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DCT Waters Ridge 

Completed in 2016  |  Dallas, TX

YEARS...

Accomplishments 
SINCE 2OO6

62% of assets acquired or developed since IPO   n

52% of ABR comes from coastal markets, up from 29%   n

Increase of $2.8 billion in market cap   n

Opened 10 new market offices   n

$1.9 billion of acquisitions   n

$1.1 billion of development   n

$2.0 billion of dispositions   n



2016 HIGHLIGHTS

Building.
... AND

DCT Jurupa Ranch 

Completed in 2016  |  Inland Empire West, CA

$378.9mm
STABILIZED DEVELOPMENTS

5.9%
SAME-STORE CASH NOI GROWTH

13.5%
FFO GROWTH PER SHARE

97.2%
OPERATING OCCUPANCY AS OF 12/31

31.5%
TOTAL SHAREHOLDER RETURN

$240.5mm
DEVELOPMENT STARTS

18.4%
RENT GROWTH ON A STRAIGHT-LINE BASIS 
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Dear Fellow

2016 was another outstanding and successful 

year for DCT. It was also an exciting year, as we 

celebrated the 10-year anniversary of our IPO by 

ringing the closing bell at the NYSE in December. 

Honoring this milestone gave us the opportunity to 

reflect on our progress and accomplishments as 

well as the outstanding organization we have built.

It’s been an incredible 10 years!

Shareholders

FINANCIAL HIGHLIGHTS
Amounts in Thousands, Except per Share Data

PHILIP L. HAWKINS PRESIDENT & CEO

* Adjusted to exclude acquisition costs, severance costs and hedge ineffectiveness. 

2016 2015
Rental Revenues $391,360 $353,091

Property Net Operating Income $294,543 $260,877

Funds from Operations (FFO)* $214,715 $186,389

FFO per Diluted Share* $2.27 $2.00

Total Consolidated Operating 
Year-end Square Feet

64,667 62,215

Total Consolidated Operating 
Year-end Occupancy

97.2% 94.4%
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Our objective from the very beginning was to build a 

company with a portfolio of high-quality distribution 

assets that would consistently deliver top-tier operating 

performance and shareholder returns. 

Ten years ago, DCT was a Company with 396 buildings, 

located in 30 markets with a total market capitalization 

of $3.4 billion. In the ensuing 10 years, we dramatically 

transformed and enhanced our portfolio by selling $2.0 

billion of assets, exiting 10 markets, including Mexico, and 

redeploying that capital into $1.9 billion of acquisitions and 

$1.1 billion of development. As a result, 62% of our current 

assets are new to the Company since our IPO, and DCT now 

has a total market capitalization of $6.2 billion. We are very 

proud of the portfolio we have created and the markets in 

which we are invested. 

We also have transformed our organization over the past 

10 years, moving from a centralized organization with three 

offices focused on asset management and acquisitions, to a 

13-office, market-centric platform focused on creating value 

through development, redevelopment, leasing and property 

management. Our local market teams have established DCT 

as a leader through their relationships, knowledge, tenacity 

and creativity and in turn, they create substantial value and 

cash-flow growth for our Company. In fact, over the past five 

years, the analysts’ consensus* NAV estimate for DCT has 

increased by $22.54 per share, a cumulative 108% increase.

ANALYSTS’ CONSENSUS* 
DCT’S NAV GROWTH PER SHARE

$8.11 / 23% INCREASE

$13.81 / 47% INCREASE

$22.54 / 108% INCREASE

1-YEAR

3-YEAR

5-YEAR

* Sourced from SNL Financial
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In 2016, our operating portfolio continued to perform very 

well. Year-end occupancy increased from 94.4% in 2015 

to 97.2% in 2016. Net effective rents on new or renewed 

leases grew by 18.4% compared to the prior leases 

(as measured by the average rents over the respective 

terms, including rent bumps and free rent). Due to both 

higher occupancy as well as higher rents, same-store NOI 

increased 5.9% on both a cash and straight-line basis 

over 2015, and Funds from Operations increased 13.5% 

per share over 2015. These results led us to increase our 

dividend by 6.9%. 

