
This document is not an offer to sell or solicitation to buy securities of Digital Realty Trust, Inc. Any offers to sell or solicitations to buy securities of Digital Realty Trust, Inc. shall 

be made only by means of a prospectus approved for that purpose.
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Network-Enabled 
Colocation Services

• Complete solution with common 
processes for contracting & support

• Combined industry expertise

• Simplified customer experience

AT&T Colocation Services 
from Digital Realty

• Digital Realty colocation capacity 
resold by AT&T providing wider 
geographic coverage and 
increased reach to enterprise 
clients

AT&T 
Network

• Global connectivity

• Network technology leadership
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Financial Crisis
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Digital Realty Data Centers CBD Office Malls/Outlets Apartments

REIT Sector PEG Ratios

2018E AFFO Multiple / 2018E AFFO Growth 2018E AFFO Multiple
(1) (2)

Source:  Sub-sector values per Citi Investment Research as of Monday, May 14, 2018.  Digital Realty values per FactSet as of Monday, May 14, 2018.  AFFO is a non-GAAP financial measure.  For a description and 
reconciliation of AFFO, please see Appendix. 
1) PEG ratio is calculated as 2018E AFFO multiple (see footnote 2 below), divided by 2018E AFFO growth.  2018E AFFO growth is defined as 2018E AFFO/sh divided by 2017A AFFO/sh, minus one.  
2) 2018E AFFO multiple is calculated as company stock price as of May 14, 2018 divided by 2018E AFFO/sh estimate. 
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REIT Universe Average PEG Ratio
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1) Ranking for EPA's Top 30 Tech and Telecom list of largest green power users.



Interest Coverage(1)(2)

Net Debt + Preferred / LQA Adjusted EBITDA(1)Net Debt / LQA Adjusted EBITDA(1)
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4Q17 CALL CURRENT Better/

February 14, 2018 April 25, 2018 Worse 2018E 2019E

M
A

C
R

O
EC

O
N

O
M

IC

Global GDP Growth Forecast (1) 2018E: 3.9% 2018E: 3.9% tu 3.9% 3.9%

U.S. GDP Growth Forecast (1) 2018E: 2.7% 2018E: 2.9% p 2.9% 2.7%

U.S. Unemployment Rate (2) 4.1% 4.1% tu 3.9% 3.7%

Inflation Rate – U.S. Annual CPI Index (2) 2.1% 2.4% p 2.5% 2.2%

Crude Oil ($/barrel) (3) $61 $68 p $62 $61 

Control of White House, Senate and HoR (4) R,R,R R,R,R tu R,R,R R,R,R

IN
TE

R
ES

T
R

A
TE

S Three-Month Libor (USD) (2) 1.8% 2.4% p 2.6% 3.1%

10-Yr U.S. Treasury Yield (2) 2.9% 3.0% p 3.1% 3.5%

GBP-USD (2) 1.40 1.39 q 1.43 1.45

EUR-USD (2) 1.25 1.22 q 1.26 1.30

EQ
U

IT
IE

S S&P 500 (2) 2,699 (YTD 1.2%); P/E: 21.8x 2,639 (YTD -0.7%); P/E: 20.9x q 16.9x 15.3x

NASDAQ 100 (2) 6,675 (YTD 4.5%); P/E: 26.3x 6,514 (YTD 2.1%); P/E: 25.0x q 19.6x 17.4x

RMZ 
(2)(5)

1,031 (YTD -10.6); P/AFFO: 16.1x 1,034 (YTD -9.5%); P/AFFO 16.4x p 16.4x 15.6x

IN
D

U
ST

R
Y

IT Spending Growth Worldwide (6) 2018E: 3.2% 2018E: 3.2% tu 3.2% 2.7%

Server Shipment Worldwide (7) 2018E: 3.5% 2018E: 7.5% p 7.5% 2.3%

Global Data Center to Data Center IP Traffic (8) CAGR 2016 - 2021E: 25% CAGR 2016 - 2021E: 25% tu CAGR 2016 - 2021E: 25%

