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DCT Industrial is a proven leader in industrial real estate, 

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

leasing 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.®
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Creating Value — More than 

anything else, creating value is 

our most important objective 

as a management team and 

as a Company — and it is the 

theme of this year’s Annual 

Report. Since DCT emerged 

from the recession in 

2010, we started buying 

well-leased assets at 

substantial discounts 

to replacement cost, followed 

by acquiring assets that were 

under-leased, and often in need 

of substantial renovation or 

redevelopment. Around that same 

time, we started to see early signs 

of recovery and opportunity and 

began to acquire land and grow our 

development organization.

Philip L. Hawkins
President & CEO

Rental Revenues

Property Net Operating Income

Funds from Operations (FFO)*

FFO per Diluted Share*

Total Consolidated Operating 
Year-end Square Feet

Total Consolidated Operating 
Year-end Occupancy

* Adjusted to exclude acquisition and severance costs.

2o14
$334,787

$240,477

 $166,981

 $1.89

 61,976 

95.4%

2o13
$286,218

$206,193

$144,201

$1.80

62,118 

93.3%

2o15
$353,091

$260,877

$186,389

$2.00

62,215 

94.4%

FINANCIAL HIGHLIGHTS
Amounts in Thousands, Except per Share Data
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Since 2010, the industrial market has 

not only recovered, but surpassed 

previous peak levels. This, coupled 

with disciplined supply, has allowed 

DCT to create substantial value 

through the development of state-of-

the-art distribution buildings. During 

this time, we have built and stabilized 

22 buildings, totaling 6.4 million 

square feet, at a cost of $394 million 

and generating an initial yield of 

8.3%. Our actual or projected yields 

on these projects are on average 

300 basis points higher than 

comparable market cap 

rates (or initial yields to 

buyers) for stabilized, 

class A assets (as 

estimated by 

CBRE). 

DCT’s development activity 

continued to accelerate in 2015, 

reflecting very strong customer 

demand, rental rate growth, low 

vacancy levels and continued 

disciplined supply. In the past year  

we started construction on 12 

buildings totaling 3.9 million square 

feet, for a projected investment of 

$343 million with initial expected 

yields of 7.6%. 

The $870 million of assets we have 

built since 2010 are currently worth 

approximately $340 million more, 

or 39%, than we invested in their 

development — creating value.

DEVELOPMENT

DCT Chrin Commerce Centre  |  Lehigh Valley, PA

MARKET BREAKDOWN 
OF DEVELOPMENT
Reflects all development projects started since 2010

MARKET

Southern California 3,781

Chicago 1,406

Seattle 1,484

Houston 1,531

Atlanta 1,771

Baltimore/D.C. 478

Dallas 637 

Miami 334

Pennsylvania 426

Nashville 225 

Orlando 97

Total  12,170

235,677

144,518

115,613

108,166

89,909

67,694

42,610

26,286

25,012

7,993

6,895

870,373

IN THOUSANDS

PROJECTED 
INVESTMENTSQUARE FEET

IN THOUSANDS

$34Omm
Value Created 

Since 2010

$343mm
Development Starts 

in 2015
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While development is a very visible 

form of value creation, the continued 

strong performance of our operating 

portfolio is even more important. 

Due to the talent and focus of our 

market teams as well as the high 

quality of our portfolio, we once again 

delivered top-tier operating results 

in 2015, including same-store cash 

NOI growth of 8.6% and rental rate  

growth of 19.5% (as measured by 

the average rents over the respective 

lease terms, including free rent and 

rent bumps).

We are fortunate to be in a good 

business characterized by robust 

tenant demand and disciplined new 

supply. But even more important 

than any of these market forces is 

the value we have created through 

the persistence, creativity and 

relationships of our market teams. 

Real estate remains a local business, 

and time and time again our people 

have demonstrated the ability to rise 

above the competition. 

Our local market teams see 

opportunities that others do not, 

find solutions to tough challenges 

that others have failed to solve, and 

build relationships with customers 

that not only result in expanding 

our business within their markets 

but into other DCT markets as well. 

And most important, since they are 

on the ground and fully immersed in 

their markets, they fully understand 

the details and nuances of our 

competition, so we can intelligently 

and confidently lease our buildings 

at the highest rents possible.

In short, our teams have consistently 

proven their ability to build 

relationships and earn the respect of 

others by being the most responsive 

and solution-oriented operators, 

developers and investors. 

