


6HYHQ +LOOV 5HDOW)\ AUWXA\MWD $\Y BB X Q F B M & il VA 1LLS

T6HYHQ +LOOV GHOLYHUHG 1HZWRQ $08ULOb 6HYHQ +LOOV 5HDOW\ 7UXVW 1DVGDT 6(91 WRG
UHVXOWYV JHQHUDWLQJ 'LV IRU WKH TXDUWHIFKIRQGHG

SHU VKDUH ZKLFK ZDV D 'LVWULEXWLRQV
RXU JXLGDQFH 'XULQJ WKH 2Q$SULOb 6(91 GHFODUHG D TXDUWHUO\ GLVWULEXWLRQ RI SH
RXU SRUWIROLR WR D QHZ K PLOOMRQVKDUHKROGH W8 RILAQIHFRE(GIR[SHFWYV WR SD\ WKLV GLV

DFWLYHO\ LQYHVWHG FDSLW DEREBAD
'HFHPEHU ULJKWV RIIHULQJ
WRWDOLQJ PLOOLRQ

&RQIHUHQFH &DOO

$ FRQIHUHQFH FDOO WIR WGAFRXWM W (91 VHVXOWYV ZLOO EH KHOG RQ
2XU SRUWIROLR FRQWLQXHYV DW DP (DVWHUQ 7LPH 7KH FRQIHUHQFH FDOO WHOHSKRQH QX

IURP RXWVLGH WKH 8QLWHG 6WDWHYV DQG &DQDGD VKRXOG GLDO
FURGLW SHUIRUPDQFR ZLWHK DFFHVV WKH FDOO IURP HLWKHU QXPEHU 3DUWLFLSDQWYVY VKRXOG (
DQG D ZHLJKWHG DYHUDJH U VWDUW RI WKH FDOO $ UHSOD\ Rl WKH FRQIHUHQFH FDOO ZLOO EH
'LWK VHYHUDO WUDQVDFWLR ‘HGQHVGD\ 0D\ 7R DFFHVV WKH UHSOD\ GLDO 7KH
AR R DA I R Aol -8 e OLYH DXGLR ZHEFDVW RI WKH FRQIHUHQFH FDOO ZLOO DOVR EH DYI

7ZZ VHYQUHLMHMRIFKLYHG ZHEFDVW ZLOO EH DYDLODEOH IRU UHS(
HIWHQVLRQV RI RXU ILQDQF WUDQVFULSWLRQ UHFRUGLQJ DQ G UMMMWINIMP ERWVUR QHRJFH FIDVO LC
EHOLHYH ZH DUH ZHOO SRVL SURKLELWHG ZLWKRXW WKH SULRU ZULWWHQ FRQVHQW RI 6(91
RXU SRUWIROLR E\ FDSLWDO

SLSHOLQH RI FRPSHOOLQJ U $ERXW 6HYHQ +LOOV 5HDOW\ 7UXVW

LQYHVWPHQW RSSRUWXQLW BHYHQ +LOOV 5HDOW\ 7UXVW 1DVGDT 6(91 RU 6(91 ZH RXU RU X\
WKDW RULJLQDWHY DQG LQYHVWV LQ ILUVW PRUWJIDJH ORDQV VHFX
HVWDWH 6(91 LV PDQDJHG E\ 7TUHPRQW 5HDOW\ &DSLWDO DQ DIILO

OHDGLQJ 8 6 DOWHUQDWLYH DVVHW PDQDJHPHQW FRPSDQ\ ZLWK R
¢l TRUHGILOL  SLRY B QY DQG \HDUV RI LQVWLWXWLRQDO H[SHULHQFH LQ EX\LQJ VHOOLQJ
,QYHVWPHQW 2IILFHU RI 6(9 HVWDWH )RU PRUH LQIRUPDWLRQ DERXW 6(91 SOHDVH YLVLW ZZZ
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&RPSDQ\ 6QDSVKRW

SEVEN HILLS

REALTY TRUST

$V BDUFKD XQOHVV RWKHUZLVH QRWHG

6WURQJ /RDQ SRUWIEOLR &RQVHUYDWLYH /HYH@EDODIWHJUDWHG ZLWK 505 SH

PLOOLRQ
IORDWLQJ UDWH

[

'"HEW WR HTXLW\ UDWLR

ILUVW PRUWJDJH ORDQ FRPPLWPHQWYV

a
2ZQHUVKLS RI 6(91

PLOOLRQ

$YHUDJH

ORDQ FRPPLWPHQW

PLOOLRQ

OD[LPXP
IDFLOLW\ VL]H

a ELOOLRQ
RI *URVYV $80

PLOOLRQ A
"HLIJKWHG DYHUDJH BOQXVHG ILQDQFLQJ
/79 EDSDELW)\ &5( SURIHVVLRQDOV
PLOOLRQ a
‘HLIJKWHG DYHUDJH &DVK SURSHUWLHY PDQDJH(
$00 ,Q <LHOG RQ KDQG DFURVV WKH 8 6

(9 1 XHOEHW DU VW L

( @ﬁ\’q% %%JU \
RENL IGIH) 6 ( 9 1 L =
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)LUYMWDUWHU +LIJKOLJKWYV SEVEN HILLS

REALTY TRUST

$V RI DQG IRU WKH WK WHH PR WKYXPHQKWVHWNGRWKHUZLVH QRWHG

JLQDQF Y *HQHUDWHG QHW LPARPRREBQ SHU GLOXWHG VKDUH
5HV XO Y *HQHUDWHG 'LVWULEXW D EPIHO(@RRI. QIWURGLOXWHG VKDUH

Y 2ULIJLQDWHG WKUHH ORDQV ZLWK DJJUHIJDWH WRWDO FRPPLWPHQWYV RI PLOOLRC
Y SHFHLYHG WKH IXOO UHSD\PHQW RI1 D PLOOLRQ ORDQ VHFXUHG E\ D KRWHO LQ /O

