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FINANCIAL HIGHLIGHTS
AMOUNTS IN THOUSANDS, EXCEPT PER SHARE DATA

* Adjusted to exclude acquisition costs.
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DEAR FELLOW
SHAREHOLDERS,

2014 was another outstanding year for DCT. We 
delivered excellent results—significantly increasing 
occupancy, delivering best-in-class rent growth and 
growing FFO per share by 5.0%. Most importantly, 
total shareholder return (including dividends) was 
29.5%, 40% greater than the SNL US REIT Industrial 
Index. Total shareholder return over the past three and 
five years has been 95.9% and 123.6%, respectively, 
significantly outperforming the REIT Industrial Index 
over the same time frames. Our primary objective is 
delivering total shareholder return that exceeds our  
industrial peers and we have been successful in doing so 
over the past five years. We are determined to maintain 
this performance on behalf of our shareholders.

Philip L. Hawkins,
CEO

TOTAL 
SHAREHOLDER 
RETURN 

21.O%

71.7%

95.9% 95.8%

123.6%

29.5%

2014 3 YEAR 5 YEAR

DCTSNL US REIT Industrial Index

3



We review our strategic plan regularly and make periodic 
adjustments to reflect the changing economy and markets, 
however, its key principles remain constant:

n  Build and continually improve upon our strong, market-
based organization.

n  Maximize cash flow from our properties through aggressive 
leasing and proactive property management.

n  Focus our people and capital on 13 major U.S. distribution 
markets characterized by deep and consistent tenant and 
investor demand.

n  Actively manage our portfolio to identify and sell assets with 
lower NOI and/or value-growth potential.

n  Leverage our local knowledge and relationships to source 
high-quality acquisitions, development, redevelopment 
and other value-add opportunities that generate attractive,  
risk-adjusted returns.

n  Maintain an investment-grade balance sheet that gives  
DCT the strength and flexibility to pursue our growth plans 
and thrive in any economic climate.

EXECUTION OF 
OUR STRATEGY
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4.6%

6.6%

12.o%

2012 2013 2014

RENT GROWTH
GAAP RE-LEASING SPREADS

In creating shareholder value, nothing is more important 
than leasing space. DCT is built on a strong belief that this 
is a local business and outperforming our competition 
requires talented, market-based teams focused on building 
relationships, serving customers and working hard to earn 
new business, all while obtaining the highest possible rents. 
Not an easy job to say the least, but 2014’s operating results 
are a testament to the fact our market teams are doing that job  
very well.               

For the year, operating occupancy rose from 93.3% 
to 95.4%, the 5th consecutive year of increases.  
But the real story in 2014 was rent growth.

GAAP rents (essentially “effective rents” which factor in free 
rent and subsequent contractual rent increases) on signed 
leases increased an average of 12.0% while cash rents increased 
4.5% over expiring rents. With healthy tenant demand and new 
supply that remains in check, I am optimistic that market rents 
will continue their positive trajectory in 2015.  

As a result of both rent and occupancy increasing in 2014, 
same-store net operating income (NOI) results were strong—
increasing 3.9% on a GAAP basis and 3.8% on a cash basis.

STRONG OPERATING 
PERFORMANCE
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20122011 2013 2014

Consolidated Operating Occupancy Same-store Occupancy

96%

95%

94%

93%

92%

91%

90%

89%

Q4                  Q1                 Q2                  Q3                  Q4                  Q1                  Q2                 Q3                 Q4                  Q1                  Q2                  Q3                 Q4

INCREASED OCCUPANCY

23O5 GLOBAL WAY
CINCINNATI, OH
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PORTFOLIO REPOSITIONING
TOP FIVE MARKETS AS OF:

12/31/2OO9 12/31/2O14

Atlanta 9.9%

Dallas 7.7%

Houston  7.4%

Northern California  7.2%

Memphis 7.2%

Southern California 13.2%

Chicago 12.3%

Houston  8.3%

Northern California  7.8%

Atlanta 7.8%

SLOVER LOGISTICS CENTER I
INLAND EMPIRE WEST, CA

of assets new to the
portfolio since IPO

48%
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Sustaining sector-leading same-store performance, as well 
as growth in per share asset value, are the key objectives of 
our ongoing portfolio management decisions. Buildings age, 
markets change and new leases are signed, all of which have an 
impact on expected future growth in NOI and asset value. Our 
portfolio management team regularly updates our views on each 
building and DCT’s portfolio as a whole. This includes evaluating 
functionality, location, tenancy, cash-flow projections and an 
estimate of current market value. With this information, we make 
appropriate hold or sell decisions to improve cash-flow growth 
and overall portfolio quality.   