Global Cloud IP Traffic (8) CAGR 2016 - 2021E: 27% CAGR 2016 - 2021E: 27% tu CAGR 2016 - 2021E: 27%
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USD CAD GBP EURO JPY HKD SGD AUD

234 bps 141 bps
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REIT Sector PEG Ratios
2018E AFFO/sh Multiple Divided by 2018E AFFO/sh Growth

Note: Calculated using growth rates from 2017 AFFO to 2018E AFFO. 
Source: DLR values are calculated using FactSet consensus. Values for all other companies are from Citi’s Research Note, theHunter Express Lodging Valuation Tool – Monday, May 14, 2018.  AFFO is a 
non-GAAP financial measure. For a description and reconciliation of AFFO, please see Appendix. 

CBD Office Malls / Outlets Apartments Data Centers









Funds from operations 
(1)

Q118 Q117 FY 2017 FY 2016 FY2015 FY2014 FY2013 FY2012 FY2011 FY2010 FY2009 FY2008 FY2007 FY2006 FY2005

Net income (loss) available to common stockholders 86,298$          66,145$          173,149$         332,088$   217,266$   132,721$  271,583$  171,662$  130,868$  58,339$    47,258$    26,690$    18,907$    16,950$    6,087$      

-$             

Noncontrolling interests in operating partership               3,480                  904               3,770          5,298          4,442         2,764         5,366         6,157         6,185         3,406         3,432 2,329        3,753        12,570      8,268        

Real estate related depreciation and amortization
 (2)

           291,686            173,447            830,252      682,810      563,729      533,823      471,280      378,970      308,547      262,485      196,971 171,657    134,265    90,932      62,171      

Real estate related depreciation and amortization related to investment in 

unconsolidated joint venture               3,476               2,757              11,566        11,246        11,418         7,537         3,805         3,208         3,688         3,243         4,382 2,339        3,934        796           -           

Impairment charge related to Telx trade name                    -                      -                      -            6,122              -   

(Gain) on contribution of properties to unconsolidated JV                    -                      -                      -       (168,805)       (76,669)      (95,404)    (115,609)              -                -                -                -   -           -           -           -           

(Gain) loss on sale of property            (39,273)                  522            (40,355)        (1,097)       (17,935)      (15,945)              -          (2,325)              -   -           -           -           (18,049)     (18,096)     -           

(Gain) on settlement of pre-existing relationship with Telx                    -                      -                      -                 -         (14,355)              -   

Non-controlling interests share of gain on sale of property                    -                 3,900 

Impairment of investments in real estate                    -                      -                28,992               -                 -        126,470              -                -                -   -           -           -           -               -               -           

Funds from operations (FFO) 345,667$         243,775$         1,011,274$      867,662$   687,896$   691,966$  636,425$  557,672$  449,288$  327,473$  252,043$  203,015$  142,810$  103,152$  76,526$    

Funds from operations (FFO) per diluted share  $             1.61  $             1.50  $             4.16  $        5.67  $        4.91  $       3.63  $       4.74  $       4.44  $       4.06  $       3.39  $       2.93  $       2.59  $       2.02  $       1.61  $       1.37 

Net income (loss) per diluted share available to common stockholders  $             0.42  $             0.41  $             0.73  $        2.20  $        1.61  $       1.39  $       2.12  $       1.48  $       1.32  $       0.68  $       0.61  $       0.41  $       0.36  $       0.47  $       0.25 

FFO available to common stockholders and unitholders 345,667          243,775          1,011,274        867,662     687,896     691,966    636,425    557,672     $  449,288 327,473    252,043    203,015    142,810    103,152    76,526      

Add:  Series C convertible preferred dividends -                 -                 -                 -            -            -           -           1,402        6,077        7,656        7,656        -           -           -           -           

Add:  Series D convertible preferred dividends -                 -                 -                 -            -            -           -           8,212        13,394      18,962      18,968      -           -           -           -           

Add:  5.50% exchangeable senior debentures interest expense -                 -                 -                 -            -            4,725        16,200      16,200      16,200      16,200      11,248      -           -           -           -           