Y 6 XEVHTXHQW WR TXDUWHU HQG UHFHLYHG WKH IXOO UHSD\PHQW RI D PLOOLRQ
2+

Y :HLJKWHG DYHUDJH FRXSEP@QRI$OO ,@6<LHOG RI
‘HLIKWHG DYHUDJH ULDR®DWLDOKRZDQFH IRU FUHGLW ROIRWRMW\D O HORRLHY HR WRIQV P HQ \
1R UHDOL]J]HG ORVVHV DWBRUARKIDUWHU HQGHG

< <

&DVK RQ KDQGFRLIOODB® XQXVHG ILQDQFLQJ FOLOINIGEHRI RXU 6HFXUHG )LQDQFLQJ )DI
‘HLJKWHG DYHUDJH FRXSHR® FEIR&JURZLQJV XQGHU RXU 6HFXUHG )LQDQFLQJ )DFLOLWL
(IWHQGHG WKH PDWXULW\ GDWH RI RXU 8%6 ODVWHU 5HSXUFKDVH )DFLOLW\ WR )HEU

(IWHQGHG WKH PDWXULW\ GDWH Rl RXU :HOOV )DUJR ODVWHU 5HSXUFKDVH )DFLOLW\
PLOOLRQ WR PLOOLRQ

/I[LTXLGL
&DSLWDO

< < < <

HDV V DQG

DQG 'HILQLWLRQV ZL KH $SSHQGL[ IRU WH




SEVEN HILLS

REALTY TRUST

JLUYWDUWHULQDQFLDO 6 XPPDU\

DPRXQWYV LQ WKRXVDQGV H[FHSW SHU VKDUH GDWD

,QFRPH 6WDWHPHQ %DODQFH 6KHHW

7KoLljaTjHFKORQWKV (Qere ODUFK
,QFRPH IURP ORDQ LQYHVWPHQWYV QHW /IRDQV KHOG IRU LQYHVWPHQW QHW
5HYHQXH IURP UHDO HVWDWH RZQHG SHDO HVWDWH RZQHG QHW
2WKHU H[SHQVHV &DVK DQG FDVK HTXLYDOHQWYV
SURYLVLRQ IRU FUHGLW ORVVHV 2WKHU DVVHWYV
1HW LQFRPH 7RWDO DVVHWYV

‘HLJKWHG DYHUDJH FRPPRQ VKDUHV RXWVWDQGLQJ ED'6HFXUHG ILQDQFLQJ IDFLOLWLHV QHW
DQG GLOXWHG

2ZWKHU OLDELOLWLHYV

IHW LQFRPH SHU FRPPRQ VKDUH EDVLF DQG GLOXWHG

7TRWDO OLDELOLWLHYV
'LVWULEXWDEOH (DUQLQJV

'LVWULEXWDEOH (DUQLQJV SHU FRPPRQ VKDUH EDV]LF
GLOXWHG 7RWDO RXWVWDQGLQJ FRPPRQ VKDUHYV

AXDUWHUO\ GLVWULEXWLRQ SHU FRPPRQ VKDUH %RRN YDOXH SHU FRPPRQ VKDUH

E?RWDO VKDUHKROGHUV HTXLW\

4XDUWHUO\ GLVWULEXWDEOH HDUQLQJV SD\RXW UDWLR $GMXVWHG ERRN YDOXH

$GMXVWHG ERRN YDOXH SHU FRPPRQ VKDUH

6HH DSSHQGL[ IRU GHILQLWLRQV DQG UHFRQFLOLDWLRQV Rl QRQ *$$3 PHDVXUHYV




,QFRPH IURP /RDQ ,QYHVWPHQWYV 1HW AWK H v !

‘'ULYLQJ 1HW ,QWHUHVW O0DUJLQ WKURXJK VHOHFWLYH RULJLQDWLRQV

B &RXSRQ 5DWH 6HFXUHG )LQD
&RXSRQ 5DWH ,QYHVWPHQWY\
©® 2ULJLQDWLRQV 1HW ,QWHUH"’

$YHUDJH $GYDQFH 5DWH |

5HSUHVHQWY WKH ZHLJKWHG DYHUDJH FRXSRQ UDWH IRU 6(91 V 6HFXUHG )LQDQFLQJ )DFLOLWLHYVY GXULQJ WKH UHVSHFWL
5HSUHVHQWY WKH ZHLJKWHG DYHUDJH FRXSRQ UDWH IRU 6(91 V SRUWIROLR RI LQYHVWPHQW ORDQV GXULQJ WKH UHVSHF!
S5HSUHVHQWYV WKH ZHLJKWHG DYHUDJH QHW LQWHUHVW PDUJLQ IRU RULJLQDWLRQV DQG DFTXLVLWLRQV GXULQJ WKH UHVS




/RDQ 3RUWIROLR 6XPPDU\ SEVENHILLS

JLUMWDUWHU/RDQ 3RUWIROLR $FWLYLW\

JLUMWDUWHU 3V RI GROODUV LQ PLOOLRQV
GROODUV LQ WKRXVDQGMLIJLQDWLRQVFKbD 7RWDO /RDQ &RPP

- 8QIXQGHG &RPPLW

1XPEHU RI ORDQV

$YHUDJH ORDQ FRPPLWPHQW

7TRWDO ORDQ FRPPLWPHQWYV

8QIXQGHG ORDQ FRPPLWPHQWV

3ULQFLSDO EDODQFH

"HLIKWHG DYHUDJH FRXSRQ UDWH

BULQFLSDO %DOD

HLIJKWHG DYHUDJH $00 ,Q <LHOG

"HLIJKWHG DYHUDJH OD[LPXP ODWXULW\

"HLIKWHG DYHUDJH /79

"HLJKWHG DYHUDJH IORRU

‘HLJKWHG DYHUDJH ULVN UDWLQJ
4 /RDQ 2ULJLQDWLRQMQGLQJIV 5HSD\PHQWA /RDQ
3RUWIROLR 3RUWIROI




SEVEN HILLS

REALTY TRUST

1HZ /RDQ ,QYHVWPHQW $FWLYLW\

&ROODWHUDO OHGLFDO 2IILF 5HWDLO +RWHO
IRFDWLRQ $WODQWD *$ 3DOP 'HVHUW 6FRWWVGDOH
AU L L QDY L IR G YHEUXDU\ YHEUXDU\ ODUFK

