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Operator 
On behalf of JLL Income Property Trust, I’d like to welcome you to their second quarter 2016 earnings conference call.  
This call is being recorded and our audience lines are currently in a listen-only mode.  [Other operator instructions.]  At 
this time, I would like to turn the conference over to Jodi Akers, Head of Stockholder Services.  Jodi, please go ahead. 
 
Jodi Akers, Head of Stockholder Services 
Thanks, and 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, 2015, 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 June 30, 2016. 
 
Links to a transcript and audio replay of this call will be posted and available on our website, JLLIPT.com.  For further 
information on the Company’s performance, we invite you to review our Quarterly Report on Form 10-Q filed on August 
12, 2016 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 over the call to Allan Swaringen, President and Chief Executive Officer and Gregg Falk, Chief 
Financial Officer.  At the conclusion of their comments, we will open the call for your questions. 
 
Allan, if you’d like to begin? 
 
 
Allan Swaringen – CEO & President 
Thanks, Jodi.  Hello, everyone, and thank you for joining us for our second quarter earnings call.  JLL Income Property 
Trust had a very productive second quarter investing capital and made exceptional progress in attracting new capital, 
raising $171 million during the quarter.  During the second quarter we closed 6 transactions acquiring 10 new properties 
investing almost $340 million.  We continue to have a strong pipeline of new acquisitions, two of which have already 
closed in early Q3, with more to come throughout the balance of this year.  
 
JLL Income Property Trust continues to be the preferred daily NAV core real estate offering in the marketplace.  We 
currently have nearly 10,000 stockholders, more than double the amount we had this time last year.  We have also 
significantly expanded our distribution partnerships, which now span 12 different wealth management platforms 
representing wirehouses, private trust banks, RIA's and major national independent broker dealers.  
 
Our equity base has nearly doubled over the last 12 months.  As a public company that is not listed on a stock exchange, 
our share prices are not driven by the same market fluctuations that affect listed stocks. Our share price is determined 
based on the regular, independent appraisals of the real estate investments we own.  
 
From a macroeconomic perspective, second quarter’s GDP growth of 1.2% continues to disappoint, although it is an 
increase from the first quarter’s 0.5% growth rate.  The growth in output was limited by a decline in inventories, although 
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private expenditures continue to grow and the stage is set for stronger economic growth in coming quarters.   Oxford 
Economics forecasts GDP growth of 2% for 2016, somewhat below the 2.4% annual growth rate experienced in 2014 and 
2015.  Inflation remains below the Fed’s 2% target.  The Fed did not move interest rates at its July meeting but a rate hike 
is still on the table for later in 2016.  Normalization of interest rates is expected to be gradual and will proceed only under 
continued strengthening economic conditions.  The rate on the 10 Year Treasury note declined 29 basis points in the 
second quarter, and ended the quarter at 1.49%.  This decline was attributable to a flight to safety near the end of the 
quarter following the Brexit vote.  While broader market conditions appear to have settled somewhat post-Brexit, we are 
carefully watching the impact of market volatility on capital flows to real estate. 
 
The labor market continues to be healthy, although growth has been choppy.  The unemployment rate is 4.9%, down 70 
basis points from the end of 2014.  The labor market added a monthly average of 147,000 jobs in Q2, but growth was 
irregular, ranging from 11,000 new jobs in May to 287,000 in June.  The oil and gas industry continues to shed jobs, while 
construction employment is trending upward supported by rising housing starts and home prices.  The US job growth 
outlook is solid with Moody’s Economy.com forecasting average monthly job growth of about 180,000 for the next two 
years. 
 
Real estate capital market conditions have stabilized in Q2 after a bumpy start earlier this year.  Transaction volumes are 
down almost 20% from 2015 levels.  However, we view this as more a function of an extremely robust 2015 than a market 
disruption in 2016.  Most assets in the market are trading and while bidding pools are slightly diminished, there are still 
enough active buyers and sellers to create an efficient market.  During the second quarter volume trends improved and 
single asset activity was up 12% year-over-year in June.  In Q2 $105 billion of office, industrial, retail and apartment 
properties traded, which is 14% lower than the second quarter last year. Valuations dipped somewhat in Q1 but were up 
in Q2.  While much more volatile than private market real estate, the listed REIT market had a very strong quarter, 
delivering a total return of 7.4%.  The broader equity markets were also quite volatile in Q1 and Q2.  The total S&P 500 
return was 2.5% by the end of the second quarter, and has moved on to set record new highs for equities. 
 
