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Property Overview 
The property we chose is 4445 Highway 90 W 
Dayton, Texas. It has a purchase price of 
$12,798,688. Estimated, $6,755 in capital 
improvements and 15.26% levered IRR. Gulf 
Inland Logistics Park is a 1,350-acre rail served 
industrial park with direct connections to the 
BNSF Railway and Union Pacific Railroad. South 
side of US 90 at Grand Parkway Dayton and 
Liberty County. This class A industrial warehouse 
built in 2023 is available for purchase or lease lots 
from 20 acres to 1,000 acres or build-to-suit from 
25,000 SF to 1,5000 SF. Located at the intersection 
of US Highway 90 and the Grand Parkway, Gulf 
Inland provides unmatched access to Houston and 
the region. Gulf Inland offers unparalleled road 
and rail access, experienced leadership, 
customizable space offerings, and an eager, local 
workforce. 
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Thesis 
Our thesis is to develop a core asset industrial property in a market with economic 
need, high industrial demand, and unparalleled road and rail access. Our goal is 
to build, lease, and sell over a ten-year hold term, and drive profit from our 
customizable approach.  

Industrial Overview 
The industrial asset class has remained red hot throughout 2022, specifically in 
the southern region. Developers remain extremely bullish about the US 
industrial market for the near future. In the third quarter of 2022, net 
absorption registered at 108.2 million square feet (msf), marking the eighth 
straight quarter of over 100 msf. Vacancy rates remain low as demand stays 
strong. Rental rates are also reaching new heights, as the asking rental rate 
finished the third quarter at $8.70 per square foot (psf). This measured a 4% 
climb QoQ and a 22% annual increase—marking the strongest YoY growth 
rate recorded. 
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Market Analysis 
The greater Houston MSA Industrial market is in 
excellent shape. Southeast Texas ports continue to 
break records for incoming (and exporting) goods as 
distribution shifts more to the Gulf and Southeast U.S 
ports from the highly constrained West Coast ports. We 
expect this trend to continue after the severe backlogs 
and potential upcoming labor issues on the west coast. 
Southeast Texas ports continue to break records for 
incoming (and exporting) goods as distribution shifts 
more to the Gulf and Southeast U.S ports from the 
highly constrained West Coast ports. The market 
continues to gain momentum as leasing velocity 
reached over 11 million square feet in the third quarter. 
The increase in demand for space continued to spur new 
development with over 27 square feet under 
construction. With recorded 5.6 million square feet of 
positive net absorption in the third quarter, pushing the 
year-to date total to more than 21 million square feet.   
 
 

Catalysts 
The main catalysts in Dayton that led us to want to 
invest there are strong tax incentives, heavy 
demand, low vacancy, and optimal location. Texas 
benefits from multiple tax incentives, which 
decreases expenses and allows for higher returns. 
In H1 2022, the city saw vacancy decrease 30 bps 
to 3.9% from 4.2% in H2 2021. The Dayton 
industrial market continued to show strong 
fundamentals during the first half of 2022. Demand 
in the area remains high with nearly 2.0 million sq. 
ft. of positive net absorption. Lastly, Dayton is a 
great location due to its unparalleled road and rail 
access. Dayton is neighboring Houston, allowing it 
to alleviate the strong demand and attract new 
investments. These factors have led to market 
growth in Dayton, making it a great place to invest. 

 
 Risks & Exit Strategies 
Due to the nature of our investment strategy, there a variety of risks that we have implemented exit strategies to 
prepare for. To begin with, the first risk we face is oversupply. As of right now in the Dayton market, absorption 
is greater than delivery. In correlation to oversupply we run the risk of vacancy. If the market in Dayton becomes 
too saturated before our delivery date, we could struggle to find a tenant to lease the development to. Thus, 
negatively affecting our cash flow because we would have vacancies. Lastly, interest rates are continuing to rise. 
Investors are holding onto their capital because of how volatile the market has become. This then tightens our 
investor returns and could make it hard to acquire the rest of the capital to complete the project. In addition to 
acquiring equity for the deal interest rates making financing with debt very expensive. With interest rates nearing 
7% the cost to borrow makes deals hard to pencil. To mitigate the risk of oversupply we have a projected delivery 
date of 2023, with the latest delivery being within 3 years. Through our research absorption is projected to still 
outpace deliveries for all of 2023. Considering this is the projection in a recession, this risk will become less of a 
concern post-recession. Next, to mitigate the risk of possible vacancy we have a pool of 3 possible tenant asset 
classes that could move into the developed space. With the potential of 3 different variations of industrial builds 
it will increase our ability to lease the build quickly. Lastly, the market is projected to bottom out in the next few 
months, with that being considered this is the perfect time to invest in a stable asset class while the economy 
rebounds. 
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