DW H
&RPPLWPHQW PLOOLROQ PLOOLRQ PLOOLRQ
QLI IDE YHEUXDU\ YHEUXDU\ ODUFK

ODWXULW\ 'DWH

&RXSRQ 5DWH 6 6 6




/IRDQ 3RUWIROLR ,QYHVWPHQW $FWLYLWMMRTENTIVE Y

/IRDQ 2ULJLQDWLRQV E\ 4XDUWHU
GROODUV LQ PLOOLRQV

/IRDQ &RXQW

*HRIJUDSKLF 5HJLRQ

7TRWDO /RDQ &RPPLWPHQWYV

8QIXQGHG &RPPLWPHQWYV

BURSHUW\ 7\SH

3ULQFLSDO %DODQFH

%DVHG RQ SULQFLSDO EDODQFH RI ORGIUWKBOG IR




/IRDQ 3RUWIROLR &UHGLW 4XDOLW\ SEVEN HILLS

/IRDQ WR 9DOXH
RI 3BRUWIROLR

/RDQ &RXQW

SLVN 5DWLQJ 'LVWULEXWLRQ
RI 3BRUWIROLR

/IRDQ &RXQW

3HUFHQWDJH Rl SRUWIROLR EDVHG RQ SU
KHOG IRU LQYHWWBRRW DV RI




2IILFH /RDQV SEVEN HILLS

Y 1R RIILFH ORDQV LQ XUEDQ RU &%' PDUNHWYV LQ RXU SRUWIROLR
Y $V RIDUFKDb DOO RI RXU ERUURZHUV KDG SDLG WKHLU GHEW VHUYLFH REOLJDWLRQV RZHG DQG ¢

21ILFH 5LVN 5DWLQJ 'LVWULEXWLRC

PLOOLRQ SULQFLSDO EDODQFH &ODVV %

SLVN 5D Y /HDVHG RFFXSDQF\ R DQG D :$/7 RI \H

Y PLOOLRQ SULQFLSDO SD\GRZQ LQ 0D\
PLOOLRQ SULQFLSDO EDODQFH &ODVV %

Y /HDVHG RFFXSDQF\ R DQG D :$/7 RI \H

7RWDO /RDQ 3RUWIROLR

PLOOLRQ SULQFLSDO EDODQFH &ODVV %
Y /HDVHG RFFXSDQF\ RI DQG D :$/7 RI \H

Y '"HPRQVWUDWHG FRPPLWPHQW IURP VSRQVR
DGGLWLRQDO HTXLW\ FRQWULEXWLRQV WR

PLOOLRQ SULQFLSDO EDODQFH &ODVV %

5LVN 5D Y /HDVHG RFFXSDQF\ RI DQG D :$/7 RI \H
PLOOLRQ SULQFLSDO EDODQFH &ODVV $ &
Y /HDVHG RFFXSDQF\ RI DQG D :$/7 RI \H

Y '"HPRQVWUDWHG FRPPLWPHQW IURP VSRQVR
DGGLWLRQDO HTXLW\ FRQWULEXWLRQV WR

PLOOLRQ SULQFLSDO EDODQFH &ODVV %
Y /HDVHG RFFXSDQF\ RI DQG D :$/7 RI \H

Y '"HPRQVWUDWHG FRPPLWPHQW IURP VSRQVR
DGGLWLRQDO HTXLW\ FRQWULEXWLRQV WR

SBHUFHQWDJH RI SRUWIROLR DQG RIILFH ULVN UDWLQJ GLVWULEXWLRQ EDVMHWBFRER SULQFLSDO EDODQFH RI ORDQV KHOG IRU LQ




6HFXUHG )LQDQFLQJ )DFLOLWLHV SEVENHILLS

$V BDUFKD

7TRWDO :HLIJKWHG
8%6 &LWLEDQN %02 :HOOV )DUJR $YHUDJH

GROODUV LQ WKRXVDQGYV
OD[LPXP IDFLOLW\ VL]H
3ULQFLSDO EDODQFH
8QXVHG FDSDFLW\
'HLJKWHG DYHUDJH FRXSRQ UDWH
‘HLJKWHG DYHUDJH DGYDQFH UDWH
‘HLJKWHG DYHUDJH UHPDLQLQJ PDWXULW\ \HDUV
&ROODWHUDO
1XPEHU RI ORDQV
3ULQFLSDO EDODQFH

,Q JHEUXDU\ ZH DPHQGHG RXU 8%6 ODVWHU 5HSXUFKDVH $JUH
PDWXULW\ GDWH WR )HEUXDU\

,Q JHEUXDU\ ZH DPHQGHG WKH :HOOV )DUJR ODVWHU 5HSXUFK
FKDQJHV WR WKH DJUHHPHQW LQFOXGLQJ HIWHQGLQJ WKH VWDW
LQFUHDVLQJ WKH PD[LPXP IDFLOLW\ VL]H E\ WR

7KH ZHLJKWHG DYHUDJH UHPDLQLQJ PDWXULW\ RI RXU ODVWHU 5F

WKH HDUOLHU RI WKH XQGHUO\LQJ ORDQ LQYHVWPHQW PDWXULW!

DJUHHPHQW PDWXULW\ GDWH 7KH ZHLJKWHG DYHUDJH UHPDLQLQ
G XVLOJ WKH XQGH L




SEVEN HILLS

REALTY TRUST

$SSHQGL]




&RPSDQ\ 3URILOH *RYHUQDQFH DQG 5HVMEEEKHEIR VI

ODQDJHPHQW (TXLW\ 5HVHDUFK &RYHU

2XU PDQDJHU 7UHPRQW LV UHJLVWHUHG ZLWK WKH 6HFXULWLHV DQG ([FKDQJH &RPPLVVLR RU 6(& DV D
LOQOYHVWPHQW DGYLVHU DQG LV RZQHG E\ 505 505 LV D OHDGLQJ &LV DDWHUQDWLYH DVVHW HGIRFEXPH AP OPDQQ
FRPSDQ\ XQLTXH IRU LWV IRFXV RQ FRPPHUFLDO UHDO HVWDWH &&B8JLV OMTOBHQWLDO UHDO BNWDIWRSKEG 1LRODOMW H
EXVLQHVVHW WBRKR I 505 KDG RYWHEUOQRRMVVHWY XQGHU PDQDJHPHQW DQG