We are carefully watching the impact of Brexit on Real Estate.  While we don’t believe that the fallout from the June 23rd 
Brexit referendum will be cataclysmic or systemic, the law of unintended consequences suggests that investors should 
closely watch for ripple effects in the EU, North America and even all the way to Asia Pacific.  In the immediate aftermath, 
Brexit had a sharp, temporary negative impact on US and global equities; since then, US corporate and CMBS bonds 
have held steady, a good sign for real estate values.  Extremely low government bond yields have increased investor 
demand for low-risk real estate in 2016 and Brexit increases the likelihood that interest rates will stay “lower for longer”.  
Economic growth throughout North America has been disappointing so far in 2016, although minimal fallout from Brexit is 
expected. 
 
Gregg will now give you a recap of our second quarter financial performance and I will discuss our noteworthy activities in 
greater detail after his review.  Gregg? 
 
 
Gregg Falk, CFO & Treasurer 
Thanks, Allan.  We are pleased with our financial and operating results this quarter. National property market 
fundamentals remain strong.  NOI growth over the next year has been forecasted to be strong, before slowing slightly to a 
long-term inflationary pace.  As I highlight our financial results I will discuss the key underlying drivers of our performance.  
 
We reported total revenues of $60 million for the first six months of the year, an increase of approximately $17 million or 
40% over the prior year.  The Company had net income of $1.5 million or $0.01 per share for the first half of the year, a 
decrease from the prior year as our disposition of four of our student housing properties in the first quarter 2015 resulted 
in an accounting gain last year.  
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We had exceptional growth in total assets over the last 12 months reaching $1.7 billion, an increase of approximately 68% 
over the prior year.  With more acquisitions in the pipeline we believe our growth will continue throughout the end of the 
year.  We’ve added 35 new properties to our portfolio in the last twelve months – demonstrating LaSalle’s broad execution 
capabilities and our targeted investment strategies. 
 
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 six months ended June 30th, we reported FFO of $19.4 million, 
an increase of approximately $6 million or 46% from the prior year, primarily due to the increasing FFO contributions from 
our new acquisitions.  Our per share FFO was $0.21, a decrease from the prior year as a number of our new acquisitions 
did not close until late in the quarter, but in-line with expectations as the number of shares outstanding increased by 79% 
from the prior year due to the ongoing success of our continuous public offering.   
 
We closely monitor AFFO as a supplemental measure of operating performance.  AFFO is calculated as FFO adjusted for 
non-cash items and non-operating expenses. AFFO was $20.5 million for the six months ended 2016 compared to $13.8 
million for the same period in 2015, a 49% increase.  The increase is principally attributable to contributions from our new 
acquisitions and increased revenues from our office segment.  Our per share AFFO for the six months ended June 30th 
was $0.22. 
 
Real estate fundamentals remain strong as high occupancy continues to support positive rent growth across all four major 
property types.  With vacancy rates below long-term averages we expect that on a national level new supply will mirror 
positive demand.  Differences between markets will persist, with some markets continuing to see falling vacancy while 
others see increases as demand slows or new supply simply exceeds new demand. 
 
Our apartment occupancy increased this quarter by 2% to 97% compared to the prior quarter.  We continue to execute on 
our two tiered acquisition strategy, acquiring newly constructed properties in urban in-fill locations along with acquiring 
properties in suburban locations within highly rated school districts. This approach is showing success as our acquisitions 
from 2015 are 98% leased at the end of the second quarter. 
 
Our industrial segment continues to be the spearhead of our portfolio and has remained fully occupied this quarter.  Our 
strategy to overweight our industrial segment has served our stockholders well as our industrial property sector is 100% 
leased to 43 tenants with a weighted average lease term of 6.1 years.  
 
Our office occupancy was 91% for the quarter, a slight increase from the prior quarter.  The quality of our office segment 
is strong, anchored by our Central Business District multi-tenant office properties, but also complimented by our long-term 
leased Medical Office buildings. 
 