FFO available to common stockholders and unitholders -- diluted  $        345,667  $        243,775  $     1,011,274  $  867,662  $  687,896  $  696,691  $  652,625  $  583,486  $  484,959  $  370,291  $  289,915  $  203,015  $  142,810  $  103,152  $    76,526 

Termination fees and other non-core revenues (4) (858)                (35)                 (1,031)             (33,197)     680           (5,668)       (402)         (9,034)       (2,953)       (4,446)       463           

Gain on insurance settlement -                 -                 -                 -            -            -           (5,597)       -           -           -           -           

Gain on sale of investment -                 -                 -                 -            -            (14,551)     -           -           -           -           

Transaction expenses 4,178              3,323              76,048            20,491       17,400       1,303        4,605        11,120      5,654        6,381        720           

Loss from early extinguishment of debt -                 -                 (1,990)             1,011        148           780           1,813        303           1,088        3,529        -           

Issuance costs associated with redeemed preferred stock -                 -                 6,309              10,328       -            -           -           -           -           6,951        -           

Straight-line rent expense adjustment attributable to prior periods               -                 -                 -                 -            -            -           -           -           -           (1,835)       (1,882)       

Straight-line rent expense adjustment attributable to prior periods -                 -                 -                 -            -            -           7,489        -           -           -           -           

Change in fair value of contingent consideration (5) -                 -                 -                 -            (44,276)     (8,093)       (1,762)       (1,051)       -           -           -           

Equity in earnings adjustment for non-core items -                 -                 (3,285)             -            -            843           -           -           -           -           -           

Severance related accrual, equity acceleration, and legal expenses (6) 234                 869                 4,731              6,208        5,146        12,690      -           -           -           -           -           

Bridge facility fees (7) -                 -                 3,182              -            3,903        -           -           -           -           

Loss on currency forwards -                 -                 -                 3,082        -            -           

Other non-core expense adjustments (8) 431                 -                 3,077              213           75,261       2,692        63            1,260        174           (48)           -           

Core Funds from operations (FFO)  $        349,652  $        247,932  $     1,098,315  $  875,798  $  746,158  $  686,687  $  658,834  $  586,084  $  488,922  $  380,823  $  289,216  $  203,015  $  142,810  $  103,152  $    76,526 

Non real estate depreciation 3,103              3,019              12,212            10,392       6,798        4,689        4,184        3,583        1,878        1,418        1,081        721           533           511           61            

Amortization of deferred financing costs 3,060              2,443              10,664            9,909        8,482        8,969        10,658      8,700        9,455        10,460      7,926        5,932        5,541        3,763        2,965        

Amortization of debt discount 875                 697                 3,084              2,722        2,296        1,724        1,779        1,097        2,232        3,821        3,933        3,677        3,437        1,235        -           

Non cash compensation 5,497              3,704              17,900            15,865       11,748       11,919      11,528      12,632      13,429      11,162      8,108        7,639        3,580        1,787        481           

Deferred compensation related to equity acceleration -                 -                 -                 -            -            5,832        -           -           -           -           -           -           -           -           -           

Loss from early extinguishment of debt -                 -                 -                 -            -            780           1,813        303           1,088        3,529        -           182           -           528           1,021        

Straight line rents, net -                 -                 -                 -            -            (75,838)     (82,580)     (75,776)     (56,309)     (45,468)     (45,341)     (36,007)     (25,388)     (17,742)     (13,023)     

Non-cash straight-line rent expense adjustment -                 -                 -                 -            -            -           9,988        -           -           -           -           -           -           -           -           

Straight-line rent revenue (10,266)           (4,058)             (16,565)           (24,253)     (50,977)     

Straight-line rent expense 2,547              4,187              12,107            23,086       5,944        

Above and below market rent amortization 6,666              (1,973)             1,770              (8,313)       (9,336)       (9,983)       (11,719)     (10,262)     (7,937)       (8,318)       (8,040)       (9,262)       (10,224)     (7,012)       (1,717)       

Change in fair value of contingent consideration -                 -                 -                 -            -            (8,093)       (1,762)       (1,051)       -           -           -           -           -           -           -           

Gain on sale of investment -                 -                 -                 -            -            (14,551)     