Demand for well-located distribution buildings in major 

U.S. markets is very strong, driven by our customers’ need 

for increased efficiency and speed of delivery. E-commerce 

appropriately receives a lot of attention for driving demand 

growth at a significantly greater level than overall U.S. GDP 

growth. However, the strong demand story is not solely 

about e-commerce—traditional users of distribution space 

also are making substantial investments in their supply 

chains to improve capacity and efficiency. These include 

consumer, manufacturing and housing-related companies.

Strong 
Operating

Performance

DCT Rialto Logistics Center 

Completed in 2015  |  Inland Empire West, CA
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Since the beginning, DCT has been committed to creating 

value for our shareholders by striving to be the best owner, 

operator and developer of industrial real estate in the U.S. 

In 2016, shareholders received a total return of 32%—22% 

greater than the SNL US Industrial REIT index and 267% 

greater than the broader MSCI US REIT index. This is not 

just a one-year phenomenon—over the past five years, 

an investment in DCT has returned a total of 179%—

substantially greater than both the Industrial REIT and 

broader REIT indices.

THIS IS NOT JUST A ONE-YEAR 
PHENOMENON—OVER THE PAST 
FIVE YEARS, AN INVESTMENT IN 
DCT HAS RETURNED A TOTAL OF 
179%—SUBSTANTIALLY GREATER 
THAN BOTH THE INDUSTRIAL REIT 
AND BROADER REIT INDICES.

TOTAL SHAREHOLDER RETURN

DCT Downs Park Building A 

Completed in 2016  |  Baltimore/D.C.

total 
shareholder

Return
DCT

SNL US REIT Industrial Index

MSCI US REIT Index

3-YEAR 5-YEAR2016

123%

75%

179%

57%
45%

84%

26%
9%

32%

100%
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2016 was our strongest year to date creating value through 

our active development program, with rents, leasing velocity 

and returns all exceeding initial expectations. We stabilized 

16 projects totaling 5.1 million square feet with an investment 

of $379 million and an estimated yield of 7.8%. Based on 

market cap rates, as provided by CBRE, we estimate that the 

buildings stabilized in 2016 are worth $191 million, or 51% 

more than our investment.

Our pipeline of projects under development as of 12/31/2016 

encompassed 14 buildings totaling 3.8 million square feet 

with an expected investment of $319 million and an initial 

projected yield of 7.5%. This yield is significantly higher than 

what investors are paying for fully-leased Class A buildings, 

representing substantial value creation potential as we 

stabilize these projects.

$378.9mm

$400.3mm

$240.5mm

$190.9mm

STABILIZED DEVELOPMENTS IN 2016

ESTIMATED VALUE CREATED 
THROUGH DEVELOPMENT FROM 2012

DEVELOPMENT STARTS IN 2016 

ESTIMATED VALUE CREATED 
THROUGH DEVELOPMENT IN 2016

Creating 
Value through

Development
DCT Airport Distribution Center Building D 

Completed in 2016  |  Orlando, FL
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Consistent with our overall portfolio strategy, the focus of our 

development program is on infill locations. This is where our 

customers need to be —closer to their customers, minimizing 

delivery time and costs. But the ability to find, source and 

gain approvals for land sites in infill locations is difficult and 

takes substantial time, knowledge, creativity, persistence 

and relationships to be successful. This is where DCT has 

a significant advantage. Our market teams create value by 

solving problems that others have not been able or willing 

to solve, such as assembling sites from multiple owners, 

mitigating wetlands or other environmental challenges, 

pursuing zoning changes or demolishing existing structures, 

all in order to develop modern distribution buildings. 

In other words, we differentiate ourselves through our local 

knowledge and willingness to invest our time and talents 

to solve problems and create opportunities. Real value is 

created by doing what others cannot, and by focusing those 

efforts on locations close to the urban core.

WE DIFFERENTIATE OURSELVES THROUGH 
OUR LOCAL KNOWLEDGE AND WILLINGNESS 
TO INVEST OUR TIME AND TALENTS TO SOLVE 
PROBLEMS AND CREATE OPPORTUNITIES.