Our retail occupancy is 97%, unchanged from the previous quarter.  Our focus on retail centers driven by consumer 
staples, primarily grocery stores, has had a positive impact and has helped maintain a healthy occupancy in this segment 
of our portfolio.    
 
We feel positive about the occupancy of the portfolio remaining stable around 97% at the end of the quarter.  This is our 
eleventh consecutive quarter with portfolio occupancy of over 95%.  Our weighted average lease duration at June 30th 
was 6.4 years, in-line with the prior quarter.  
 
Touching on our returns and distributions, it is one of our primary investment objectives to offer an attractive level of 
current income to our stockholders.  Our board of directors approved an increase in our quarterly distribution for the third 
quarter of 2016 to $0.125 per share, a 4.2% increase. The increased dividend will be paid to stockholders of record as of 
September 29th, payable on or around November 1st.  This was the nineteenth consecutive quarterly dividend and the 
fourth dividend increase dating back to the first quarter 2012.  These gross dividends will be paid out to stockholders, but 
will be reduced for share-class specific fees. 
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Since we launched our initial public offering in October of 2012 we have provided net of fees annualized total returns for 
our Class A and M shares of common stock of 6.6% and 7.2%, respectively.  Our second quarter total return for Class A 
and M shares was 1.2% and 1.4% respectively.  We reported total returns over the trailing four quarters for Class A and M 
shares of 7.6% and 8.2%, respectively.   
 
For the second quarter, there was an increase in our NAV per share for our Class A and M shares of 0.4%, as a result of 
a net increase in the values of the portfolio.   
 
Now, I’ll hand the call back over to Allan to discuss in detail our significant accomplishments for the quarter. 
 
 
Allan Swaringen – CEO & President 
Thanks, Gregg.    
 
We continued to enhance our portfolio and increase our diversification by property type, geographic region, lease maturity 
and underlying tenant industries during the second quarter.  Early on in the second quarter we closed on three new 
properties, San Juan Medical Center, Tampa Distribution Center and Aurora Distribution Center.  These three 
investments are all consistent with our strategy to target acquisitions of healthcare-oriented office properties and well 
leased, bulk-distribution warehouse properties. 
 
In May we acquired Lane Parke Apartments, a 276 unit apartment complex located in the affluent Birmingham suburb of 
Mountain Brook, Alabama, for approximately $73 million.  Mountain Brook boasts one of the wealthiest zip codes in the 
U.S. ranking in the top 5%, and has been referred to as one of the nation’s ‘Super Zips’ by the Washington Post, 
achieving the highest score possible based on income and education.  Lane Parke Apartments features high-quality 
finishes catering to the local upscale demographics.  LaSalle’s research has found that apartment communities located in 
areas featuring a combination of higher incomes and highly rated school districts have outperformed the broader 
apartment market.  These communities tend to have restrictive development policies often creating strong barriers to new 
competition.  
 
In June we acquired Pioneer Tower, a 17-story, multi-tenant, Class A office building in the heart of Portland’s central 
business district for approximately $122 million.  Pioneer Tower is 95% leased to a diverse roster of professional service 
tenants whose average tenure of occupancy is over fourteen years.  The office building is located at the intersection of 
Portland’s burgeoning technology triangle and high-end retail core.  In addition to Portland’s low unemployment rate of 
4.3%, Bloomberg recently tabbed Oregon as the best performing economy in the U.S based on its strong employment 
outlook, affordability of housing and growing personal incomes.  Pioneer Tower’s modern work environment, including 
sitting on top of Portland’s Pioneer Place Mall offers tenants a unique amenity base spanning four blocks of mixed-use 
offerings with upscale retail, dining, hotels, parking and public transportation all within walking distance—defining the 
optimal live/work/play urban environment desired by today’s millennial workforce.  While our investment strategy has led 
us to underweight our allocation to office properties, the positive aspects of Pioneer Tower are very compelling.  Portland 
is currently exhibiting a low direct vacancy rate of 6.7 percent, has maintained a lower than 10 percent vacancy rate for 
the past ten years and is one of LaSalle’s target office markets.  
 