Non-cash tax expense/(benefit) (only disclosed for 2014 - 2018) (216)                (653)                (2,912)             (162)          1,546        836           

Capitalized leasing compensation (2,998)             (2,634)             (11,886)           (11,589)     (10,216)     (27,020)     (18,977)     (15,102)     (10,508)     (7,603)       (6,570)       (4,036)       (1,066)       (2,054)       (781)         

Recurring capital expenditures and tenant improvements -                 -                 -                 -            -            -           -           -           (12,969)     (5,604)       (13,648)     (11,328)     (4,259)       (4,160)       (2,897)       

Capitalized leasing commissions -                 -                 -                 -            -            -           -           -           (21,266)     (15,744)     (12,611)     (13,303)     (8,369)       (7,186)       (3,051)       

Recurring capital expenditures (only disclosed for 2012 - 2018) (27,328)           (29,588)           (136,290)         (75,476)     (91,876)     (52,562)     (53,209)     (41,430)     -           -           -           -           -           -           -           

Internal leasing commissions (only disclosed for 2012 - 2018) (2,049)             (1,493)             (5,290)             (7,322)       (4,081)       (18,318)     (11,868)     (7,301)       -           -           -           -           -           -           -           

Costs on redemption of preferred stock -                 -                 -                 -            -            -           -           -           -           6,951        -           -           -           -           -           

Adjusted funds from operations
 (1)

328,543$         221,583$         983,109$         810,656$   616,486$   515,071$  518,669$  461,477$  408,015$  335,427$  224,054$  147,230$  106,595$  72,822$    59,585$    

(1) Funds from operations and Adjusted funds from operations for all 

periods presented above include the results of properties sold in 2006 and 

(2) Real estate related depreciation and amortization was computed as follows:

Q118 Q117 FY 2017 FY 2016 FY2015 FY2014 FY2013 FY2012 FY2011 FY2010 FY2009 FY2008 FY2007 FY2006 FY2005

Depreciation and amortization per income statement 294,789$         176,466$         842,464$         699,324$   570,527$   538,513$  475,464$  382,553$  310,425$  263,903$  198,052$  172,378$  134,419$  86,129$    55,701$    

Depreciation and amortization of discontinued operations                    -                      -                      -                 -                 -                -                -                -   -               -               -               -               379           5,314        6,531        

Non real estate depreciation (3,103)             (3,019)             (12,212)           (10,392)     (6,798)       (4,690)       (4,184)       (3,583)       (1,878)       (1,418)       (1,081)       (721)         (533)         (511)         (61)           

Impairment charge related to Telx trade name -                 -                 -                 (6,122)       

291,686$         173,447$         830,252$         682,810$   563,729$   533,823$  471,280$  378,970$  308,547$  262,485$  196,971$  171,657$  134,265$  90,932$    62,171$    

Weighted-average shares and units outstanding - diluted 214,803          162,600          166,938          153,086     141,726     138,364    137,769    131,467    103,817    89,058      82,786      76,766      70,806      63,870      55,761      



Reconciliation of Core FFO to AFFO 2017 2016 2015 2014 2013 2012 2011 2010 2009 2008 2007 2006 2005

Core FFO available to common stockholders and unitholders $1,098,315 $875,798 $746,157 $686,687 $636,425 $557,672 $449,288 $327,473 $252,043 $203,015 $145,460 $104,155 $76,526

Adjustments:

Non-real estate depreciation 12,212      10,392      6,798        4,690        $4,184 $3,583 $1,878 $1,418 $1,081 $721 $533 $511 $61

Amortization of deferred financing costs 10,664      9,909        8,481        8,969        10,658      8,700        9,455          10,460      7,926        5,932        5,541        3,763        2,965        

Amortization of debt discount/premium 3,084        2,722        2,296        1,724        1,779        1,097        2,232          3,821        3,933        3,677        

Non-cash stock-based compensation expense 17,900      15,865      11,748      11,918      11,528      12,632      13,429        11,162      8,108        7,639        3,580        1,787        481           

Loss from early extinguishment of debt -               -               -               -               1,813        303           1,088          3,529        -           182           -           528           1,021        

