 
tax benefits similar to single-asset investments

Increases Manager’s ability to negotiate on 
deals and provide surety of acquisition 
(i.e., cash closings)

Economies of scale across fixed costs 
compared with single-asset investments

     DIVERSIFIED FUND ADVANTAGES

CONTINUOUS EVOLUTION OF EXECUTION

Industrial Fund III Strategy

     ANTICIPATED STRATEGY

• Third fund vintage following successful stabilization of Fund I and Fund II

• Target current cash flow from fully occupied, single-tenant industrial deals

• Perform in-depth tenant credit analysis to ensure strong portfolio credit

• Perform physical and environmental assessments

• Require tenant indemnification and additional security & insurance to ensure 
building quality and mitigate any exposure

• Execute long-term (10+ years) net leases

➢ Tenants pay for 100% of utilities and building maintenance costs

➢ Tenants pay for 100% of property tax and future increases

➢ Tenants pay for 100% of property-related insurance

• Stabilize rental trends at or below market to maximize releasability

• Focus on the real estate basis at or below replacement cost and near vacant value

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.
Provided to illustrate MAGCP’s investment strategy and is subject to change in MAGCP’s sole discretion.  
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HEDGE AGAINST INFLATION

• Hard assets, including industrial real estate, are one of the greatest intrinsic hedges in an inflationary 

environment

• Net lease structure shields investment from inflationary increases in expenses including taxes, 

insurance, utilities and building maintenance costs

• 2%-3% annual rent escalations built into leases

• Provides predictable, increasing income stream for investors while allowing tenants to forecast and 

control rent costs

• Drives predictable NOI growth 

 DEBT AND INTEREST RATE ENVIRONMENT

• Current interest rates are trending downward from most recent peaks

• Long-term fixed-rate debt protects yields and minimizes exposure to short-term rate activity

• Debt from a combination of lenders including, but not limited to, single-asset loans, credit facilities 

or programmatic credit lines from local, regional and national banks, as well as securitized bonds or 

financing 

CONSERVATIVE APPROACH TO AN UNCERTAIN MARKET

Inflation and Interest Rates

Annual Rent
Escalations

Fixed and Rate
Capped Debt

Inflation 
Hedged

Hard Assets

Cash Flowing
Properties

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.
Represents MAGCP’s market views and analysis.
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• Industrial real estate completions grew in 2023 but have dropped 

significantly in 2024 after a decrease in new construction

• Absorption remained positive over the last 18 months 

• Current U.S. Industrial vacancy rates remain healthy at approximately 

6.0% and manufacturing vacancy at approximately 3.0%

• Industrial assets continue to appreciate nationwide

SLOWING CONSTRUCTION PUTS POSITIVE PRESSURE ON INDUSTRIAL ASSETS AND RENT

Industrial Market

Source: Cushman & Wakefield Q2 2024 Industrial Market Report

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

RISING PRICE PER SF INDUSTRIAL SALES

SPACE DEMAND / DELIVERIES

OVERALL VACANCY & ASKING RENT

Net Absorption, SF.                 Construction  Completions, SF

Asking Rent $ PSF/NNN.                   Vacancy Rate

M
ill

io
ns

Source: Cushman & Wakefield Q2 2024 Industrial Market Report

M
ill

io
ns

Represents MAGCP’s market views and analysis.
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MANUFACTURING CONTINUES TO THRIVE AS A SUBSECTOR 

Industrial Market

TOTAL REAL PRIVATE MANUFACTURING CONSTRUCTION SPENDING IN THE UNITED STATES

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

Real private manufacturing construction spending.                        Annualized percentage change

Note: Seasonally adjusted annualized rate of construction spending deflated by new industrial building PPI
Sources: Newmark Research, FRED, U.S. Census Bureau, U.S. BLS
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• Leasing demand continues to grow across manufacturing sectors

• Supply remains tight for manufacturing companies who have not secured their own facilities

• Vacancy across manufacturing industrial in particular continues to remain extremely tight

MANUFACTURING CONTINUES TO THRIVE AS A SUBSECTOR 

Industrial Market

Source: Colliers Industrial Outlook 4Q23

US MANUFACTURING SUBMARKET VACANCYGROWTH IN LEASING VOLUME

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

Source: Cushman & Wakefield Q2 2024 Industrial Market Report
Source: Cushman & Wakefield Q2 2024 Industrial Market Report
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BENEFITS FOR THE BUYER 