In Q2 we also acquired the Valencia Industrial Portfolio, a five-building, multi-tenant warehouse portfolio located in the 
greater Los Angeles submarket, for approximately $65 million.  With roughly 1.6 billion square feet, Los Angeles is the 
largest industrial market in the U.S. and one of the most sought after markets by institutional investors.  With an overall 
market vacancy rate of less than 2% and new construction pipelines delivering less than 1% of existing stock, the 
industrial property market fundamentals of Greater Los Angeles are some of the strongest across all property types and 
markets in the country.  Acquiring high quality, well-located warehouses in select, primary markets with high barriers to 
entry, like the Greater Los Angeles market, is a core component of our investment strategy.  This marks our third 
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industrial investment closed this year, and 23 properties acquired in the warehouse sector over the last three years, 
growing our industrial allocation to almost $440 million and 25% of our overall portfolio. 
 
At quarter end our overall company leverage ratio was 37%, a 3% decrease from the prior year.  With limited near term 
debt maturities, we have a portfolio-wide weighted average remaining loan term of 6.0 years.  Our weighted average 
interest rate on outstanding borrowings is 4.0%, a decrease of 4 basis points from the prior year. 
 
With our new acquisitions during the second quarter, our portfolio is now comprised of 25 industrial warehouses, 21 retail 
centers, 8 office buildings, 6 apartment complexes and 2 parking garages.  In total, across all 62 properties, we now own 
interests in over 12 million rentable square feet.  At the end of Q2 our portfolio diversification by property type was 16% for 
Apartments, 25% Industrial, 27% Office, 30% Retail and 2% Other.  
 
As we grow our portfolio of core properties, we remain committed to actively managing our real-estate assets to provide 
attractive income returns to our stockholders.  Our 4.2% third quarter dividend increase is indicative of that commitment.  
Financial Advisors and Portfolio Managers are looking for increased diversification and alternative sources of income for 
their client portfolios and core real estate is well positioned to provide both.  We are very pleased with our 
accomplishments in the first half of the year and are confident that we can continue to add value to our portfolio and 
generate moderate appreciation over time for our stockholders. 
 
Thank you for your time and attention today and I hope you found our remarks informative.  Operator, we would now like 
to open the call for any questions. 

 
Operator 
Thank you.  At this time, I will open the lines for your questions.  [Operator instructions]  One moment, please, while we 
poll for questions. 
 
Our first question comes from Austin Carr [ph].  
 
<Q>:  Hi.  Yes, firstly, thank you guys.  This has been very helpful today.  Glad everything is going well.  Especially great 
news on the dividend increase.  Could you guys give us some additional color and some details about the increase? 
 
Gregg Falk, CFO & Treasurer 
Sure, Allan.  I’ll take a stab at it first.  On August 11th, management made a recommendation and the board of directors 
approved an increase in our quarterly dividend from $0.12 to $0.125 a share starting in Q3.  That would be $0.50 annually 
now in a payout.  It represented a 4.2% increase in our dividend rate and was the fourth dividend increase since the 
beginning of 2012.  Last time we increased it was third quarter of 2014. 
 
The dividend is going to be payable to stockholders of record on September 29th and will be paid out on or around 
November 1st. 
 
Allan Swaringen – CEO & President  
Great.  All I would add to that is its management’s intent to kind of review our dividend every 18 to 24 months.  It had been 
two years and both the strong capital raising coupled with our strong investing activity that we completed in the second 
quarter made us pretty confident about the growth in the portfolio and our opportunities to continue of support and cover 
that dividend. 
 
If you look at the actual metrics for the first and the second quarter, because we sat in a little bit more cash early in those 
quarters, we actually had some dilutive effects of sitting in that cash, but we’re confident with our new acquisitions 
continuing to generate positive cash flow that the dividend will be fully supported and covered by those activities in future 
quarters. 
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Anyway, it’s generally good news, and we’re happy to get it done and the board was very supportive of management’s 
recommendation. 
 
Operator 
[Operator instructions]  Our next question comes from Jim Melnick [ph]. 
 
<Q>:  Good morning, gentlemen.  Thank you very much for taking my call.  It sounds like you guys are hitting on all 
cylinders with both strong capital raising and strong capital deployment.  Could you talk a little more about your investing 
pace and your outlook for balance of the year? 
 
Allan Swaringen – CEO & President  
Yes.  The headline numbers I’d cover first are we raised, I think it was in our script there, we raised $170 million in Q2, but 
I think the number that was even more compelling was we invested $340 million in Q2, so we’ve caught up with our strong 
capital raising and are very pleased with that amount of productivity from an investing standpoint. 
 
