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Presentation 
 
Operator 
On behalf of JLL Income Property Trust, I’d like to welcome you to their Third Quarter 2021 
Earnings Conference Call. This call is being recorded and our audience lines are currently in a 
listen-only mode. A brief question-and-answer session will follow the formal presentation. 
[Operator Instructions] 
 
At this time, I would like to turn the call over to Jill Passmann from JLL Income Property Trust. 
Jill, please go ahead. 
 
Jill Passmann 
Welcome, everyone, to today’s call. 
 
Any statements made about future results and performance or about plans, expectations or 
objectives are forward-looking statements.  Actual results and performance may differ from those 
included in the forward-looking statements as a result of factors discussed in the Company's 
Annual Report on Form 10-K for the year ended December 31, 2020, and in our other reports filed 
with the SEC.  The Company disclaims any undertaking to update or revise any forward-looking 
statements. 
 
In addition, all non-GAAP financial measures discussed during this call are reconciled to their 
most directly comparable GAAP financial measures in accordance with the SEC rules in our Form 
10-Q for the quarter ended September 30, 2021. 
 
Links to a transcript and audio replay of this call will be posted and available on our website, 
JLLIPT.com until December 17, 2021.  For further information on the Company’s performance, 
we invite you to review our Quarterly Report on Form 10-Q filed on November 10, 2021 and other 
filings which are available on the Company’s website, as well as the SEC’s website, sec.gov. 
 
Now I would like to turn the call over to Sean Meehan, Portfolio Manager, and Gregg Falk, Chief 
Financial Officer.  At the conclusion of their comments, we will open the call for your questions. 
 
Sean, if you’d like to begin?  
 



Sean Meehan 
Thanks, Jill. Hello, everyone, and thank you for joining us for our third quarter earnings call.   
I’m happy to be here today covering for Allan Swaringen, our CEO, who is out of the country on 
new business development. Three quarters of the way into the year, the fund has had tremendous 
success on multiple fronts – operations, capital raising, acquisition activity, and most importantly, 
investment performance. With that, we will now turn to recapping the third quarter results.  
 
As of September 30th, the portfolio aggregated to $5 billion-dollars comprised of 98 core 
properties spanning the residential, industrial, healthcare, office, and grocery-anchored retail 
sectors.  We realized an approximate 1.1% income return, 5.3% appreciation return and an overall 
6.4% total return for the third quarter on our M-I share class, which is the highest quarterly return 
we have posted in our nearly decade-long history. Quarterly dividends have now been paid for 39 
consecutive quarters, with an average annual increase of 3.8% over that 9-plus year period.  
Durable income and modest appreciation across market cycles, from core stabilized assets, remain 
the cornerstones of JLL Income Property Trust’s investment thesis. 
 
Before delving into further detail on our third quarter accomplishments, I will provide an overview 
of the broad economic environment in which we operated. 
 
Following strong growth in the first half of 2021, the COVID-19 Delta variant slowed the pace of 
economic growth in Q3.  With growth headwinds also came labor shortages and supply chain 
bottlenecks and, as a result, GDP growth was down to an annualized pace of 2.0% in the third 
quarter. Despite slower growth, inflation remained elevated, and at the end of September CPI was 
up 5.4% year on year. However, consumers and tenants are signaling conviction in the long-term 
recovery, and the strong job growth in October, with over half a million new jobs created, indicates 
the pace of growth is improving as COVID cases and hospitalizations decline.  
 
While Q3 economic news was mixed, real estate performance was roundly positive. This was most 
apparent in private real estate returns, with the NCREIF Property Index reporting a 5.2% quarterly 
return, the highest since 2005, and the trailing year return up to 12.1%.   
As has been the case throughout the recovery, the strongest performance was in the apartment and 
industrial sectors.  Both achieved all-time low vacancy rates, with stabilized apartment vacancy in 
major markets down 140 basis points in the last year to just 2.9%, and warehouse vacancy down 
100 basis points to 3.6%. Construction pipelines are at an elevated plateau for both of these 
property types, with annual deliveries expected to total about 2% of inventory, yet this construction 
is still below the recent pace of demand growth.   
 