• Provides a stabilized income-producing commercial property 
• New long-term net lease in addition to the normal benefits of 

real estate ownership
• 15- to 20-year base term leases 
• Annual rent increases
• Quarterly/annual tenant financial reporting

SEEKING CAPITAL IN EXCHANGE FOR LONG-TERM SECURITIZED YIELDS

MAGCP Alpha: Sale Leaseback Acquisitions 

BENEFITS FOR THE SELLER 

• Alternate form of corporate financing
• Releases dormant equity from real estate
• Equity re-deployable without restrictive bank covenants 
• Allows business growth activities

• Expansion
• Debt retirement
• Cost-intensive capital improvements

BUYER (MAG)
BECOMES

LANDLORD

SELLER (MFG CO.)
BECOMES
TENANT

INDUSTRIAL PROPERTY

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.
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New Investment 
Property 
Opportunities

Credit 
Reviews

Management 
Meetings

LOIs         
Submitted

Deals Closed 
Per Year

4,000

500

400

200

30-50

ESTABLISHED DEEP RELATIONSHIPS DRIVE OPPORTUNITY

MAGCP Alpha: Deal Sourcing

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

• Long-standing industrial broker relationships

• Pricing inefficiencies from sale leaseback complexity

• Opportunity from inefficient market pricing

• Direct relationships with private equity firms

• Off-market deals via M&A executions

• Execute quickly for below-market pricing

• Impeccable Manager buyer reputation

• Internal deal selection committee

MAGCP ADVANTAGETRAILING 12 MONTHS
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Competitive Outlook
WHO WE COMPETE WITH IN THE NET LEASE INDUSTRIAL SPACE

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

MAG CAPITAL 
PARTNERS

BLUE OWL STORE CAPITAL
BRENNEN 

INVESTMENT 
GROUP

LCN PARTNERS W.P. CAREY
JP MORGAN 

REIT

MORGAN 
STANLEY 

NET LEASE

Fund Type Private
Public

NYSE: OWL
Private Private Private

Public
NYSE:  WPC

Public Public

Year Founded 2015 2021 1981 2010 2011 1973 1961 1991

AUM $1B $174B $16B $6B $7B $17B $82B $53B

Target Markets Mid-Market, 
Domestic US

Various Markets, 
International

Various Markets, 
North America

Various Markets, 
Domestic

Various Markets, 
International

Various Markets, 
International

Various, 
International

Various, 
International

Target Asset 
Class

Single Tenant 
Net Lease 
Industrial

Credit, GP 
Capital and Real 

Estate

Single Tenant 
Net Lease
Real Estate

Single Tenant 
Net Lease
Real Estate

Various 
Real Estate

Single Tenant 
Net Lease
Real Estate

Net Lease Real 
Estate

Net Lease Real 
Estate

Target Tenant 
Credit

Middle Market 
Private

Large Cap
Private/Public

Middle Market
Private/Public

Middle Market
Private/Public

Middle Market
Private

Large Cap
Public

Large Cap
Private/Public

Large Cap
Private/Public

Target Returns Mid/High Low/Mid Mid Mid/High Mid Low Low/Mid Low/Mid

MAG Capital Partners primarily competes with large private and institutional investment firms, earning a strong reputation and winning deals through long-term 

relationships.  MAGCP maintains a laser focus on strong small to mid-market assets in the domestic United States, with primarily private credit, mid-market 

tenants.  We also strive to deliver exceptional returns through approaching acquisitions as a long-term relationship with our tenant partners.

*All figures are approximate. Represents MAGCP’s market views, opinions and analysis.
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Evaluate tenant’s long term 
financial profile

Overall financial health

Tenant access to capital

Avoid highly vulnerable 
companies

OVERALL TENANT CREDIT

Review business unit-level 
financials for all target properties

Profitable locations

Mission-critical tenant operations

Tenant investments into properties

UNIT PROFITABILITY

Real estate acquisition basis below 
replacement value

Limit downside scenarios 
(bankruptcy, liquidation, lease rejection)

Value Floor – Purchase near value of 
property if it becomes vacant

DEFENSIBLE REAL ESTATE

THREE PRIMARY COMPONENTS OF DEFENSIBILITY

Investment Risk Mitigation

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.
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MARKET FOCUS