MARKET BREAKDOWN OF DEVELOPMENT
Reflects Development Projects Stabilized from 2012

MARKET SQUARE FT. 
(in thousands)

PROJECTED INVESTMENT 
(in thousands)

Southern California 4,151  $247,896

Chicago  1,564  $160,764 

Seattle  1,736  $137,614

Atlanta  2,320  $118,069

Houston   1,531   $107,377

Miami  855  $81,760 

Dallas  1,019  $70,520 

Baltimore/D.C.  478   $68,136 

Northern California  796  $52,957 

Pennsylvania  426   $25,012 

Orlando  192   $13,126 

Nashville  225  $7,993

Grand Total 15,293 $1,091,224 
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Looking

Ahead
The 10-year anniversary was a good opportunity to look back 

and celebrate DCT’s accomplishments. But most important, 

it is an opportunity for us to look forward; to reconfirm the 

principles that have worked so well for us, and best position 

us for the next 10 years and beyond. DCT is fortunate to be 

in a business with excellent long-term fundamentals and a 

promising future. And because of the investments we have 

made in building our organization, upgrading our portfolio 

and strengthening our balance sheet, DCT is even better 

positioned to capitalize on the next decade’s opportunities 

and challenges than the last.

Our Company has a strong and engaged Board of Directors, 

and I thank them for their advice, guidance and commitment. 

They have played a critical role in focusing the Company’s 

strategy and encouraging us to build an organization capable 

of creating tremendous value. I also want to thank our 

employees. DCT’s success over the past 10 years is a direct 

result of their talents, commitment and hard work. 

Most important, all of us at DCT are most appreciative of 

you, our shareholders. Many of you have been owners of 

DCT since the beginning. Thank you for your investment in 

and support of DCT. Our entire organization is committed to 

executing our strategy and operating our business so that 

your investment continues to be well rewarded.

Philip L. Hawkins

DCT Commerce Center 

Completed in 2013  |  Miami, FL

1716



RECONCILIATION OF NET INCOME ATTRIBUTABLE TO 
COMMON STOCKHOLDERS TO NOI
For the Years Ended December 31

RECONCILIATION OF NET INCOME ATTRIBUTABLE TO 
COMMON STOCKHOLDERS TO FFO  
For the Years Ended December 31financial reconciliation

Amounts in Thousands, Except per Share Data

This report contains forward-looking statements within the meaning of the Federal securities laws. Exercise caution in interpreting and relying on forward-looking statements because 
they involve known and unknown risks, uncertainties and other factors that are, in some cases, beyond the Company’s control and could materially affect actual results, performance or 
achievements. These factors include, without limitation, unforeseen increases in development costs, the general economic climate in the United States and where the Company owns and 
develops properties, financing risks, natural disasters and other risks and uncertainties detailed from time to time in the Company’s filings with the Securities and Exchange Commission.

2016 2015

Net income attributable to common stockholders  $93,060  $94,048

Adjustments:    

Real estate related depreciation and amortization  161,334    156,010 

Equity in earnings of unconsolidated joint ventures, net  (4,118)   (7,273) 

Equity in FFO of unconsolidated joint ventures   10,267   9,902 

Impairment losses on depreciable real estate –   2,285  

Gain on dispositions of real estate interests   (49,895)  (77,871) 

Gain on dispositions of non-depreciable real estate  43   –

Noncontrolling interest in the above adjustments     (5,576)  (4,487)

FFO attributable to unitholders    8,930   8,274 

FFO attributable to common stockholders and unitholders— basic and diluted 214,045 180,888 

Adjustments:   

Acquisition costs  1,084  1,943 

Severance costs – 3,558

Hedge ineffectiveness (non-cash)  (414) –

FFO, as adjusted, attributable to common stockholders and unitholders—basic  $214,715  $186,389 

FFO per common share and unit—basic $2.27 $1.95

FFO per common share and unit—diluted $2.27 $1.94

FFO growth—diluted 17.0%

FFO, as adjusted, per common share and unit—basic  $2.28 $2.00

FFO, as adjusted, per common share and unit—diluted $2.27 $2.00

FFO, as adjusted, growth—diluted 13.5%

FFO weighted average common shares and units outstanding:

Common shares  89,867  88,182

Participating securities   563 560

Units  3,912  4,227

FFO weighted average common shares, participating securities and units 
outstanding—basic