The strong performance of these sectors also showed up in rent growth and returns.  National 
apartment rent growth accelerated to 11% year-over-year, the highest pace ever. For industrial, a 
very tight market makes it challenging to get a clear read on rent growth, but indications are rent 
growth was quite strong in the third quarter and rents are up over 10% in the last year.   
Specialty sectors also are delivering strong performance, with Medical office vacancy down to 
9.1%, single-family rentals seeing double digit rent growth over the past year, and life sciences 
vacancy rates continuing to move lower. 
 



While office and all retail remain laggards, within retail the bright spot is open-air retail, where 
vacancy declined 30 basis points to 7.0% in the third quarter; a notable improvement tied to the 
rebound in US consumer spending. Rents are stable, with a +1.4% average year-over-year change, 
and better growth at dominant centers. Office demand continues to be negative however, and office 
vacancy was up another 30 basis points during the quarter to 16.8%, bringing the total vacancy 
increase to 450 bps since the start of the pandemic.  Quarterly office asking rent growth remains 
negative and we estimate that effective office rents are down 13% since the pandemic began.  
 
The real estate market continues to be supported by strong capital flows and increasing transaction 
volume.  US real estate transaction volume increased 25% in Q3 2021 compared to Q2, and it was 
also above its Q3 2019 pace.  Year to date through September, residential property types comprised 
nearly half of transaction activity – 45% of the total – up from 37% in 2019. Industrial volume 
comprised 23% of activity, similar to its 2019 share. While open-air retail transaction volume 
remains a more modest 11% share of volume, it picked up in August and September to above its 
2019 pace, reflecting renewed capital market appetite for strong grocery-anchored centers.  The 
active equity markets are supported by readily available debt financing. CMBS issuance has picked 
up, concurrent with a decline in CMBS delinquency rates. And borrowing rates remain low with 
the average life co-insurer fixed rate at around 3% in the most recent quarter, which is also a  near 
a record low. 
 
Having covered the industry-wide performance and market update, Gregg will now share a closer 
look at our portfolio’s financial performance during Q3 before I continue.  Gregg? 
 
Gregg Falk  
Thanks, Sean.  2021 has been a strong year, with $170 million in YTD revenues, as compared to 
$145 million dollars in the prior year, which represents an increase of 17%.  The increase is 
primarily related to new acquisitions and positive leasing activity over the past couple years.  Third 
quarter net loss was $19 million dollars compared to a net loss of $10 million dollars in the third 
quarter of 2020.  The increase in net loss is primarily related to the accrual of a performance fee 
of $14 million in the current quarter.  
 
Funds from Operations, or FFO, is a supplemental measure of operating performance used by the 
real estate industry, which most closely resembles GAAP net income.  For the nine months ended 
September 30th, we reported FFO of $51.2 million dollars, an increase of $11.7 million dollars 
from the prior year, primarily related to new acquisitions having a positive impact in 2021 and the 
negative impacts of non-cash fair value adjustments to our interest rate swaps and COVID related 
expenses that occurred in 2020.  Year to date FFO was $0.28 cents per share. 
 
We also track AFFO as a supplemental measure of operating performance.  AFFO is calculated as 
FFO adjusted for non-operating expenses and non-cash items.  AFFO through the third quarter 
was approximately $54.5 million, an increase of $6.1 million from the prior year primarily related 
to new acquisitions we have made.  Year to date AFFO was $0.33 cents per share.   
 
Rent collections across our portfolio have continued to improve as most tenants have been able to 
reopen their businesses and return to normal payment patterns.  Collections have been in the upper 
90 percent range and we have seen very few new requests for rent relief over the last few quarters.  



Our retail tenants continue to be a slight laggard in collection of outstanding receivables as 
compared to the other property types.  
 