NNN Leased 
Industrial

Domestic    
United States

Single Industrial 
Assets

Industrial 
Portfolios

TENANT CREDIT

Gross Revenue  
$50M+

EBITDA Margin
8%+

Debt to EBITDA
<5x

Private Equity 
Sponsorship

PROPERTY TYPES

Industrial

Manufacturing

Distribution

Cold Storage

Outdoor Storage

Food Production

LEASE STRUCTURE

Absolute NNN 
Structure

10-20 Year 
Lease Term

2% - 3% Annual 
Rent Escalations

Parent-Level 
Guarantor

INVESTMENT SCOPE

30 - 50 Property 
Investments

 
$10M - $50M 

Per Investment

Total Fund Target 
of $500M - $700M

7%+ Acquisition 
Cap Rate

TARGET CRITERIA OF INDUSTRIAL ASSETS

Acquisition Criteria

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

Represents target characteristics of potential investments that the Fund may pursue.   There is no guarantee that the Fund will be successful in making such investments.
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TARGET DEBT

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

• Fixed interest rate, including rate cap or swap contracts for favorable rates

• 5-10 years in loan term

• 55% - 65% loan-to-value (LTV)

• Blend of 25-year amortization, 30-year amortization and interest only

• Reduce/eliminate prepayment penalties wherever possible

• Regional Banks, National Banks, Community Banks and Life Insurance 

Company Lenders 

• Single asset loans and credit facilities with pre-committed debt capital

STRATEGIC USE OF DEBT TO ENHANCE YIELDS

Target Debt Assumptions
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Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

YEARS: 5–6
• Exit of properties

• Individual or portfolio sales

• Manager discretion on market timing

3 HARVEST +
DISPOSITION

Sale and return of 
capital and profits

YEARS: 1–5
• Escalating cash flow from leases

• Debt principal pay-down

• Value-add opportunities

2 COMPOUNDING +
MANAGEMENT

Annual cash-flow
escalations

YEARS: 0–1
• $250M of equity invested

• $500M-$700M of leveraged assets

• Immediate distributions

ROLL UP +
AQUISITION

Acquisition of 
Industrial assets 

1

Projected Investment Lifecycle

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

RISK-ADJUSTED CAPITAL GROWTH

Assumes a portfolio sale of entire fund at the end of year 6 (five years after final acquisition).  Projected performance is not a guarantee of future results.  Please see the disclosures on page 2 for more information.  
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Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

Cash Flow Projection
CUMMULATIVE FUND III PROJECTED NET DISTRIBUTIONS
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Year

Rent Distributions

ROLL UP +
ACQUSITION

COMPOUNDING +
MANAGEMENT

HARVEST +
 DISPOSITION

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

Property Sale Profit Split

Assumes a portfolio sale of entire fund at the end of year 6 (five years after final acquisition).  Projected performance is not a guarantee of future results.  Please see the disclosures on page 2 for more information.  
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Exit Strategies

ENGINEERED 
APPRECIATION

FUND III
INDUSTRIAL 

ACQUISITIONS

CONTROLLED 
VALUE ADD

PORTFOLIO
EXIT 

POSITIONING

CREDIT 
ENHANCEMENTS

RE-EINGINEERING 
LEASES

TENANT 
EXPANSIONS & 

IMPROVEMENTS

RENT AND NOI 
ESCALATIONS

DEBT 
PRINCIPAL 

REDUCTION

CAP RATE 
AGGREGATED

COMPRESSION

TIMED MARKET 
EXIT

PUBLIC REIT FILING

SMALL 
PORTFOLIO 

SALE

INDIVIDUAL 
ASSET SALES

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

INSTITUTIONAL 
TOTAL FUND SALE 

OR RECAP

EXIT

FLEXIBLY PURSUING PROFITABLE EXITS

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

The information contained herein illustrates MAGCP’s investment strategy and is subject to change at MAGCP’s sole discretion. 
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MAGCP Industrial Fund III: Overview

The Fund MAGCP Industrial Fund III, LP

Investment Interest Limited Partnership (“LP”) interest directly in the Fund or via the REIT Feeder Fund.  