 94,342  92,969

Dilutive common stock equivalents   115 332

FFO weighted average common shares, participating securities and units 
outstanding—diluted

 94,457  93,301

2016 2015

Net income attributable to common stockholders  $93,060 $94,048

Net income attributable to noncontrolling interest  4,976 8,917

Income tax expense and other taxes 591   736 

Interest and other (income) expense (551)  40

Interest expense 64,035  54,055 

Equity in earnings of unconsolidated joint ventures, net (4,118)  (7,273)

General and administrative expense 29,280  34,577 

Real estate related depreciation and amortization  161,334  156,010 

Impairment losses  –  2,285 

Development profit, net of taxes  –  (2,627)

Gain on dispositions of real estate interests  (49,895 )  (77,871) 

Casualty and involuntary conversion gain (2,753) (414)

Institutional capital management and other fees (1,416) (1,606)

Total NOI 294,543 260,877

Less NOI—non-same-store properties (56,551) (34,550)

Same-store NOI 237,992 226,327

Less revenue from lease terminations (359) (2,052)

Add early termination straight-line rent adjustment 167 255

Same-store NOI, excluding revenue from lease terminations 237,800 224,530

Less straight-line rents, net of related bad debt expense (4,398) (3,802)

Less amortization of above/(below) market rents (2,204) (2,426)

Same-store cash NOI, excluding revenue from lease terminations $231,198 $218,302

Cash NOI growth (excluding revenue from lease terminations)  5.9% 
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EXECUTIVE 
MANAGEMENT 
TEAM From left to right.

Bud V. Pharris   —   Managing Director, West Region

Charla K. Rios   —   Executive Vice President, Property Management

Neil P. Doyle   —   Managing Director, Central Region

John G. Spiegleman   —   Executive Vice President, General Counsel

Matthew T. Murphy   —   Chief Financial Officer

Philip L. Hawkins   —   President & Chief Executive Officer

Michael J. Ruen   —   Managing Director, East Region

Teresa L. Corral   —   Executive Vice President, Investments and Portfolio Management

Thomas G. Wattles   —   Chairman Emeritus

CORPORATE 
INFORMATION
Registrar and Stock Transfer Agent
Computershare

P.O. Box 30170

College Station, TX 77842-3170

866.485.0444

Independent Registered 
Public Accounting Firm
Ernst & Young LLP

Stock Listing
New York Stock Exchange

Symbol: DCT

Website
DCTIndustrial.com

DIRECTORS
Marilyn A. Alexander   —   Independent Business Consultant

Thomas F. August   —    President & Chief Executive Officer of DDR Corp. through March 1, 2017; 
Chairman of the Board of DCT Industrial Trust

John S. Gates Jr.   —   Chairman & Chief Executive Officer of PortaeCo, LLC

Raymond B. Greer   —   President of BNSF Logistics, LLC

Tripp H. Hardin   —   Senior Vice President of CBRE, Inc.

Tobias Hartmann   —   President of Radial

Philip L. Hawkins   —   President & Chief Executive Officer of DCT Industrial Trust

John C. O’Keeffe   —   Vice President of Construction Operation of Wm. Blanchard Co.

Bruce L. Warwick   —   Vice Chairman of the Related Companies

Dividend Reinvestment Plan
Stockholders may reinvest dividends through 

the Company’s dividend reinvestment plan. 

Contact Computershare at 866.485.0444.

Existing stockholders can enroll online at 

www.computershare.com/investor

Investor Relations
303.597.1550

investorrelations@dctindustrial.com

investors.dctindustrial.com
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NYSE: DCT   n   DCTIndustrial.com   n   @DCTIndustrial

DCT Industrial Trust Corporate Headquarters 

555 17th Street, Suite 3700 

Denver, CO 80202

Tel   n   303.597.2400

DCT Industrial is a leading real estate company specializing in the ownership, development, 

acquisition, leasing and management of bulk-distribution and light-industrial properties in 

high-demand distribution markets in the U.S.

DCT’s actively-managed portfolio is strategically located near population centers and 

well positioned to take advantage of market dynamics. DCT maintains a Baa2 rating from 

Moody’s Investors Service and a BBB from Standard & Poor’s Rating Services.

WORKING TOGETHER. BUILDING TRUST.®