Straight-line rental revenue (16,565)     (24,253)     (50,977)     (77,483)     (82,580)     (75,776)     (56,309)       (45,468)     (45,341)     (36,007)     (25,388)     (17,742)     (13,023)     

Straight-line rental expense 12,107      23,086      5,944        1,645        9,988        -           

Above- and below-market rent amortization 1,770        (8,313)       (9,336)       (9,982)       (11,719)     (10,262)     (7,937)         (8,318)       (8,040)       (9,262)       (10,224)     (7,012)       (1,717)       

Change in fair value of contingent consideration -               -               -               -               (1,762)       (1,051)       -             -           -           -           -           -           -           

Deferred non-cash tax expense (2,912)       (162)         1,546        837           -           -           -             -           -           -           -           -           -           

Capitalized leasing compensation (11,886)     (11,589)     (10,216)     (27,020)     (18,977)     (15,102)     (10,508)       (7,603)       (6,570)       (4,036)       (1,066)       (2,054)       (781)          

Recurring capital expenditures (136,290)   (75,476)     (91,876)     (52,562)     (53,209)     (41,430)     (7,639)         (5,604)       (13,648)     (11,328)     (4,259)       (4,160)       (2,897)       

Capitalized internal leasing commissions (5,290)       (7,322)       (4,081)       (18,318)     (11,868)     (7,301)       (21,266)       (15,744)     (12,611)     (13,303)     (8,369)       (7,186)       (3,051)       

Costs on redemption of preferred stock -           -           -           -           -           -           -             6,951        -           -           -           -           -           

AFFO available to common stockholders and unitholders - basic $983,109 $810,656 $616,484 $531,105 $496,260 $433,065 $373,711 $282,077 $186,881 $147,230 $105,808 $72,590 $59,585

Weighted-average shares and units outstanding - diluted 178,892    153,086    141,725    138,364    137,771    131,467    119,333      110,344    99,090      88,348      70,813      63,702      55,668      

AFFO available to common stockholders and unitholders - basic $983,109 $810,656 $616,484 $531,105 496,260    433,065    373,711      282,077    186,881    147,230    105,808    72,590      59,585      

-               -               -               4,725        16,200      25,814      35,671        42,818      37,872      24,787      

AFFO available to common stockholders and unitholders - diluted $983,109 $810,656 $616,484 $535,830 512,460    458,879    409,382      324,895    224,753    172,017    105,808    72,590      59,585      

AFFO per share - diluted $5.50 $5.30 $4.35 $3.87 $3.72 $3.49 $3.43 $2.94 2.27$        $1.95 $1.49 $1.14 $1.07

Dividends per share and common unit $3.72 $3.52 $3.40 $3.32 $3.12 $2.92 $2.72 $2.02 $1.47 $1.26 $1.17 $1.08 $1.00

Diluted AFFO Payout Ratio 68% 66% 78% 86% 84% 84% 79% 69% 65% 65% 78% 95% 93%

Add: Interest and amortization of debt issuance costs on 2029 

Debentures, Series C & D Preferreds



Reconciliation of Adjusted EBITDA

Q118 Q117

EBITDA 461,446$ 300,284$    

Severance accrual and equity acceleration (including associated legal expenses 

for 2015 only)           234             869 

Transaction and integration expenses        4,178           3,323 

(Gain) loss on sale of properties     (39,273)             522 

Other non-core expense adjustments           431                -   

Noncontrolling interests        3,468           1,025 

Preferred stock dividends      20,329         17,393 

Adjusted EBITDA 450,813   323,416      

Adjusted EBITDA, less effect of gain on sale of assets 450,813$ 323,416$    

Reconciliation of Net Operating Income (NOI) Q118 FY 2017

Operating income 143,813$ 451,295$    

Less:

Fee income (only disclosed for 2008 through 2017) (1,133)     (6,372)        

Other revenue (858)        (1,031)        

