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This annual report contains forward-looking statements. These 
forward-looking statements include, in particular, statements 
about our plans, strategies and prospects. These statements are 
based on our current expectations and projections about future 
events. The words “may,” “will,” “should,” “expect,” “scheduled,” 
“plan,” “seek,” “intend,” “anticipate,” “believe,” “estimate,” “aim,” 
“potential” or “continue” or the negative of those terms or other 
similar expressions are intended to identify forward-looking 
statements and information. You are cautioned not to place 
undue reliance on these forward-looking statements, which 
speak only as of their respective dates. These forward-looking 
statements are based on assumptions and estimates by our 
management that, although we believe to be reasonable, are 
inherently uncertain and subject to risks that could cause actual 
results to differ from historical results or those anticipated or 
predicted by our forward-looking statements. In light of these 
risks and uncertainties, the matters referred to in the forward-
looking statements contained in this presentation may not, in 
fact, occur. We undertake no obligation to update or revise any 
forward-looking statement after the date of this brochure as a 
result of new information, future events or otherwise, except as 
required by law. We qualify all of our forward-looking statements 
by these cautionary statements.

The information contained in this annual report was obtained 
from the Company, its management and other sources. Any 
statements, data, estimates, or projections contained herein 
have been prepared by the Company in conjunction with 
management and may involve elements of subjective judgment 
and analysis that may or may not prove to be accurate. While 
the information contained herein is believed to be reliable, the 
Company and its representatives, by delivery hereof, does not 
make any representations or warranties, expressed or implied, as 
to the accuracy or completeness of such information.
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ABOUT SR REALTY TRUST
APRIL 1 ,  2021

SR Realty Trust Inc. (“SRRT”) is a private real estate investment trust formed in 2014 for the purpose of investing in a diversified portfolio of 
commercial real estate properties and other real estate assets. Our portfolio consists of single-tenant net lease, office, industrial, retail and multi-
family properties located throughout the Upper Midwest.

We hold all of our assets through an operating partnership we control as general partner. Therefore, we are organized as an Umbrella Partnership 
Real Estate Investment Trust (UPREIT). 

SR REALTY TRUST’S INVESTMENT OBJECTIVES:

Bradley J. Schafer
CEO, Chairman

N. Christopher Richardson
Secretary, Director

Steven G. Norcutt
COO, President, 
Director

David W. Smith
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Jeffrey L. Wright 
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CHAIRMAN’S LETTER
DEAR SHAREHOLDER:

We are very pleased to report that 2020, while a wild roller-
coaster ride none of us expected, turned out to be a successful 
year for SR Realty Trust.

2020 highlights include:

• Total annual shareholder return was positive, at 4.2% 

• Added properties totaling nearly 420,000 square feet

• Net Operating Income (NOI) growth of 4.3%

• Year-end loan to market value of 56%

• Expansion into our seventh market (Milwaukee)

Last year I shared my early thoughts about the rapidly expanding 
pandemic, and not yet knowing anything about the social unrest that 
would engulf Minneapolis as well as the entire country, and its impact 
on the economy and our portfolio: 

“As of this writing the impacts of this global phenomena on SR Realty 
Trust have been relatively modest. However, we do expect economic 
conditions to further deteriorate over the coming weeks and months 
and these conditions will impact our financial performance in ways that 
we cannot yet determine.” 

Some pundits expected significant property value erosion which, other 
than for hospitality and most to many retail assets, did not materialize. 
While not to minimize the pain and suffering of many and the significant 
financial toll on millions of people and thousands of businesses, the 
very good news is 2020’s challenges to SR Realty Trust were modest. 

Out of an abundance of caution, we decided to suspend our dividend 
for the first quarter of 2020 but happily, we were able to reinstate the 
dividend in subsequent quarters.  