Fund Size1 $250M equity; target industrial assets of $500M-$700M

Fund Term 5 years from final acquisition, with three optional one-year extension options

Investor Eligibility Qualified Purchasers and Accredited Investors 
(e.g. $1M net worth or $200k/$300k income for individual/joint or $5M total assets for entities)

Eligible Investor Types Individual, Joint, IRA, 401K, Trust, LLC, Corporation, Foreign

Corporate Tax Blocker Overseas corporate blocker may be formed for optimal tax treatment of foreign investors

Fund Manager Service Fee 87.5-92% LP / 8-12.5% Fund Manager

Minimum Investment $50,000

Fund III Overview
SUMMARY OF TERMS

1Expandable to $500M

The Foregoing is a summary highlighting certain key Fund terms, is qualified in its entirety by reference to the Fund’s offer ing documents and is subject to change.

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.
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MAGCP Industrial Fund III: Overview

Target Debt 50-70% LTV, Fixed rate debt, selective use of I/O, swaps and rate locks

Investment Channels Tax advantaged Direct and REIT investment options

Funding Commitment Sponsor calls capital no later than 120 days upon execution of commitment documents
Most investors will fund 100% of commitment upon call

Distributions & Reporting Quarterly, 45 days from close of previous quarter (at manager discretion)

Skin-in-the-Game
2% GP co-invest ($5M minimum equity on $250M equity raise)
Carve-out guarantees provided by principals Mitchell, Gi and Wahlgren
Clive Capital principals Kolur and Lai to co-invest

Fund III Overview
SUMMARY OF TERMS

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.
The Foregoing is a summary highlighting certain key Fund terms, is qualified in its entirety by reference to the Fund’s offer ing documents and is subject to change.
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MAGCP Industrial Fund III: OverviewFund III Overview
INVESTMENT CLASSES AND CHANNELS

CATEGORY A1 A2 A3 A4

Capital Commitment $50,000 - $249,999 $250,000 - $999,999 $1,000,000 - $4,999,999 $5,000,000+

Fund Manager Service Fee 12.5% 10% 9% 8%

INVESTMENT CHANNEL DIRECT REIT FEEDER FUND

Minimum Investment
$50,000

(Due to anticipated increase in the cost of filing multiple state K-1 tax 
forms, we recommend an investment >$250,000)

$50,000

Cash Distributions Identical Identical

Income Type Rental Dividend

Pass Through Depreciation Yes No

UBTI/UDFI Yes No (Blocked by REIT)

Tax Forms Federal and Multiple State K-1s Single Federal K-1 (no states)

Optimized For Individual, LLC, Corporations, Trusts able
to utilize pass-through depreciation

IRAs, 401Ks, Qualified funds, Foreign, 
LPs sensitive to heavy state tax return filings requirements

INVESTMENT CHANNEL COMPARISON1

INVESTMENT SIZE AND TERMS

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

1A detailed tax information sheet may be found in the investment deal room and potential investors should review the PPM and PPM Wrapper as well as consult with their own tax advisors.
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Fund Name MAGCP Industrial Fund I MAGCP Industrial Fund II

Fund Launch June 2022 March 2023

Square Feet Acquired 2.25M 2.75M

Properties Acquired 25 21

Number of States 15 13

Total Equity $60M $73M

Total Debt $94M $115M

Current Leverage 61% 61%

Total Capitalization $154M $188M

Average Cash-on-Cash Yield 6.7% 7.5%

Number of Quarterly Distributions 8 6

Percent of Total Equity Distributed 13% 5%

Projected 5-year Net IRR 14%-16% 14%-16%

Status Fully Invested Fully Invested

MAGCP Industrial Funds I & II
SNAPSHOT KPIs AND PERFORMANCE

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

Fund II totals assuming closing of final two properties under contract in August 2024.
Past performance is not a guarantee of future results.  No representation is being made that any investment will or is likely to achieve comparable results.

             

31



MANSFIELD, TEXAS

Case Study: Gamma Aerospace (2018)

TENANT
Gamma Aerospace, founded in 1971, is an aerospace manufacturing 
facility located in Dallas-Fort Worth supplying Tier-1 firms including 
Boeing, Airbus, Lockheed, L-3 and Bell. 

ACQUISITION
Gamma Aerospace was acquired by private equity firm Ashland 
Capital. Ashland and MAGCP executed a sale leaseback of real estate 
in Mansfield, TX, deploying proceeds into capital improvements at the 
site and operating company.