Portfolio occupancy remained quite strong throughout 2021 with the portfolio leased at 96% 
through the third quarter.  Our occupancies by segment were 99% for Industrial, 96% for 
Residential, 91% for grocery-anchored Retail, 89% for Traditional Office, and 98% for our 
Healthcare Office.  Maintaining higher occupancies through active tenant retention strategies 
continues to be a priority of our asset management team.  The team has been focused on working 
with current and potential tenants to sign new and renewal leases.  Trading lease term in exchange 
for future lease execution risk is a strategy of our management team, which has provided great 
benefit to us today and will continue to do so into the future.  Through the third quarter, we have 
signed new and renewal leases for almost 1 million square feet, with a weighted average rent 
increase of 6.1% over the previous rental rate or underwritten rental rates. Active asset 
management has been a key to our strategy since we launched in 2012.  One of the primary ways 
that we generate predictable, attractive income for distribution to our stockholders is through long-
term lease agreements with higher credit tenants.  We also continue to strive to lengthen our 
weighted-average lease term of our overall portfolio, which was 6 years at the end of Q3. 
 
Offering a reliable and attractive level of current income to our stockholders that steadily grows 
over time is a primary focus of JLL Income Property Trust.  On November 9th, 2021, our Board 
of Directors approved a gross dividend for the fourth quarter of 2021 of $0.135 cents per share to 
stockholders of record as of December 23, 2021.  The dividend is payable on or around December 
30, 2021.  All stockholders will receive $0.135 cents per share, less share class specific fees, and 
the annualized yields will differ based on share class. 
 
Since we launched our initial public offering in October of 2012, we have provided net of fees 
annualized income return of 4.5% and an appreciation return of 2.9% for a total return of 7.6% 
over that nine year period. 
 
Our NAV grew to approximately $2.5 billion at the end of the third quarter.  Our daily NAV 
methodology has provided stable market valuations, as evidenced by our low 2% standard 
deviation of share price.  
 
Throughout the third quarter, we have reinvested approximately $21.3 million dollars of capital 
improvements into our existing portfolio, all geared toward maintaining our higher occupancies.   
 
Now, I’ll hand the call back over to Sean to discuss our key third quarter activities. 
 
 
Sean Meehan 
Thanks, Gregg.    
 
During the third quarter, we continued to be active in terms of new investments and expanded our 
portfolio with eleven new acquisitions, three in the industrial sector, three in the healthcare sector, 
and five in the residential sector. We remain focused on these three sectors in particular, given 
what we perceive to be superior point-forward returns and fundamentals in each of them. Our first 



healthcare acquisition of the quarter was 9101 Stony Point Drive, an 87,000-square-foot, world-
class, medical office building in Richmond, Virginia. This recently constructed, mission-critical 
property is net-leased on a long-term basis as a premier outpatient facility and headquarters for 
Virginia Urology, the leading urology practice in central Virginia. The two other healthcare 
acquisitions were 5 & 47 National Way, two life sciences properties located in Durham, North 
Carolina. The properties total approximately 375,000 square feet and are each 100 percent leased 
to life science tenants.  
 
The first of the residential acquisitions was a 47% interest in a stabilized portfolio of over 4,000 
single family rental homes.  Single family rental homes offer a compelling risk-return profile 
relative both to apartments and to other specialized property types given the inherent 
diversification of each property as well as low resident turnover and a strong growth outlook 
supported by underlying macroeconomic and tenant demand trends. The acquisition was funded 
with an equity investment of $205 million dollars. The $1.2 billion dollar portfolio (at 100% 
ownership) is encumbered by a $761 million dollar securitized loan, interest only at a fixed rate of 
2.1%, which matures at the end of 2025. In the multifamily segment of our residential sector, we 
acquired 3 garden-style apartment communities located in Fort Collins, Colorado, and one 
residential community in Berlin, Massachusetts.  
 
We have also closed on a portion of a multi-property industrial portfolio that is 100% leased and 
totals approximately 420,000 square feet.  Three of five properties in this portfolio closed in July, 
with the remaining two targeted to close later this year.   
 