\HDUV RI LQVWLWXWLRQDO H[SHULHQFH LQ EX\LQJ VHOOLQJ ILQ = W, RRP

‘H EHOLHYH 7TUHPRQWRY UHODWLRQVKLS ZLWK 505 SURYLGHV XV ’ZD@HY%%@WP&&WBBU .%Wﬁ%’@%%@ﬁ&wvﬁw%
PD\ DOORZ XV WR LGHQWLI\ KLJK TXDOLW\ LQYHVWPHQW RSSRUWXQLWLHY DQG WR HYDOXDWH WKHP PRUH
WKRURXJKO\ WKDQ PDQ\ RI RXU FRPSHWLWRUV LQFOXGLQJ RWKHEBERP PURFLD O PRULWIDIHR P,V HWY IFHVR// &
EHOLHYH 505RV EURDG SODWIRUP SURYLGHV XV ZLWK DFFHVV WR-BVE& VHOMKHWQVLYH QHWZRUN RI UHDO HVWDWH
RZQHUV RSHUDWRUV LQWHUPHGLDULHV VSRQVRUV ILQDQFLDO LQVWLWXWLRQV DQG RWKHU UHDO HVWDWH UHO!

SURIHVVLRQDOV DQG EXVLQHVVHYV ZLWK ZKLFK 505 KDV KLVWRUL&%&RWQ%%\&IP%{%%R%\E%:JHFRQVR EHOLHYH WKDW

7TUHPRQW SURYLGHV XV ZLWK VLIJQLILFDQW H[SHULHQFH DQG HIS LQ PLGGOH PDUNHW

WUDQVLWLRQDO &5( 6(91 LV IROORZHG E\ WKH DQDO\VWVY OLVWHG DER
%RDUG RI 7TUXVWHHYV HVWLPDWHY RU IRUHFDVWY UHJDUGLQJ 6(91RV St
GR QRW UHSUHVHQW RSLQLRQV HVWLPDWHY RU I

' ' 6(91 GRHV QRW E\ LWV UHIHUHQFH DERYH LPSO\ L
0 * R H
$QQ 0 'DQQHU %DUEDUD LOIPRRWIHDP $ /DPRVOGISK / ORUHD FgR(%FXU FH ZLWK DO\ LOI WL E FOXV|

,QGHSHQGHQW ,DILXNSMHIDIE HQW, QB XSWRBHQWHD&VQYEHSHQGHQW ¢ \dﬁﬁl WKHVH DQDO\VWYV

“HIITUH\ 3 6RPHIDMWWKHZ 3 -RIGDRQ' 3RUWQR\ &ROWDFW  OIRUPDWLRO
,QGHSHQGHQW 0MUXIVILIBPH 7UXWWEHU RI WKH %RDUG O0DQDJLQJ 7UXVWHH

,QYHVWRU 5HODWLRQV ,QTXLULHV

(IHEXWLYH 21ILFRUYV 6HYHQ +LOOV 5HDOW\ 7JLDQDMFLDO LQYHVWRU DQG PH
7ZR 1HZWRQ 30DFH VKRXOG EH GLUHFWHG WR

7KRPDV - /RUHQ]LQL ODWWKHZ & %URZQ ‘DVKLQJWRQ 6WUHHVODBMXULVINUSK\ ODQDJHU

BUHVLGHQW DQG &KLHI ,QYHVAKRHOQW. QDRFHDO 2IILFHU DQG 7UHD%/MH6 0% OYHVWRU 5HODWLRQV DW

LU#VHYQUHLW FRP

"-DUHG 5 /HZLV LU#VHYQUHLW FRP
SLFH 3UHVLGHQW ZZ2Z VHYQUHLW FRP




IRDQ ,QYHVWPHQW "HWDLOV SEVEN HILLS

REALTY TRUST

GROODUV LQ WKRXVDQGYV

JLUVW PRUWJDJHOORBBRY DV RI

&RPPLWWHG OD[LPXP
2ULJLQDWBRIQQFLSBOLQFLSBAXSRQ $00 LQ ODWXULW\ODWXULW\ 5LVN
/IRFDWLRQ 3URSHUW\ 7\SHWH $PRXQW %DODQFH5DWH <LHOG 'DWH 'DWH /79 5DWLQJ
20PVWHG )DOOV 28XOWLIDPLO\ 6 6
3DVVDLF 1- ,QGXVWULDO 6 6
'DOODV 7; 21ILFH 6 6
%RVWRQ 0% +RWHO 6 6
2[IRUG 06 BWXGHQW +RXVLQJ 6 6
&ROOHJH 3DUN OBWXGHQW +RXVLQJ 6 6
5HYHUH 0% +RWHO 6 6
1HZ <RUN 1< OL[HG 8VH 6 6
6DQ ODUFRV 7; 6WXGHQW +RXVLQJ 6 6
$WODQWD *$ OHGLFDO 2IILFH 6 6
$QDKHLP &$ +RWHO 6 6
6DQ $QWRQLR 7; ,QGXVWULDO 6 6
30DQR 7; 21ILFH 6 6
'RZQHUV *URYH ,/ 2IILFH 6 6

7KLV ORDQ ZDV IXOO\ UHSDLG LQ $SULO




/RDQ ,QYHVWPHQW 'HWDLOV &RQWLQXH SEVEN HILLS

REALTY TRUST

GROODUV LQ WKRXVDQGYV

J)LUVW PRUWJDJHODBBRWY DV RI

&RPPLWWHG OD[LPXP
2ULJLQDWBRIQQFLSBOLQFLSBAXSRQ $00 LQ ODWXULW\ODWXULW\ 5LVN
/IREDWLRQ 3URSHUW\ 7\SHWH $PRXQW %DODQFH5DWH <LHOG 'DWH 'DW H /79 5DWLQJ
‘D\QH 3% ,QGXVWULDO 6 6
)D\HWWHYLOOH *$HOI 6WRUDJH 6 6
&DUOVEDG &$ 21ILFH 6 6
/RV $QJHOHV &$ 6HOI 6WRUDJH 6 6
'RZQHUV *URYH ,/ 2IILFH 6 6
JRQWDQD &$ ,QGXVWULDO 6 6
%HOOHYXH :$ 21ILFH 6 6
3DOP 'HVHUW &$ 5HWDLO 6 6
‘DFR 7; BWXGHQW +RXVLQJ 6 6
%RLVH OXOWLIDPLO\ 6 6
1HZSRUW 1HZV 9% 0XOWLIDPLO\ 6 6
6FRWWVGDOH $= +RWHO 6 6
7RWDO ZHLJKWHG DYHUDJH 6 6