OPERATING
RESULTS

2013 2014 2015

4.9%
3.8%

2013 2014 2015

6.6%

12.o%

GAAP BASIS 
RENT GROWTH

SAME-STORE
CASH NOI GROWTH

8.6%

19.5%
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As markets change and customer 

needs evolve, it is important that 

we respond by developing and 

buying high-quality buildings, but 

also by selling buildings where 

cash-flow growth is decelerating or 

building quality or functionality are 

beginning to fall short of current 

market standards. In addition to 

continually upgrading the quality 

of our portfolio, thoughtfully selling 

assets is an important source of 

capital to fund our development 

and value-add investments. We 

devote a significant amount of time 

to evaluating each of our buildings 

and making the appropriate hold 

or sell decision based on our 

assessment of its function, location 

and expected returns over time.   

Since 2010, we have sold $1.2 billion 

of assets and exited 10 markets to 

better allocate our capital to assets 

and markets with stronger NOI 

growth and value creation potential. 

And given continued attractive 

pricing and high demand by 

investors, we remained very active in 

2015, selling $274 million of assets 

in 14 different transactions. As a 

result of our active development, 

acquisition and asset disposition 

activity, 58.1% of our portfolio is 

new to DCT since our IPO in 

December of 2006, and we own what 

we believe is the highest-quality and 

best-performing industrial portfolio 

in the U.S., public or private.

DCT Rialto Logistics Center  |  Inland Empire West, CA

CAPITAL DEPLOYMENT 
AND FUNDING SUMMARY

TOTAL DEPLOYMENT

2o13 2o14 2o15

Stabilized 
Acquisitions

Equity

Value-add 
Acquisitions

Debt

Development
Starts

Dispositions

$496

2o15

$343
$9o

$63

$549

2o14

$186

$224

$139

$580

2o13

$22o

$164

Total = $360 Total = $363

Total = $153

$196

Capital Deployment 
Amount in Millions

Funding Summary

51% 57%
36%

64%49% 43%
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As we would hope, DCT’s success in 

creating value has been reflected in the 

returns received by our shareholders. 

For the past five years, total shareholder 

return from owning DCT has been 

116.3%, compared to the SNL US REIT  

Industrial Index of 70.0%. We have 

also outperformed for the past one 

and three-year periods with total 

returns on DCT stock of 8.3% and 

60.1%, respectively, compared to 

the Industrial Index of 3.0% and  

33.9%, respectively.

SHAREHOLDER RETURN TO
TA

L

116.3%

2015

3 YEAR

5 YEAR

DCT

SNL US REIT 
Industrial Index

6o.1%

7o.o%

33.9%

3.o%

TOTAL SHAREHOLDER 
RETURN

8.3%

111o
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DCT Airtex Industrial Center II  |  Houston, TX

LOOKING
AHEAD

AL
WA

YS

The past five-plus years have been 

great for DCT and its shareholders, 

and I am equally optimistic about the 

next five. 

E-commerce demand, a significant 

driver of recent success, is expected 

to continue its rapid growth and 

e-commerce fulfillment companies 

and major delivery companies are all 

looking to increase capacity and 

improve delivery times. This 

translates into the need for 

more distribution space, 

specifically in infill 

locations – a strength 

of the DCT portfolio. 

 

Traditional retailers and manufacturing 

companies also continue to invest in 

their supply chains to enhance their 

e-commerce platforms as well as to 

reduce costs, shorten delivery times 

and improve reliability. And each time 

a company makes a new investment in 

its supply chain, it likely requires a new 

distribution building to accommodate 

its needs. This has led to significant 

growth of customer demand in our 

business, meaningfully outpacing the 

growth in the U.S. economy. 

I see these long-term demand trends 

continuing well into the future. And 

with our talented team, strategically-

located portfolio and excellent 

balance sheet, DCT is well prepared 

to remain a significant player in 

meeting the distribution needs of 

our customers and creating value for 

our shareholders.

On behalf of the entire DCT team,  

I would like to thank all of you for 

your interest and investment 

in our Company. I look 

forward to you joining 

us as we continue to 

create value in 2016 

and beyond.

Philip L. Hawkins
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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.