LEASE
• 15-year, absolute NNN lease with 2% annual rent increases 
• 23K SF expansion, fresh 20-year lease extension upon 

completion

INITIAL INVESTMENT
• 123,000 SF – Single Asset
• Original Capitalization: $5,900,000
• Expansion: $4,300,000
• Equity : $1,350,000 
• Real Estate Debt: $8,850,000 (original and construction)

CASH ON CASH
LP annual cash-on-cash began at 8%, increasing to 10% through 
annual rent escalations.

VALUE ADD
After acquiring the real estate in a sale leaseback, MAGCP financed 
and constructed a 23,000 SF expansion of the manufacturing 
facility.  Upon completion of construction, the lease was extended 
to a new 20-year term.

EXIT + RETURNS (2022)
Exit: Gamma sold to large Fund after approximately 4 years.
Returns: Investors achieved average annual returns of 18%, 
exceeding targeted returns of 16% by 200 basis points.

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

Case studies are provided for illustrative purposes only to illustrate the application of MAGCP’s investment process.  The annualized net returns are unweighted.  
Past or projected performance is not a guarantee of future results. Please see the disclosures on page 2 for important additional information. 
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PHOTO

PHOENIX, ARIZONA

Case Study: Arizona Natural Resources (2020)

TENANT
Arizona Natural Resources (ANR), founded in 1972, is a manufacturing 
facility located in Phoenix, AZ specializing in chemical formulation and 
contract manufacturing solutions for skin and hair care products. 

ACQUISITION
ANR was acquired by CORE Industrial Partners, a Chicago, IL based 
private equity firm in 2020. CORE completed a SLB with MAGCP 
simultaneous with its acquisition of ANR and invested institutional 
proceeds from the sale into the operating company.  MAGCP was 
awarded the opportunity besting 10 buyers and closing in 23 days.

LEASE
• New 20-year, Absolute NNN lease with 2% annual rent increases and 

quarterly financial reporting

INITIAL INVESTMENT
• 131,000 SF – Single Asset                                                                      
• Total Capitalization: $13,700,000
• Equity :  $4,100,000 
• Debt: $9,600,000

CASH ON CASH
Investor Cash on Cash began at 8.5% and escalates annually.

VALUE ADD
Speed and execution surety provided the opportunistic acquisition, with 
returns further compounded by CAP rate compression from the tightening 
Phoenix market.  ANR’s credit also continues to strengthen both through 
organic growth, increased sales and add-on platform acquisitions 
facilitated by CORE Industrial’s strong private equity sponsorship.  

EXIT + RETURNS
Exit: The investment is currently estimated to be worth $22,000,000 in 
current market.
Returns: Projections at acquisition of 19% returns. Insert:  Under current 
market conditions, we believe that final return would exceed target 
projections.

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

Case studies are provided for illustrative purposes only to illustrate the application of MAGCP’s investment process.  The annualized net returns are unweighted.  
Past or projected performance is not a guarantee of future results. Please see the disclosures on page 2 for important additional information. 
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TENANT
Metal Powder Products (MPP), founded in 1948, is a global provider of 
custom-engineered powder metallurgy solutions to a variety of 
industries. 

ACQUISITION
MPP was acquired in 2016 by Mill Point Capital, a New York City based 
private equity firm. Mill Point executed a sale leaseback of five 
locations located in Indiana and Pennsylvania to MAGCP in 2021, 
investing proceeds into the tenant operating company.

LEASE
• New 20-year, Absolute NNN lease with 2% annual rent increases 

and quarterly financial reporting.

INITIAL INVESTMENT
• 484,000 SF – 5 Property Assets                                              
• Total Capitalization: $27,150,000                               
• Equity: $10,700,00
• Recourse Debt:  $16,450,000

CASH ON CASH
Investor cash-on-cash began at 8% and increases to 10% from 
annual rent escalations.

EXIT + RETURNS
Exit: MPP sold as part of a portfolio sale in 2022.
Returns: Investors achieved average annual returns of 20.6%, 
exceeding targeted returns of 18% by 260 basis points.