, QWHUHVW 5DWH 6HQVLWLYLW\ SEVEN HILLS

$V BDUFKbD $QQXDOL]HG ,PSDFW WR 1HW ,QWHUHVW ,QFRPH SHU 6KDUH

Y HLJKWHG DYHUDJH LQWHUHYVWOWD BXHW RRRMURRIRXU ORDQ DJUHHPHQWY FRQWDL®RORRU SURYLVLRQ
Y 6HYHQ RI RXU ORDQV FXUUHQWO\ KDYH DFWLYH LOQWHUHVW UDWH IORRUV SURYLGLQJ DQQXDOL]HG
Y IR LQWHUHVW UDWH IORRUV RQ DGYDQFHV XQGHU RXU 6HFXUHG )LQDQFLQJ )DFLOLWLHYV

7KH DERYH WDEOH LOOXVWUDWHY WKH LQFUHPHQWDO LPSDFW RQ RXU DQQXDO LQFRPH IURP LQYHVWPHQWY QHW IURP K\SRWKHWLFDO
RIODUFKbD 7KH UHVXOWYV LQ WKH WDEOH DERYH DUH EDVHG RQ RXOD ORI S MUMEI R E LRKIVHGE @HEW RIAWVRIPIPRAL QKR IDMRIRXWVWDQGLQJ
PRQWKYV HQGHEGD $Q\ FKDQJHV WR WKH PL[ RI RXU LQYHVWPHQWY RU GHEW RXWVWDQGLQJ FRXOG LPSDFW WKH LQWHUHVW UDWH VHQ'




&RQGHQVHG &RQVROLGDWHG %DODQFH 6MPENANIILLS

RUST

GROODUV LQ WKRXVDQGV H[FHSW SHU VKDUH GDWD
0DUFK '"HFHPEHU

$66(76
&DVK DQG FDVK HTXLYDOHQWYV

/IRDQV KHOG IRU LQYHVWPHQW
$OORZDQFH IRU FUHGLW ORVVHYV

/IRDQV KHOG IRU LQYHVWPHQW QHW

5HDO HVWDWH RZQHG QHW

$FTXLUHG UHDO HVWDWH OHDVHV QHW
$FFUXHG LQWHUHVW UHFHLYDEOH

3UHSDLG H[SHQVHV DQG RWKHU DVVHWY QHW
7RWDO DVVHWYV

[.$%./,7,.(6 $1' 6+$5(+2/'(56 (48,7<

$FFRXQWYV SD\DEOH DFFUXHG OLDELOLWLHY DQG RWKHU OLDELOLWLHV
6HFXUHG ILQDQFLQJ IDFLOLWLHV QHW

'XH WR UHODWHG SHUVRQV

7TRWDO OLDELOLWLHYV

&RPPLWPHQWYV DQG FRQWLQJHQFLHYV

6KDUHKROGHUYV HTXLW\

&RPPRQ VKDUHV RI EHQHILFLODULQWMWIMDUHBWU VKDVUKIDUHYV
DXWKRUL]JHG DQG VKDUHV LVVXHG DQG RXWVWDQGLQJ UHVSHFWLYHO\

$GGLWLRQDO SDLG LQ FDSLWDO
&EXPXODWLYH QHW LQFRPH

&XPXODWLYH GLVWULEXWLRQV
7TRWDO VKDUHKROGHUV HTXLW\

7TRWDO OLDELOLWLHY DQG VKDUHKROGHUYV HTXLW\




&RQGHQVHG &RQVROLGDWHG 6WDWHPHQAMMPEREN BIgh] y |

DPRXQWYVY LQ WKRXVDQGV H[FHSW SHU VKDUH GDWD

7KUHH ORQWKY (QGHG ODUFK

b
,1&20( )520 ,19(670(176 b b
,QWHUHVW DQG UHODWHG LQFRPH

JHVV LQWHUHVW DQG UHODWHG H[SHQVHV

,QFRPH IURP ORDQ LQYHVWPHQWYV QHW
5HYHQXH IURP UHDO HVWDWH RZQHG

7RWDO UHYHQXH
27+(5 (;3(16(6

%DVH PDQDJHPHQW IHHV

,QFHQWLYH IHHV P
*HQHUDO DQG DGPLQLVWUDWLYH H[SHQVHYV
5HLPEXUVHPHQW RI VKDUHG VHUYLFHV H[SHQVHV
3URYLVLRQ IRU UHYHUVDO RI FUHGLW ORVVHV
([SHQVHV IURP UHDO HVWDWH RZQHG

7RWDO RWKHU H[SHQVHV
,QFRPH EHIRUH LQFRPH WD[HV
,QFRPH WD[ H[SHQVH
1HW LQFRPH

"HLIKWHG DYHUDJH FRPPRQ VKDUHV RXWVWDQGLQJ EDVLF DQG GLOXWHG

I1HW LQFRPH SHU FRPPRQ VKDUH EDVLF DQG GLOXWHG




1RQ *$$3 )LOQDQFLDO OHDVXUHV

SEVEN HILLS

REALTY TRUST

DPRXQWYV LQ WKRXVDQGV H[FHSW SHU VKDUH GDWD

7KUHH ORQWKV (QGHG

ODUFK '"HFHPEHU 6HSWHPEHU -XQH ODUFK
1HW LQFRPH
1RQ FDVK HTXLW\ FRPSHQVDWLRQ H[SHQVH
1RQ FDVK DFFUHWLRQ RI SXUFKDVH GLVFRXQW P P P
U VLRQ IRU UHYHUVDO RI FUHGLW ORVVHYV
'LVWULEXV\?Hgé Q
(DUQLQJV LDWLRQ DQG DPRUWL]DWLRQ RI UHDO HVWDWH RZQHG
'LVWULEXWDEOH (DUQLQJV
‘HLJKWHG DYHUDJH FRPPRQ VKDUHV RXWVWDQGLQJ EDVLF DQG
GLOXWHG
'LVWULEXWDEOH (DUQLQJV SHU FRPPRQ VKDUH EDVLF DQG GLOXWHG
$V RI
ODUFK '"HFHPEHU 6HSWHPEHU -XQH ODUFK