Depreciation and amortization 294,789   842,464      

General and administrative 36,289     156,710      

Severance accrual and equity acceleration 234         4,731         

Transactions 4,178      76,048       

Other expenses 431         3,077         

Net Operating Income 477,743$ 1,555,914$ 

1Q18 1Q17 % change

Operating Revenue $744,368 $550,569 35%

(Less DFT) (157,031)    -           

Operating Revenue (excl DFT) $587,337 $550,569 7%

Adjusted EBITDA $450,813 $323,416 39%

(Less DFT) (107,317)    -           

Adjusted EBTIDA (excl DFT) $343,496 $323,416 6%

Total Debt/Total Enterprise Value

Market value of common equity
(i )

22,615,750$      

Liquidation value of preferred equity
(i i )

1,266,250          

Total debt at balance sheet carrying value 9,147,712          

Total Enterprise Value 33,029,712$      

Total debt / total enterprise value 27.7%

     (i) Market Value of Common Equity

     Common shares outstanding 205,875         

    Common units outstanding 8,736             

     Total Shares and Partnership Units 214,611         

     Stock price as of March 31, 2018 105.38$         

     Market value of common equity 22,615,750$ 

    (ii) Liquidation value of preferred equity ($25.00 per share)

Shares O/S

Liquidation 

Value

    Series C Preferred 8,050              201,250         

    Series G Preferred 10,000           250,000         

    Series H Preferred 14,600           365,000         

    Series I Preferred 10,000           250,000         

    Series J Preferred 8,000              200,000         

1,266,250      (iv)

Unsecured Debt/Total Debt QE 3/31/2018

Global unsecured revolving credit facility 952,121                 

Unsecured term loan 1,428,498              

Unsecured senior notes, net of discount 6,660,727              

Secured mortgage loans, net of premiums 106,366                 

Capital lease obligations 248,423                 

Total debt at balance sheet carrying value 9,396,135              

Unsecured Debt / Total Debt 98.9%



Net Debt/LQA Adjusted EBITDA

QE 3/31/2018

Total debt at balance sheet carrying value 9,147,712$        

Add: DLR share of unconsolidated joint venture debt 270,260             

Add: Capital lease obligations 248,423             

Less:  Unrestricted cash (22,370)              

Net Debt as of March 31, 2018 9,644,025$        

Net Debt / LQA Adjusted EBITDA
(i i i )

5.3x

     (iii) Adjusted EBITDA

     Net (loss) available to common stockholders 86,298$         

     Interest expense 76,985           

     DLR share of unconsolidated joint venture interest expense 1,809             

     Taxes 3,374             

     Depreciation and amortization 294,789         

     DLR share of unconsolidated joint venture depreciation 3,476             

     EBITDA 466,731         

     Severance accrual and equity acceleration and legal expenses 234                 

     Transactions 4,178             

     Gain on sale of properties (39,273)          

     Other non-core expense adjustments 431                 

     Noncontrolling interests 3,468             

     Preferred stock dividends 20,329           

     Adjusted EBITDA 456,098$       

LQA Adjusted EBITDA (Adjusted EBITDA x 4) 1,824,393$   

QE 3/31/2018

Total GAAP interest expense 76,985                   

Add: Capitalized interest 7,385                     

GAAP interest expense plus capitalized interest 84,370                   

Debt Service Ratio 5.3x

  

Debt Service Ratio   (LQA Adjusted EBITDA/GAAP interest expense plus capitalized interest 

and less bridge facility fees)

QE 3/31/2018

Fixed Charged Ratio (LQA Adjusted EBITDA/total fixed charges)

GAAP interest expense plus capitalized interest and less bridge facility fees 84,370                   

Scheduled debt principal payments 193                         

Preferred dividends
20,329                   

Total fixed charges 104,892                 

Fixed charge ratio 4.3x

Net Debt Plus Preferred/LQA Adjusted EBITDA QE 3/31/2018

Total debt at balance sheet carrying value 9,147,712              

Less: Unrestricted cash (22,370)                  

Capital lease obligations 248,423                 

DLR share of unconsolidated joint venture debt 270,260                 

Net Debt as of March 31, 2018 9,644,025              

Preferred Liquidation Value(iv) 1,266,250              

Net Debt plus preferred 10,910,275           

Net Debt Plus Preferred/LQA Adjusted EBITDA
(i i i )

6.0x