RECONCILIATION OF NET INCOME ATTRIBUTABLE 
TO COMMON STOCKHOLDERS

RECONCILIATION OF INCOME (LOSS) 
FROM CONTINUING OPERATIONS TO NOI

2O15 2O14 2O13
Net income attributable to common stockholders $94,048  $49,164  $15,870

Adjustments:

Real estate related depreciation and amortization 156,010 148,992   137,120

Equity in earnings of unconsolidated joint 
ventures, net (7,273) (6,462) (2,405)

Equity in FFO of unconsolidated joint ventures 9,902 10,804 10,152

Impairment losses on depreciable real estate 2,285 5,767 13,279

Gain on business combination (1,000)

Gain on dispositions of real estate interests (77,871) (45,199) (33,650)

Gain on dispositions of non-depreciable real estate 98 31

Noncontrolling interest in the above adjustments (4,487) (6,300) (8,211)

FFO attributable to unitholders 8,274 8,106 8,437

FFO attributable to common stockholders 
and unitholders — basic and diluted 180,888 163,970 140,623

Adjustments:

Acquisition costs 1,943 3,011 3,578

Severance costs 3,558

FFO, as adjusted, attributable to common 
stockholders and unitholders — basic and diluted  $186,389 $166,981 $144,201

FFO per common share and unit — basic  $1.95  $1.86 $1.76

FFO per common share and unit — diluted  $1.94  $1.85 $1.75

FFO, as adjusted, per common share and unit — basic  $2.00  $1.89 $1.80

FFO, as adjusted, per common share and unit — diluted  $2.00  $1.89 $1.80

FFO weighted average common shares and 
units outstanding:

Common shares 88,182 83,280 74,692

Participating securities 560 605 616

Units 4,227 4,331 4,770

FFO weighted average common shares, participating 
securities and units outstanding — basic 92,969 88,216 80,078

Dilutive common stock equivalents  332 292 223

FFO weighted average common shares, participating 
securities and units outstanding — diluted 93,301 88,508 80,301

2O15 2O14 2O14 2O13 2O13 2O12
Income (loss) from continuing operations $102,965  $46,531  $46,531  $(9,251)  $(9,251)  $(28,540)

Income tax (benefit) expense and other taxes 736 (217) (217)  68  68  671 

Interest and other (income) expense 40 (1,563) (1,563)  (274)  (274)  (85)

Interest expense 54,055 63,236 63,236  63,394  63,394  69,274 

Equity in earnings of unconsolidated joint ventures, net (7,273) (6,462) (6,462)  (2,405)  (2,405)  (1,087)

General and administrative expense 34,577 29,079 29,079  28,010  28,010  25,763 

Real estate related depreciation and amortization 156,010 148,992 148,992  130,002  130,002  109,993 

Impairment losses 2,285 5,635 5,635 —  — — 

Development profit, net of taxes (2,627) (2,016) (2,016)  (268)  (268)  (307)

Gain on business combination — (1,000) (1,000) — — — 

Gain on dispositions of real estate interests (77,871) (39,671) (39,671) — — — 

Casualty and involuntary conversion gain (414) (328) (328)  (296)  (296)  (1,174)

Institutional capital management and other fees   (1,606)   (1,739)   (1,739)  (2,787)  (2,787)  (4,059)

Total GAAP net operating income 260,877 240,477 240,477  206,193  206,193  170,449 

Less net operating income — non-same-store properties (52,344) (43,928)  (58,738)  (31,629)  (37,936)  (5,921)

Same-store GAAP net operating income 208,533 196,549  181,739  174,564  168,257  164,528 

Less revenue from lease terminations (2,052) (1,785)  (1,236)  (733)  (1,057)  (491)

Add early termination straight-line rent adjustment 350 500  456  309 — — 

Same-store GAAP net operating income, excluding revenue 
from lease terminations 206,831 195,264  180,959  174,140  167,200  164,037 

Less straight-line rents, net of related bad debt expense (1,745)   (5,884)  (3,011)  (2,529)  (799)  (5,752)

Less amortization of above/(below) market rents (1,278) (1,686)  (1,242)  (1,412)  (1,125)  (688)

Same-store cash net operating income, excluding revenue 
from lease terminations $203,808  $187,694  $176,706  $170,199  $165,276  $157,597 

Cash net operating income growth (excluding revenue 
from lease terminations) 8.6% 3.8% 4.9%

For the Years Ended December 31 For the Years Ended December 31

NOTE: The same-store pool used for the comparisons of same-store cash NOI growth are the same for each comparison; 
they are not the same across the three comparisons 2015 to 2014, 2014 to 2013 and 2013 to 2012. 
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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

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

Former Chief Executive Officer 

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

President and Chief Executive Officer 

of DCT Industrial Trust

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

FINANCIAL
RECONCILIATION

Amounts in 
Thousands, Except 
per Share Data

EXECUTIVE
MANAGEMENT TE

AM

CORPORATE 
INFORMATION

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
President and 

Chief Executive Officer

John G. Spiegleman
Executive Vice President,

General Counsel

Neil P. Doyle
Managing Director, Central Region

Bud V. Pharris
Managing Director, West Region

Charla K. Rios
Executive Vice President,

Property Management

Michael J. Ruen
Managing Director, East Region
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