6KDUHKROGHUV HTXLW\
$OORZDQFH IRU FUHGLW ORVVHYV

GMXVWHG %RRN 9DOXH

$GMXVWI§G

%RRN 9DOXH
7TRWDO RXWVWDQGLQJ FRPPRQ VKDUHYV

$PRXQWY LQFOXGH RX
IRU FUHGLW ORVVHV |

%RRN YDOXH SHU FRPPRQ VKDUH

SRUWIROLR DQG RXU >
FRPPLWPHQWY 7KH D¢

$GMXVWHG %RRN 9DOXH SHU FRPPRQ VKDUH

FUHGLW ORVVHYV IRU R

FRPPLWPHQWYV LV LQF
DFFRXQWY SD\DEOH LC
OLDELOLWLHY DQG RW
RXU FRQVROLGDWHG E




1RQ *$$3 )LODQFLDO OHDVXUHV &RQW L QEYENHILLS

‘H SUHVHQW 'LVWULEXWDEOH (DUQLQJV 'LVWULEXWDEOH (DUQLQJV SHU FRPPRQ VKDUH $GMXVWHG %RRN 9DOXH DQG ¢
ILQDQFLDO PHDVXUHVU ZLWKLQ WKH PHDQLQJ RI WKH DSSOLFDEOH 6(& UXOHV 7KHVH QRQ *$$3 ILQDQFLDO PHDVXUHV C
LQFRPH SHU FRPPRQ VKDUH RU FDVK JHQHUDWHG IURP RSHUDWLQJ DFWLYLWLHY DQG VKRXOG QRW EH FRQVLGHUHG DV
LQFRPH SHU FRPPRQ VKDUH GHWHUPLQHG LQ DFFRUGDQFH ZLWK *$$3 RU DV DQ LQGLFDWLRQ RI RXU FDVK IORZV IURP R
DGHTXDF\ OLTXLGLW\ RU RSHUDWLQJ SHUIRUPDQFH RU DQ LQGLFDWLRQ RI IXQGY DYDLODEOH IRU RXU FDVK QHHGV ,Q
PD\ GLIITHU IURP WKH PHWKRGRORJLHY HPSOR\HG E\ RWKHU FRPSDQLHVY WR FDOFXODWH WKH VDPH RU VLPLODU VXSSOH
$GMXVWHG %RRN 9DOXH $GMXVWHG %RRN 9DOXH SHU FRPPRQ VKDUH 'LVWULEXWDEOH (DUQLQJVY DQG 'LVWULEXWDEOH
DGMXVWHG ERRN YDOXH SHU FRPPRQ VKDUH GLVWULEXWDEOH HDUQLQJY DQG GLVWULEXWDEOH HDUQLQJV SHU FRPPRC(

‘H EHOLHYH WKDW $GMXVWHG %RRN 9DOXH DQG $GMXVWHG %RRN 9DOXH SHU FRPPRQ VKDUH LV D PHDQLQJIXO PHDVXUI
HVWLPDWHY RU DGMXVWPHQWY LQFOXGLQJ RXU DOORZDQFH IRU FUHGLW ORVVHV IRU RXU ORDQ SRUWIROLR DQG XQIX
ERRN YDOXH SHU FRPPRQ VKDUH RU DOWHUQDWLYH PHDVXUHV GHWHUPLQHG LQ DFFRUGDQFH ZLWK *$$3 2XU PHWKRGR
WKH PHWKRGRORJLHVY HPSOR\HG E\ RWKHU FRPSDQLHY WR FDOFXODWH WKH VDPH RU VLPLODU VXSSOHPHQWDO FDSLWD
QRW EH FRPSDUDEOH WR WKH DGMXVWHG ERRN YDOXH SHU FRPPRQ VKDUH UHSRUWHG E\ RWKHU FRPSDQLHV

,Q RUGHU WR PDLQWDLQ RXU TXDOLILFDWLRQ IRU WD[DWLRQ DV D 5(,7 ZH DUH JHQHUDOO\ UHTXLUHG WR GLVWULEXWH
VKDUHKROGHUV :H EHOLHYH WKDW RQH RI WKH IDFWRUV WKDW LQYHVWRUV FRQVLGHU LPSRUWDQW LQ GHFLGLQJ ZKHW
(DUQLQJV DQG 'LVWULEXWDEOH (DUQLQJV SHU FRPPRQ VKDUH PD\ EH XVHIXO LQGLFDWRUV Rl GLVWULEXWLRQV WR RXU
ZKHQ GHWHUPLQLQJ WKH DPRXQW RI GLVWULEXWLRQV :H EHOLHYH WKDW 'LVWULEXWDEOH (DUQLQJV DQG 'LVWULEXWD|
DGGLWLRQ WR QHW LQFRPH QHW LQFRPH SHU FRPPRQ VKDUH DQG FDVK IORZV IURP RSHUDWLQJ DFWLYLWLHV GHWHUPI
SHUIRUPDQFH H[FOXGLQJ WKH HIIHFWV Rl FHUWDLQ WUDQVDFWLRQV DQG *$$3 DGMXVWPHQWY WKDW ZH EHOLHYH DUH
'LVWULEXWDEOH (DUQLQJV H[FOXGLQJ LQFHQWLYH IHHV LV XVHG LQ GHWHUPLQLQJ WKH DPRXQW RI EDVH PDQDJHPHQ\
PDQDJHPHQW DJUHHPHQW