It’s looking like we could invest over about $800 million this year on the pace we’re at, which we think is very strong 
growth and continue to diversify the portfolio substantially.  And even more specifically than that, even after June 30, 
we’ve closed one additional investment, a shopping center in Arizona and another apartment complex in Southern 
California, around San Diego.  So even since the quarter, we’ve closed two new investments for a total of about $140 
million of gross investing. 
 
We’re very pleased with the acquisition pace to date, and we feel like we’ve got a pretty good strong pipeline of 
investments that we like and are hopefully teed up to close between now and the end of the year, so we’re very pleased 
that the investing pace has been able to keep up with and run right alongside with the strong capital raising. 
 
Operator 
Thank you.  Our next question comes from Tom Lonergan [ph]. 
 
<Q>:  Thanks for taking my question.  In your prepared remarks, you talked a good bit about real estate capital market 
conditions which sounded generally positive.  I’m curious about what you are seeing going on in the underlying property 
markets. 
 
Allan Swaringen – CEO & President  
Great question.  Our performance is driven by many different things.  Many of you heard me talk about the different 
cycles, and the capital market cycle is a very influential component of overall real estate performance, but obviously 
what’s going on in the trenches in the property markets is pretty important too. 
 
I’m glad to hit on some of property level fundamentals and I’m going to—rather than using JLL or even LaSalle reference 
points, I’ll grab some other competitive reference points that all speak to the strength and the improving underlying real 
estate fundamentals.  In the industrial space just in Q2, this is on a national basis, vacancies declined 20 basis points with 
the overall national vacancy rate for industrial properties is down to 5.2%, and rents for the quarter Q2 were up 1.8% in 
the quarter and 4.6% year-over-year.  Those data were according to CBRE. 
 
In the office sector, we saw similar declines in vacancies where different reporting agencies estimated between a 20 to 40 
basis point decline in the overall national vacancy rate which is hovering right now around a 16% national vacancy, and 
that’s the lowest national office vacancy rate that has been recorded in seven years, and that’s according to Reese 
Incorporated.  They also noted that it is the eighth consecutive quarter of a decline in the national vacancy rate and rents 
were up for Q2 between 0.5% to 1% on a national basis in the office space area. 
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And the third area that we’re spending some time investing in and continuing to look at is retail, and retail is often a—
there’s many broad categories of retail, but if you’re just focusing on the neighborhood and community shopping centers, 
which is our primary focus with our grocery anchored strategy, actually, in Q2 on a national basis, vacancies fell ten basis 
points in Q2 to a national vacancy rate of about 9.9%.  That’s also according to Reese Incorporated, and they’re showing 
that shopping centers, the performance of shopping centers from an occupancy standpoint, they lag early in the recovery, 
but now they’re starting to really perform a lot better and we’re seeing that definitely prove out in our portfolio too. 
 
Another interesting statistic in the second quarter was that there was across the neighborhood and community shopping 
center, there was net absorption of 3.3 million square feet, and this is on top of 1.4 million square feet of new space that 
came online, so you’re actually seeing take-up or leasing of space significantly outstrip new deliveries in the neighborhood 
and community shopping center area.  We have that strong net absorption. 
 
And also on a national basis, there was rent growth in the second quarter of about 0.5% and about 2% year-over-year, so 
continued very strong property fundamentals across all four primary property sectors.  I didn’t hit on apartments, and 
you’re seeing some kind of softening of the apartment fundamentals in the primary coastal markets in the very high end 
units in New York City and San Francisco, but in the urban core, not primary city and also in our suburban apartment 
markets where we’re focused on school systems, grade school systems and good incomes, we’re still seeing very strong 
apartment rent growth and strong occupancy characteristics.  As the capital markets are very strong, the underlying 
property market fundamentals also continue to be very strong through Q2.  
 
Operator 
There are no other questions.  This concludes today’s call.  I will hand the call back over to Allan Swaringen for closing 
remarks.  Allan?   
 
Allan Swaringen – CEO & President  
Great.  Thank you all for joining our call today.  We look forward to speaking with you next quarter in our continued 
progress towards our investment objectives.  Thanks and have a great day.  
 