Investor demand for industrial assets increased even further in 
2014 from already strong 2013 levels. Cap rates (the initial yield, 
on an acquisition) continued to decline throughout the year, and 
investor appetite for functional B assets and secondary markets 
expanded dramatically. We capitalized on this favorable demand 
by selling $318 million of lower growth, non-strategic assets 
in 2014 compared to $266 million in 2013 and $159 million in 
2012. The year-one weighted-average cash yield on assets sold 
in 2014 averaged 6.6% compared to 7.5% in 2013, reflecting the 
continued increase in market values.

2014 dispositions included our entire Columbus portfolio. We 
have exited 11 markets since putting our strategic plan in place 
and now earn 82.3% of our NOI from Focus Markets (markets 
where we intend to invest the majority of our capital going 
forward), compared to 62.6% five years ago. We strongly believe 
that our long-term growth and value creation is greatly enhanced 
by focusing both our portfolio and our people in what we consider 
to be the best distribution markets in the United States.

ACTIVE PORTFOLIO 
MANAGEMENT
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We acquired $363 million of distribution buildings in 2014.  
Given the strength of our operating platform and favorable 
leasing markets, we continue to focus on acquisitions that 
provide NOI and value-creation upside through leasing of 
vacancy, addressing near-term rollover, or redeveloping the 
building (what we call “value-add” acquisitions). In general, 
we prefer to sell assets that are fully leased and redeploy that 
capital into such value-add assets, providing opportunities 
to earn higher returns over time. To illustrate this point, the 
average occupancy of the assets we bought in 2014 was 
78% compared to the 98% occupancy of the assets we sold 
(excluding user sales).  

We also believe that developing new buildings is an attractive 
opportunity to generate favorable risk-adjusted returns, create 
value and bring new, state-of-the-art distribution buildings 
into our portfolio. In 2014 we stabilized four development 
projects with a total investment of $86 million, generating an 
anticipated year-one weighted-average GAAP yield of 7.5%. We 
also started construction on 15 buildings with a projected total 
cost of $168 million, bringing our projects under development, 
as of December 31st, to $336 million with an anticipated year-
one weighted-average GAAP yield of 7.7%.

DISCIPLINED CAPITAL 
DEPLOYMENT
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$371mm
value-add acquisitions
in the last three years

134O1 ASHMORE AVE
DALLAS, TX
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MARKET BREAKDOWN
OF DEVELOPMENT
REPRESENTS $486 MILLION AT AN
ANTICIPATED STABILIZED YIELD OF 7.8%*

* Stabilized since 2012 and currently under construction.

Southern 
California

29.0%

20.0%

16.6%

8.6%

6.1%

5.4%

5.4%

Houston

Chicago

Atlanta

Miami

Pennsylvania

Baltimore / D.C., 3.3%
Dallas, 2.6%

Nashville, 1.6% Orlando, 1.4%

Seattle
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DCT 55
CHICAGO, IL

Columbus 19.6%

Mexico 11.4%

Houston  11.3%

Memphis  9.9%

Cincinnati 9.4%

Atlanta 7.4%

San Antonio 6.9%

New Jersey 5.6%

Dallas 4.8%

Chicago 3.4%

Baltimore / D.C. 2.8%

Southern California 2.5%

Northern California 2.2%

Louisville 1.2%

Pennsylvania 1.1%

Charlotte 0.5%

MARKET BREAKDOWN OF DISPOSITIONS
2012 —2014
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INVESTMENT GRADE 
BALANCE SHEET

A strong balance sheet is critical to our long-term success, and 
gives us the capacity and flexibility to operate our business and 
pursue opportunities without financial limitations.

Due to a combination of higher cash flow from our properties, 
higher asset values and periodic equity issuances, we further 
strengthened our balance sheet, and reached our desired 
leverage targets. 

The three most important measures of balance sheet strength 
are shown below, and each has significantly improved over the 
last three years:

2o14
6.1

3.4

30.5%

2o13
 7.1

3.0

38.2%

2o12
 7.8 

2.6

43.5%

Debt / EBITDA

Fixed Charge Coverage

Leverage (Market Cap)

BALANCE SHEET
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BUILDING TRUST.™

I would like to comment on the theme of this year’s annual report. Since our founding 
in 2003, we have worked hard building the Company, building our portfolio and 
building new buildings.  But our most important mission is building trust—earning 
the respect of customers, brokers, employees, shareholders and the many others 
who impact DCT’s success. Talented people, a quality portfolio and a strong balance 
sheet are virtually meaningless without trust, transparency and credibility. Unlike 
people and buildings, trust cannot be photographed or objectively measured, but it 
is not possible to build a strong company without it. We’ve created a Company with 
a  culture of integrity, where every employee understands that we expect them to  
do the right thing every time, no matter the near-term impact. In short, it is 
important that we place a higher value on our word and commitments than on  
our buildings and revenue.  