Our portfolio diversification by property type at the end of Q3 was 43% Residential, 27% 
Industrial, 16% grocery-anchored Retail, 7% Healthcare, 6% Office, and 1% Other, which 
currently consists of two parking garages. 
 
Our overall company leverage ratio was 43% at the end of Q3.  83% of our borrowings are at a 
fixed interest rate and we have minimal debt maturities for the next three years.  Our portfolio-
wide weighted average remaining loan term is 5 years and our weighted average interest rate on 
outstanding borrowings is 2.9%, which is down from 3.6% at the start of 2021. Modestly 
increasing leverage, while staying below 50%, has been a strategic initiative for us during 2021, 
to take advantage of historically low interest rates available for core real estate.   
 
As for stock transactions, we repurchased approximately $29 million dollars in shares pursuant to 
our share repurchase plan during the third quarter, which had a quarterly limit of $112 million 
dollars.  Fourth quarter share repurchases will have a limit of approximately $124 million dollars, 
which is 5% of our NAV as of September 30th.  Stockholders should aspire to be long-term 
investors and hold our shares for seven to ten years or longer.  Our share repurchase plan is 
available to stockholders subject to the quarterly limits and a twelve-month holding period. 
 
 
So as we wrap up today, over the last nine plus years, we have built what we believe to be a strong, 
stable real estate fund with a conservative strategy and resilient balance sheet, and we will remain 
true to our disciplined core investment philosophy.  The fundamental reason for including real 
estate in a portfolio is long-term performance.  Since inception from October 2012, JLL Income 



Property Trust has delivered attractive net of fees total returns of 7.6%, while consistently focusing 
on core, stabilized lower-risk investments.  
 
Given the significant success of the fund year to date through September 30th , we are quite 
optimistic for further momentum in Q4 and as we turn the calendar into 2022. We believe the fund 
is very well positioned to continue to accrue attractive, risk-adjusted returns for our investors. We 
appreciate the trust that you place in us, and wish you and your families good health and safety, 
and a happy upcoming holiday season. 
 
Operator, we would now like to open the call for any questions. 
 
Operator 
Thank you. We will now be conducting a question-and-answer session. [Operator Instructions] 
Thank you. Our first question is from [Chris Hill] [ph]. Please proceed with your question. 
 
Q: Thank you. Sean, you mentioned acquiring a single-family rental portfolio. Could you discuss 
your investment thesis to add to this property type and provide more color on the portfolio of 
home? 
 
Sean Meehan 
Sure, Chris. Yeah. So we acquired a 50% interest approximately in a 4,000-home single-family 
rental, which goes by SFR portfolio this past August. And we were drawn to investing in this sector 
for what we thought were several compelling reasons. One being the demographic tailwinds as 
millennials and that cohort ages and settling down with families. There is just a need for more 
space. And SFR typically is about twice the size of apartment units, so the demand profile and 
outlook there is excellent. 
 
Another reason is the supply side of that equation, where there is a sizable estimated shortage of 
rental housing options, where the supply of homes just hasn’t kept up with demand. So the 
fundamentals outlook, we feel screened is quite attractive. And then, we also like the inherent 
diversified nature of the homes. These are spread out in disparate homes. 
 
And another reason is really there’s just a massive market size and opportunity to scale here. You 
might be surprised to learn that the total SFR market in the U.S. is about 14 million homes. And 
that’s more than the total multifamily units for A and B quality apartments, which stands at around 
10 million. 
 
And SFR is actually only owned 2% by institutions today. So we think there is a lot of scale here, 
a lot of room for growth. And we like being at the front end of that curve. And then, I would point 
out that, this has been previously publicly disclosed. But we’re investing alongside a premier 
operator, as of SFR homes in Amherst Residential. And in such sectors, specialty sectors like this, 
it’s really important to get the operator question, right. And we feel that Amherst has a second-to-
none team. And they’ve been in this space really since 2009. And they actually have one of the 
largest portfolios under management in the country, so last reasons why we really liked that deal. 
 