MULTIPLE LOCATIONS, PENNSYLVANIA

Case Study: Metal Powder Products (2021)

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

Case studies are provided for illustrative purposes only to illustrate the application of MAGCP’s investment process.  The annualized net returns are unweighted.  
Past or projected performance is not a guarantee of future results. Please see the disclosures on page 2 for important additional information. 
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DAX T.S. MITCHELL    |   PRINCIPAL + CO-FOUNDER

 Mr. Mitchell is a seasoned real estate investor with 25 years of commercial real estate development and ownership. Mr. Mitchell is a 7th 
generation Texan and an active alumnus of both Culver Military Academy in Culver, IN and the University of Texas at Austin where he 
earned a Bachelor of Arts degree in History. Mr. Mitchell resides on a ranch in Parker County, Texas with his wife and 3 children.  

Mr. Wahlgren brings two decades of leadership in operations and capital markets.  Prior to joining MAG Capital Partners in 2019, Mr. 
Wahlgren led a Bay Area real estate investment firm, facilitating the acquisition of approximately $500 million of income producing 
commercial real estate.  A graduate of the US Air Force Academy, Mr. Wahlgren piloted the C-130 in both the Air Force and Navy, logging 
2500 flight hours with combat tours to Iraq and Afghanistan and concluding his military career as a Lieutenant Commander. Mr. Wahlgren 
holds a Bachelor of Science in Operations Research from the Air Force Academy and a Masters in Business Administration from Texas A&M.  
Mr. Wahlgren resides in San Francisco, CA with his wife and two sons.

Mr. Gi is an investor and valuation expert with 20 years of real estate experience. Mr. Gi holds an active California broker’s license, both the 
CCIM and MAI designations and is an approved instructor for the Appraisal Institute. Prior to forming MAG Capital Partners in 2015, Mr. Gi 
specialized in complex valuations in unconventional developments, mixed-use properties, niche and special use assets as an MAI 
Appraiser. Mr. Gi holds a Bachelor of Arts in Architecture from University of California, Berkeley and resides in California where he devotes 
his time outside of work to family, church and community.

Mr. Wahlgren’s focus is primarily to manage new and existing equity and lending relationships. Joining MAG Capital Partners in 2019 after 8 
successful years as a risk analyst and program manager at Liberty Mutual Insurance, he has built systems to pair real estate properties with 
well-suited financing instruments and has bolstered the equity relationships in order to quickly access capital for time sensitive acquisitions. 
Mr. Wahlgren holds a Bachelor of Science in Finance from California State University at Hayward. Mr. Wahlgren lives in the Fort Worth, TX 
with his wife and three children and enjoys the outdoors with his family.

ANDREW GI   |   PRINCIPAL + CO-FOUNDER

 

NEIL WAHLGREN    |   PRINCIPAL + PARTNER 

 

DREW WAHLGREN    |   EXECUTIVE VICE PRESIDENT

 

FUND LEADERSHIP AND CAPITAL MARKETS

Operator Executive Team

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.
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KESHAV KOLUR   |   PRINCIPAL + CO-FOUNDER 
Mr. Kolur made his first investment into 108 apartments in San Antonio, Texas in September 2021. After seeing success with that investment,
he founded Clive Capital in January 2022 to partner with experienced, institutional quality firms and provide passive investment
opportunities to investors. Given Mr. Kolur’s background working at some of the largest tech companies – including Amazon and Meta – 
Clive Capital focuses on building investment portfolios primarily for tech employees and other high earners.

Mr. Lai focuses on uncovering high-ROI, cash-flowing opportunities which meet strict underwriting criteria to protect our investors' capital. 
He has personally invested over a quarter million dollars in Clive Capital’s commercial real estate opportunities. Mr. Lai’s background is in 
corporate marketing, product management, strategy consulting and finance, providing strategic guidance at high-profile companies such 
as Amazon, Apple, Bear Stearns, and Mitchell Madison Group.

JOHN LAI   |   PRINCIPAL + CO-FOUNDER

FUND LEADERSHIP AND CAPITAL MARKETS

Fund Manager Executive Team
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Clive Capital underwrites and invests in institutional level opportunities worth tens to hundreds of millions of dollars, allowing fund 
members to passively invest as little as $50,000 without needing to take on a second job as a full-time investor. Our goal is to help 10,000 
families achieve financial independence through a diversified portfolio of such investments.

Information provided herein by Clive Capital, LLC



MAGCP Industrial Fund III: OverviewFAQs

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.
The Foregoing is a summary highlighting certain key Fund terms, is qualified in its entirety by reference to the Fund’s offer ing documents and is subject to change.

             

When does pref equity 

begin accruing if the fund 

can accept investments on 

an on-going basis?