While traditional business values—honor, integrity, quality and responsiveness—  
have built our foundation, our mission of building trust is ongoing. A great  
company is never done earning and enhancing its reputation, and I assure you  
that earning the respect and trust of all those with whom we interact is at the 
forefront of how we do business each and every day.     

DCT AIRPORT 
DISTRIBUTION CENTER 

NORTH BUILDING C
ORLANDO, FL
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2014 was an excellent year. We remained focused on our 
strategic principles—aggressively managing our portfolio to 
improve NOI and value growth, creating value through leasing, 
acquisitions and development, and maintaining a strong, 
investment-grade balance sheet.  As we enter 2015, the outlook 
is very promising. Customer demand for quality distribution 
assets is strong and market fundamentals are healthy, with low 
vacancy, rising rental rates and rational levels of new supply.  The 
overall U.S. economy also is on firm footing, a welcomed haven  
for investors from around the globe who value our country’s 
stability and attractive GDP growth. This bodes well for further 
increasing asset values. There may be some economic surprises 
in 2015, but with our people, assets and balance sheet, DCT is 
well positioned to respond successfully to both the opportunities 
and challenges that present themselves.  

On behalf of our Board of Directors and my fellow DCT colleagues, 
thank you for your investment in the Company. We look forward to 
continuing to update you on our success and strategic progress in 
the years ahead.  

LOOKING AHEAD

Philip L. Hawkins
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FINANCIAL  
RECONCILIATION
AMOUNTS IN THOUSANDS, EXCEPT PER SHARE DATA
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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.

*2012 same-store amounts are not included as they are not comparable.

Reconciliation of income (loss) from continuing operations to NOI: 2o14 2o13 2o12*
Income (loss) from continuing operations  $      46,531  $     (9,251) $     (28,540)

Income tax (benefit) expense and other taxes  (217) 68 671

Interest and other income  (1,563)  (274) (85)

Interest expense  63,236  63,394 69,274

Equity in earnings of unconsolidated joint ventures, net  (6,462)  (2,405) (1,087)

General and administrative  29,079  28,010 25,763

Real estate related depreciation and amortization  148,992  130,002 109,993

Impairment losses  5,635 – –

Development profit, net of taxes  (2,016)  (268) (307)

Gain on business combination  (1,000) – –

Gain on dispositions of real estate interests  (39,671) – –

Casualty and involuntary conversion gain  (328)  (296) (1,174)

Institutional capital management and other fees  (1,739)  (2,787) (4,059)

Total GAAP net operating income  240,477  206,193 170,449

Less net operating income – non-same-store properties  (58,738)  (31,629)

Same-store GAAP net operating income  181,739  174,564 

Less revenue from lease terminations  (1,236)  (733)

Add early termination straight-line rent adjustment  456  309 

Same-store GAAP net operating income, excluding revenue 
from lease terminations

 180,959  174,140 

Less straight-line rents, net of related bad debt expense  (3,011)  (2,529)

Less amortization of above/(below) market rents  (1,242)  (1,412)

Same-store cash net operating income, excluding  
revenue from lease

 $    176,706  $    170,199 

For the Years Ended December 31
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 Net income (loss) attributable to common stockholders: 2o14 2o13 2o12
Net income (loss) attributable to common stockholders  $     49,164 $     15,870 $     (15,086)

Adjustments:   

Real estate related depreciation and amortization   148,992  137,120 126,687

Equity in earnings of unconsolidated joint ventures, net   (6,462)  (2,405) (1,087)

Equity in FFO of unconsolidated joint ventures  10,804   10,152 10,312

Impairment losses on depreciable real estate  5,767  13,279 11,422

Gain on business combination  (1,000) – –

Gain on dispositions of real estate interests   (45,199)  (33,650) (13,383)

Gain on dispositions of non-depreciable real estate   98   31 –

Noncontrolling interest in the above adjustments   (6,300)  (8,211) (12,522)

FFO attributable to unitholders  8,106  8,437 9,743

FFO attributable to common stockholders and unitholders  163,970  140,623 116,086