'LVWULEXWDEOH (DUQLQJV

'H FDOFXODWH 'LVWULEXWDEOH (DUQLQJV DQG 'LVWULEXWDEOH (DUQLQJV SHU FRPPRQ VKDUH DV QHW LQFRPH DQG QH
LQFOXGLQJ UHDOL]JHG ORVVHV QRW RWKHUZLVH LQFOXGHG LQ QHW LQFRPH GHWHUPLQHG LQ DFFRUGDQFH ZLWK *$$3 D
LQWDQJLEOH DVVHWV LI DQ\ E QRQ FDVK HTXLW\ FRPSHQVDWLRQ H[SHQVH F XQUHDOL]JHG JDLQV ORVVHV DQG RWHK
FDOFXODWLRQ UHJDUGOHVV RI ZKHWKHU VXFK LWHPV DUH LQFOXGHG LQ RU GHGXFWHG IURP QHW LQFRPH RU LQ RWKH
FKDQJHV LQ *$$3 DQG FHUWDLQ QRQ FDVK LWHPV LI DQ\ 'LVWULEXWDEOH (DUQLQJV DUH UHGXFHG IRU UHDOL]HG ORVYV
JHQHUDOO\ DW WKH WLPH D ORDQ LV UHSDLG RU LQ WKH FDVH RI IRUHFORVXUH ZKHQ WKH XQGHUO\LQJ DVVHW LV VRC
ZLOO QRW EH FROOHFWHG 7KH UHDOL]J]HG ORVV DPRXQW UHIOHFWHG LQ 'LVWULEXWDEOH (DUQLQJV ZLOO HTXDO WKH G
RI WKH DVVHW




2ZWKHU OHDVXUHY DQG "HILQLWLRQV SEVEN HILLS
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$00 ,Q <LHOG
$00 ,Q <LHOG UHSUHVHQWYV WKH \LHOG RQ D ORDQ LQFOXGLQJ DPRUWL]DWLRQ RI GHIHUUHG IHHVY RYHU WKH LQLWLDO WHUP

%02 )DFLOLW\
$PRXQWYV DGYDQFHG XQGHU WKH IDFLOLW\ ORDQ DJUHHPHQW DQG VHFXULW\ DJUHHPHQW ZLWK %02 +DUULV %DQN 1 $ RU %!
)DFLOLW\

&%
7TKH FHQWUDO EXVLQHVV GLVWULFW RU &%' LV WKH FHQWHU RI EXVLQHVY DQG HFRQRPLF DFWLYLW\ LQ PDMRU PDUNHWYV RI

*$$3
*$$3 UHIHUV WR JHQHUDOO\ DFFHSWHG DFFRXQWLQJ SULQFLSOHYV

*URVV $80
*URVV $80 UHIHUV WR JURVY DVVHWY XQGHU PDQDJHPHQW

179
/IRDQ WR YDOXH UDWLR RU /79 UHSUHVHQWY WKH LQLWLDO ORDQ DPRXQW GLYLGHG E\ WKH XQGHUZULWWHQ LQ SODFH YDO>

ODVWHU 5HSXUFKDVH )DFLOLWLHV
&ROOHFWLYHO\ ZH UHIHU WR WKH PDVWHU UHSXUFKDVH IDFLOLWLHY ZLWK 8%6 $* RU 8%6 &LWLEDQN 1 $ RU &LWLEDQN D

OD[LPXP ODWXULW\
OD[LPXP ODWXULW\ DVVXPHVY DOO ERUURZHU ORDQ H[WHQVLRQ RSWLRQV KDYH EHHQ H[HUFLVHG ZKLFK RSWLRQV DUH VXEMH

1HW ,QWHUHVW 0DUJLQ
1HW LQWHUHVW PDUJLQ UHIHUV WR WKH GLIITHUHQFH EHWZHHQ WKH LQWHUHVW UDWH PDUJLQ RI DQ LQYHVWPHQW ORDQ DQG

6HFXUHG )LQDQFLQJ )DFLOLWLHYV

&ROOHFWLYHO\ ZH UHIHU WR WKH ODVWHU 5HSXUFKDVH )DFLOLWLHV DQG RXU %02 )DFLOLW\ DV RXU 6HFXUHG JLQDQFLQJ )D|
62)5

62)5 UHIHUV WR WKH 6HFXUHG 2YHUQLJKW )LQDQFLQJ 5DWH

S/ 7
:$/7 UHIHUV WR ZHLJKWHG DYHUDJH OHDVH WHUP




'DUQLQJ &RQFHUQLQJ )RUZDUG /RRNLQJ &WDHBWHBOQ\

7KLY SUHVHQWDWLRQ FRQWDLQV VWDWHPHQWY WKDW FRQVWLWXWH IRUZDUG ORRNLQJ VWDWHPHQWY ZLWKLQ WKH PHDQLQJ RI WK
LQFOXGH ZRUGYV VXFK DV TEHOLHYHU TFRXOGU TH[SHFWU TDQWLFLSDWHU TLQWHQGU TSODQU THVWLPDWHU TZLOOU TZRXOG!
ORRNLQJ VWDWHPHQWY LQFOXGH DPRQJ RWKHUV VWDWHPHQWY DERXW 6(91 V LQYHVWPHQW SRUWIROLR DQG ORDQ LQYHVWPHQV
H[SRVXUH 6(91 V IXWXUH OHQGLQJ DFWLYLW\ DQG RSSRUWXQLWLHYV 6(91 V OLTXLGLW\ DQG OHYHUDJH OHYHOV DQG FDSDFLW\ WKk
REMHFWLYHY DQG JHQHUDWH DWWUDFWLYH UHWXUQV IRU LWV VKDUHKROGHUV WKH EHQHILWY DQG RSSRUWXQLWLHYV 6(91 EHOLHY
GLVWULEXWLRQV