Describe the pros/cons 

of investing via primary 

fund vs the REIT feeder.

What is M G’s 

historical IRR and AAR 

purely for its industrial 

opportunities?

Why does MAG Capital 

predominately employ sale 

leaseback, and what risks 

are associated with SLB?

1 3

2 4

5

How do you mitigate 

single tenant default 

risk?

How would you 

evaluate different exit 

opportunities? 

6

7

What exposure limits do you have 

to individual tenants, geographies, 

sub classes of industrial, industries, 

and anything to make sure you 

ensure diversification in the fund?
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Keshav Kolur

Place your non-binding 

Soft Commitment: 

https://investor.avestorinc.com

/clivecapitalfund1c

Schedule a Call: 

https://calendly.com/

keshavkolur

Call or Text: +1 (401) 241-9632

Email: keshav@clivecap.com  

Next Steps              

38 Information provided herein by Clive Capital, LLC

https://calendly.com/keshavkolur
https://calendly.com/keshavkolur


Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

PIPELINE OF TARGETED INITIAL INDUSTRIAL ASSETS

Appendix I

             

39



Asset Location
Closing 

Date
Square 

Footage Price Equity Debt Cap Rate
Interest 

Rate LTV
Debt 
Type

Year 1
NOI

P
IP

E
LI

N
E

Produce Packaging Willoughby Hills, OH September 
2024

158,484 $18,540,000 $6,489,000 $12,051,000 7.8% 6.65% 65% Fixed $1,440,000

White Plain Linen (2) Peekskill, NY (2) September 
2024

108,520 $20,085,000 $6,435,000 $13,650,000 7.8% 6.1% 70% Fixed $1,560,000

Robbins Sports (6)

Cincinnati, OH
Newtown, OH
Ishpaming, MI

Kenton, MI
White Lake, WI (2)

September 
2024

352,625 $19,570,000 $6,849,500 $12,720,500 8.1% 6.65% 65% Fixed $1,587,000

TOTAL 9 Assets -- 619,629 SF $58,195,000 $19,773,500 $38,421,500 7.90% 
(avg)

6.47% 
(avg)

66.67% Fixed $45,870,000

*All figures are projected based on currently available information

Pipeline Chart

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

The investments included in the MAGCP Investment Pipeline and are prospective investments that have not been consummated and are presented for illustrative purposes only to demonstrate the types of investments 
the Fund will seek to make. Estimates of credit strength of each pipeline investment in the following pages is based on MAGCP internal  analysis. MAGCP and its affiliates make no representation or warranty that the 
prospective investments presented will ultimately be acquired by the Fund. 
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TRANSACTION SUMMARY
• Target Close Date: August 2024
• 158,484 SF Food Processing & Cold Storage Facility on 9.44 Acres
• Acquisition Price: $18,540,000
• Acquisition Cap Rate : 7.77%
• 18-year NNN Lease, 2.5% Annual Escalations
• Year 1 Rent / NOI: $1,440,000
• Renewal Options: Two 10-year Extensions

REAL ESTATE
• 27853 Chardon Rd, Willoughby Hills, OH
• Metro: Cleveland, OH MSA
• Built/Renovated: 1988/2019

TENANT HIGHLIGHTS
• Produce Packaging, Inc. (“PPI”) was established in 1994 as a tomato repacker for its sister company, The 

Sanson Company, and has since evolved into a market leader of processed fresh produce. 
• PPI has invested over $15M into the building infrastructure and systems to support up to 11 zones of 

refrigeration kept between 30-55 degrees.
• The facility is USDA/OEFFA and PrimusGFS Certified and is also STAR-K certified to provide kosher labeling 

for over 72 different produce items.
• PPI’s revenue has grown substantially in recent years as it continues to gain traction in its market segment 

while maintaining minimal debt.
• The specialty foods market is expected to reach $420.9 billion by 2028, a 14.1% CAGR from today’s current 

market size.

INVESTMENT STRATEGY 
• Long-term lease in a high-quality buildout with a growing company and minimal debt. Strong lease bumps 

and several follow-on acquisition opportunities in the pipeline.