And then, the second part of your question, I believe was just on composition. So the portfolio we 
acquired is, it’s spread out over 14 markets that we think is highly attractive for a growth profile 
in terms of job growth and population growth. So the top-5 markets are Atlanta, Dallas, Phoenix, 
Nashville and Charlotte. And that makes up about 3 quarters of the homes in the portfolio. 
 
And then the average year built, with the average age, I think – well, the year built is 1995 on 
average. And the average size is about 1,800 square feet, and 3 bed, 2 baths. Importantly, 99% of 
the portfolio has already been fully renovated. And is about 96% to 97% leased. So hopefully, that 
gives you some context there. 
 
Operator 
Thank you. Our next question comes from [Mike Wodigeo] [ph]. Please proceed with your 
question. 
 
Q: Thank you. Given the strong returns you highlighted in the industrial and residential sectors, 
what is your view on point forward returns in those sectors? 
 
Sean Meehan 
Yeah. Greg, I’ll take this one. That’s good question, because the returns from industrial and 
residential have been very strong. But the appreciation really in large part has been driven by 
fundamentals. So primarily rent growth and increasing occupancies as we noted on the call here 
today. 
 
So our point forward outlook is still quite favorable from where we sit right now. So the going-in 
yields are certainly low for these sectors. But with an expectation for continued above inflationary 
income growth from them, the sector is still to us screened as attractive on a total return point 
forward look, still around about 6% to 7% unlevered discount rate range. So there are definitely 
instances in the marketplace, where we perceive certain asset offerings to be priced to perfection, 
or that might be overly exposed locally, supply risks for instance. 
 
So it’s really important to take the right opportunities when making those investments. But given 
our intense focus on location, and on high-quality core durable investments that we feel are 
appropriate for long-term holds, we’re really confident we’ll continue to access interesting and 
creative opportunities within both these favorable sectors today. So thanks, Mike. 
 
 
Operator 
[Operator Instructions] Our next question comes from [Jack Roberts] [ph]. Please proceed with 
your question. 
 
Q: Thank you. What trends are you seeing as a focus on lease renewals and will you highlight an 
example of higher capture at higher rents? 
 
Gregg Falk 
Hey, Sean. I’ll take this one. So, today, our portfolio is 96% leased. We’ve seen some very strong 
leasing in the last couple of years. In 2020, we signed about 1.2 million square feet of new and 



renewal leases. And we captured about a 7.1% weighted average increase over the last rent that 
was being paid for that space or over our underwriting for making space. 
 
2020 through September 30, it’s been just as strong. We signed about 1 million square feet of new 
and renewal leases with about a 6.1% average increase. Looking at kind of the big contributors 
there, industrial, we signed almost 800,000 square feet of new leases, new and renewal leases in 
2021, with an average increase of about 13.5%. 
 
And our office, which includes both our traditional office and healthcare office, we’ve signed 
about 90,000 square feet of new and renewal leases with about a 4.2% average increase. Really to 
highlight one real strong sample of what we’ve done, we bought Fort Worth Distribution Center 
back in 2020, late 2020. This was newly constructed 351,000 square feet industrial building. It 
was completely vacant. 
 
We really like the market. We really liked our leasing prospects there. So we went ahead and put 
this into kind of our lease decor strategy, where we’ve got properties that aren’t fully leased up 
yet, knowing that we can get them leased up and get much better pricing. 
 
With that, we were able to sign a lease about 6 months earlier than we had underwritten and we 
were able to attain a rate that was about 22% above the underwritten rate. So real positive story 
led to some good appreciation at that property. And so, that’s the kind of strategies that we’ll take 
on in leasing to try to enhance the portfolio. Thanks for that question, Jack. 
 
Operator 
Thank you. There are no further questions. I would like to hand the call back to Sean Meehan for 
any closing remarks. Sean? 
 
Sean Meehan 
Thank you all for joining us on today’s call. We look forward to updating you again after we close 
out 2021. Thanks again. 
 
Operator 
This concludes today’s conference. You may disconnect your lines at this time. Thank you for 
your participation. 