JRUZDUG ORRNLQJ VWDWHPHQWY UHIOHFW 6(91 V FXUUHQW H[SHFWDWLRQVY DUH EDVHG RQ MXGJPHQWY DQG DVVXPSWLRQV DUH L
FDXVH 6(91 V DFWXDO UHVXOWYV SHUIRUPDQFH RU DFKLHYHPHQWYV WR GLIIHU PDWHULDOO\ IURP H[SHFWHG IXWXUH UHVXOWYV SHU
RI WKH ULVNV XQFHUWDLQWLHY DQG RWKHU IDFWRUV WKDW PD\ FDXVH 6(91 V DFWXDO UHVXOWY SHUIRUPDQFH RU DFKLHYHPHQW
EXW DUH QRW OLPLWHG WR WKH IROORZLQJ 6(91 V DELOLW\ WR H[HFXWH LWV EXVLQHVYV VWUDWHI\ DQG FRPSHWH LQ WKH &5( OH
PDNH VXLWDEOH LQYHVWPHQWY IRU LW LQFOXGLQJ WKURXJK WKH GHSOR\PHQW RI FDSLWDO IURP 6(91 V HTXLW\ ULJKWV RIIHULQJ
LOQOYHVWPHQWY DQG WR RWKHUZLVH LPSOHPHQW LWV LQYHVWPHQW VWUDWHJI\ DQG VXFFHVVIXOO\ PDQDJH 6(91 6(91 V ERUURZHUYV
WR PDQDJH DQG VWDELOL]H SURSHUWLHYV 6(91 V DELOLW\ WR GLYHUVLI\ LWV LQYHVWPHQW SRUWIROLR EDVHG RQ LQGXVWU\ DQG
ZLOO EHQHILW LW WR WKH HWHQW LW H[SHFWV WKH LPSDFW RI LQIODWLRQ JHRSROLWLFDO LQVWDELOLW\ DQG WHQVLRQ LQWHU
WUHQGYV VXFK DV UHGXFHG GHPDQG IRU RIILFH RU UHWDLO VSDFH RQ WKH &5( LQGXVWU\ JHQHUDOO\ DQG VSHFLILF &5( VHFWRUYV
IOXFWXDWLRQV LQ LQWHUHVW UDWHV DQG FUHGLW VSUHDGY PD\ UHGXFH WKH UHWXUQV 6(91 PD\ UHFHLYH RQ LWV LQYHVWPHQWYV
WKH YROXPH RI DYDLODEOH RSSRUWXQLWLHV LQ WKH &5( GHEW PDUNHW LQFOXGLQJ WKH PLGGOH PDUNHW YRODWLOLW\ LQ WKH
DGGLWLRQDO FDSLWDO WR HQDEOH LW WR DWWDLQ LWV WDUJHW OHYHUDJH WR PDNH DGGLWLRQDO LQYHVWPHQWY DQG WR LQFUI
GLVWULEXWLRQV WR LWV VKDUHKROGHUYVY DQG VXVWDLQ RU LQFUHDVH WKH DPRXQW RI VXFK GLVWULEXWLRQV WKH DPRXQW DQG
DIDYRUDEOH QHW LQWHUHVW VSUHDG EHWZHHQ WKH LQWHUHVW LW HDUQV RQ LWV LQYHVWPHQWY DQG WKH LQWHUHVW 6(91 SD\V
SUHSD\PHQW RU RWKHU IHHV IURP LWV LQYHVWPHQWY \LHOGV WKDW PD\ EH DYDLODEOH WR 6(91 IURP PRUWJDJHV RQ PLGGOH PD!
ERUURZHUYV DQG LWV DELOLW\ WR PDWFK LWV ORDQ LQYHVWPHQWY ZLWK LWV UHSXUFKDVH OHQGLQJ DUUDQJHPHQWY WKH FUHGL
LWV ERUURZHUV WR UHSD\ LWV LQYHVWPHQWY LQ D WLPHO\ PDQQHU RU DW DOO WKH H[WHQW WR ZKLFK 6(91 V ERUURZHUV VSRQ
LWV H[HPSWLRQ IURP UHJLVWUDWLRQ XQGHU WKH ,QYHVWPHQW &RPSDQ\ $FW RI DV DPHQGHG HYHQWYV JLYLQJ ULVH WR LQFUF
PDQDJHPHQW RI SURSHUW\ 6(91 RZQV DV D UHVXOW RI IRUHFORVXUH RI ORDQV VHFXUHG E\ VXFK SURSHUW\ DQG 6(91 V DELOLW\ W
FKDQJHV LQ WKH DYDLODELOLW\ VRXUFLQJ DQG VWUXFWXULQJ RI &5( OHQGLQJ FRPSOLDQFH ZLWK DQG FKDQJHV WR 8 6 IHGHULI
OLPLWDWLRQV LPSRVHG RQ 6(91 V EXVLQHVY DQG LWV DELOLW\ WR VDWLVI\ FRPSOH[ UXOHV LQ RUGHU IRU 6(91 WR PDLQWDLQ LW\
FRQIOLFWV RI LOWHUHVW ZLWK 6(91 V UHODWHG SDUWLHYV LQFOXGLQJ LWV ODQDJLQJ 7TUXVWHHYVY 7UHPRQW 7KH 505 *URXS //& RU
RWKHU SXEOLF KHDOWK VDIHW\ HYHQWYV RU FRQGLWLRQV ZDU RU RWKHU KRVWLOLWLHY JOREDO FOLPDWH FKDQJH RU RWKHU PDC

7KHVH ULVNV XQFHUWDLQWLHY DQG RWKHU IDFWRUV DUH QRW H[KDXVWLYH DQG VKRXOG EH UHDG LQ FRQMXQFWLRQ ZLWK RWKHU
LQ 6(91 V ILOLQJV ZLWK WKH 6(& LQFOXGLQJ XQGHU WKH FDSWLRQ T5LVN )DFWRUVU LQ LWV SHULRGLF UHSRUWY RU LQFRUSRUDW
ORRNLQJ VWDWHPHQWY LQ WKLY SUHVHQWDWLRQ 6(91 V ILOLQJV ZLWK WKH 6(& DUH DYDLODEOH RQ LWV ZHEVLWH DQG DW zZZZ VH

<RX VKRXOG QRW SODFH XQGXH UHOLDQFH RQ IRUZDUG ORRNLQJ VWDWHPHQWY ([FHSW DV UHTXLUHG E\ ODZ 6(91 GRHV QRW LQW
LQIRUPDWLRQ IXWXUH HYHQWV RU RWKHUZLVH
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