Produce Packaging
SALE LEASEBACK ACQUISITION

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

TENANT  CREDIT HISTORY

in '000 USD 2021 2022 2023 2024 (P)

Revenue 38,941 55,765 61,342 60,370

EBITDA 3,422 3,561 4,165 3,836

Margin 8.8% 6.4% 6.8% 6.4%

Debt: EBITDA 0.00x 0.28x 0.34x 0.52x
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TRANSACTION SUMMARY
• Target Close Date: August 2024
• 108,520 SF Industrial Facility on 6 Acres
• Acquisition Price: $20,085,000
• Acquisition Cap Rate : 7.77%
• 20-year NNN Lease, 2.5% Annual Escalations
• Year 1 Rent / NOI: $1,560,000
• Renewal Options: Two 10-year Extensions

REAL ESTATE
• 4-6 John Walsh Boulevard, Peekskill, NY 10566 (Built/Reno: 1989/2010)
• 10 John Walsh Boulevard, Peekskill, NY 10566 (Built/Reno: 2010)
• Metro: New York City MSA

TENANT HIGHLIGHTS
• White Plains Linen (WPL) is a linen and uniform supply and cleaning company serving the NY tri-state area.  
• WPL was founded in 1938.  The Company is under contract by Surge, a private equity firm focused on 

business services, consumer, healthcare and technology industries.  
• Very diverse customer base (Top customer <2% of revenue). 90% of customers are on 3-5 year contracts.
• WPL revenue dipped during the COVID pandemic due to reduction in wedding, restaurant and corporate 

functions.  In 2023, the business returned to 2019 revenue levels with higher EBITDA margins.
• Surge sees numerous opportunities to grow revenue including: add 2nd shift to increase capacity, adding 

sales and marketing (currently only word of mouth marketing), adding product lines, etc.
• The subject properties are WPL’s sole facilities.  4-6 John Walsh is WPL’s headquarters and main sorting, 

washing and drying operation.  10 John Walsh is a storage and warehouse facility.  WPL has invested ~$9 
million into equipment in the facilities.

INVESTMENT STRATEGY 
• Straight forward sale leaseback in a strong MSA.  

White Plain Linen
SALE LEASEBACK ACQUISITION

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

TENANT  CREDIT HISTORY

in '000 USD 2021 2022 2023 2024 (P)

Revenue 28,020 47,339 53,613 54,000

EBITDA 2,524 7,039 7,466 7,500

Margin 9.0% 14.9% 13.9% 13.9%

Debt: EBITDA N/A N/A N/A N/A
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TRANSACTION SUMMARY
• Target Close Date: September 2024
• 352,625 SF of Industrial Facilities on 86.49 Acres
• Acquisition Price: $19,570,000
• Acquisition Cap Rate : 8.10%
• 20-year NNN Lease, 3.0% Escalations years 2-6, then 2.25% thereafter
• Year 1 Rent / NOI: $1,587,000
• Renewal Options: Two 10-year Extensions

REAL ESTATE
• 4777 Eastern Avenue, Cincinnati, OH
• 3626 Round Bottom Rd, Newtown, OH
• 445 Greenwood St, Ishpeming, MI
• 844 Highway M28, Kenton, MI
• 747 Bissell St, White Lake, WI
• N3291 City Rd M, White Lake, WI

TENANT HIGHLIGHTS
• Founded in the late 1800s, Robbins Sports Surfaces is the leading manufacturer and distributor of premium 

sports flooring products. Customers include both NCAA and NBA facilities, performing arts venues and rec 
centers.

• Robbins is a dominant player in the hardwood sports flooring industry with a ~35% market share 
• The Company was acquired in January 2024 by L2 Capital, a private equity sponsor focused on acquiring 

small and medium-sized family and founder-built companies. 
• Robbins has been able to improve margin in recent years by lowering its commodity risk exposure through 

shorter bid execution deadlines on its jobs. 

INVESTMENT STRATEGY 
• Straight forward sale leaseback at an attractive cap rate.  Portfolio makes up the entirety of Robbins. 

Robbins Sports
SALE LEASEBACK ACQUISITION

Information provided herein by MAG Capital Partners, LLC is confidential and for discussion purposes only.

TENANT  CREDIT HISTORY

in '000 USD 2021 2022 2023 2024 (P)

Revenue 46,092 50,441 52,936 60,679

EBITDA 1,704 2,991 6,671 6,788

Margin 3.7% 5.9% 12.6% 11.2%

Debt: EBITDA 2.71x 1.51x 3.07x 3.02x
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