Adjustments:

Acquisition costs  3,011  3,578 1,975

FFO, as adjusted, attributable to common stockholders 
and unitholders – basic and diluted

 $   166,981  $    144,201  $    118,061

  

FFO per common share and unit – basic  $          1.86  $            1.76  $           1.66

FFO per common share and unit – diluted  $          1.85  $            1.75 $           1.65

FFO, as adjusted, per common share and unit – basic  $          1.89  $           1.80 $          1.69

FFO, as adjusted, per common share and unit – diluted  $          1.89  $           1.80 $          1.68

FFO weighted average common shares and units outstanding:  

Common shares  83,280   74,692 63,708

Participating securities  605   616 474

Units  4,331  4,770 5,840

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

 88,216  80,078 70,022

 Dilutive common stock equivalents   292   223  156

FFO weighted average common shares, participating securities and units out-
standing – diluted

    88,508      80,301 70,178

For the Years Ended December 31
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Fixed Charge Coverage: 2o14 2o13 2o12
Net income (loss) attributable to common stockholders  $      49,164  $     15,870 $    (15,086)

Interest expense  63,236 63,394 69,403

Proportionate share of interest expense from unconsolidated joint ventures  1,401 1,657 3,100

Real estate related depreciation and amortization  148,992  137,120 126,687

Proportionate share of real estate related depreciation and amortization 
from unconsolidated joint ventures 

 5,533  5,924 7,462

Income tax (benefit) expense and other taxes  (185)  57 716

Stock-based compensation  4,777  4,004 4,313

Noncontrolling interests  3,084 1,602 (1,654)

Non-FFO gain on business combination  (1,000)  – –

Non-FFO gain on dispositions of real estate interests  (45,101) (33,619) (13,383)

Impairment losses  5,767 13,279 11,422

Adjusted EBITDA $    235,668  $   209,288 $    192,980

Calculation of fixed charges 

Interest expense $      63,236  $     63,394 $     69,403

Capitalized interest  9,098  8,298 4,267

Amortization of loan costs and debt premium/discount  (477)  (558) (1,093)

Other noncash interest expense  (4,105)  (3,999) (2,034)

Proportionate share of interest expense from unconsolidated 
joint ventures 

 1,401  1,657 3,100

Total fixed charges $       69,153 $     68,792 $      73,643

Fixed charge coverage  3.4  3.0 2.6

For the Years Ended December 31
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975O COMMERCE CIRCLE
TOWNSHIP, PA

Thomas G. Wattles
Executive Chairman of the Board

Matthew T. Murphy
Chief Financial Officer

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

Philip L. Hawkins
Chief Executive Officer

John G. Spiegleman
Executive Vice President,
General Counsel

Michael J. Ruen
Managing Director, East Region

Bud V. Pharris
Managing Director, West Coast Region

Jeffrey F. Phelan
President

Charla K. Rios
Executive Vice President,
Property Management

Neil P. Doyle
Managing Director, Central Region

EXECUTIVE MANAGEMENT TEAM

975O COMMERCE CIRCLE
LEHIGH VALLEY, PA
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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

www.DCTIndustrial.com

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

DIRECTORS

Marilyn A. Alexander

Independent Business Consultant

Thomas F. August

President and CEO of Equity Office 

Properties Trust

John S. Gates, Jr.

Chairman and Chief Executive Officer of PortaeCo 

Raymond B. Greer

President of BNSF Logistics, LLC

Tripp H. Hardin

Senior Vice President of CBRE, Inc.

Philip L. Hawkins

Chief Executive Officer of 

DCT Industrial Trust Inc.

John C. O’Keeffe

Vice President Construction Operation 

of Wm. Blanchard Co.

Bruce L. Warwick

Vice Chairman of the Related Companies

Thomas G. Wattles

Executive Chairman of the Board of 

DCT Industrial Trust Inc.
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NYSE: DCT      n     DCTIndustrial.com      n      @DCTIndustrial

DCT Industrial Trust Corporate Headquarters

518 17th Street, 8th Floor 
Denver, CO 80202

Tel 303.597.2400

DCT Industrial is a proven leader in industrial real estate, 

offering best-in-class ownership, acquisition, leasing, 

development and management. Everything DCT does is 

driven by a genuine desire to exceed expectations. We 

constantly strive to be more creative, more engaged and 

more responsive than any of our competitors—delivering 

value and doing the right thing, every step of the way. 

It’s how we’re Building Trust.™