Another direct quote from last year’s letter: “The real estate capital 
markets continued to be challenging as investor demand outpaced 
the supply of quality real estate assets” is repeated because these 
conditions were, and are, still very much in force. We were able to add 
two new assets in 2020: a majority interest in a 224,000 square foot 
retail property in suburban Milwaukee in January and a 115,000 square 
foot industrial in an asset UPREIT transaction in July. We later sold a 
majority interest in the Milwaukee asset to numerous investors.

We also completed the Redwell, a mixed-use property in Minneapolis 
in which we hold a majority interest. It contains 104 apartment units 
which were 100% occupied at year-end and a 9,500 square foot first 
floor commercial space. We also completed three UPREIT transactions 
where tenant-in-common partners contributed their interests in assets 
in which we had acquired partial interests previously in 2018 and 2019. 

Subsequent to year-end we made a joint-venture investment in Rya at 
RF 64, a 237-unit, class A, apartment project in suburban Minneapolis. 
Finally, we have two single-tenant industrial assets under contract, 
both located in Twin Cities suburbs. 

SR Realty Trust continues its multi-year plan to create a more agile 
balance sheet. As the Company grows, we have started to reduce the 
percentage of traditional first mortgage debt and shift toward a more 
flexible financial structure. This strategy contemplates moving from 
debt collateralized at the property level to debt secured by the assets 
of the Company. This will enable the acquisition and asset management 
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REDWELL
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teams to better compete for larger and more attractive properties, 
provide flexibility to strategically sell assets, and improve AFFO (free 
cash flow). To this end we implemented a Notes Program whereby we 
offered short-term time certificates to investors at competitive market 
rates. At year-end we had over $8.2 million outstanding and the blended 
cost of these Certificates at year-end was 1.01%. After year-end we 
increased and extended our bank credit line to $20 million, an increase 
of $6.0 million from the previous line.

I am pleased to share that Anna Scheetz joined the Company as a Senior 
Asset Manager. Anna is responsible for overseeing the leasing, capital 
planning, and the execution of property management of a significant 
portion of SR Realty Trust’s portfolio. Anna brings over ten years of 
experience in commercial property and asset management.

Thank you very much for your continued interest in, and support of, SR 
Realty Trust.

Bradley J Schafer
Chairman / Chief Executive Officer

REDWELL



PORTFOLIO HIGHLIGHTS
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(1) Portfolio value includes both owned and managed assets.
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PROPERTY TYPE (BY MARKET VALUE)

GEOGRAPHIC BREAKOUT (BY SQ.  FT . )

401 HARDING

2020 ANNUAL REPORT 7 

MULTI-FAMILY

SINGLE TENANT

RETAIL

OFFICE

INDUSTRIAL

MINNESOTA

NEBRASKA

MISSOURI

WISCONSIN

IOWA

58%

4%

19%

14%
4%

11%
28%

30%

23%

8%

401 HARDING



SR REALTY TRUST8 
IDC



PORTFOLIO OVERVIEW
OCCUPANCY(1)
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Occupancy (by property type) (1)

Single Tenant (NNN) Office Retail Industrial Total
NOTES: 

(1) Total excludes multi-family 

(2) Industrial occupancy was below 75%.

(3) 401 Harding was repositioned from an industrial building to a creative office building in late 2017. The 

building was 57% leased as of 12/31/2017 and was included in calculating office occupancy.

(4) Office occupancy was below 75%

(2)(2) (3)(3) (4)(4)
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PERFORMANCE HIGHLIGHTS

NOTES: 

(1) Due to uncertainty related to the financial effects of the global pandemic, the Company suspended 

its dividend for the first quarter of 2020. The dividend was reinstated in subsequent quarters.
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NOTES: 

(1) Shares and per share amounts 

include both REIT shares and 

operating partnership units.

(2) Dividends Per Share is the annual 

total.

(3) FFO is equal to net income, 

excluding gains or losses from 

sale of property, and adding back 

non-cash expenses such as  

depreciation and amortization.

(4) AFFO is calculated by subtracting 

from FFO normalized recurring 

capital expenditures and 

miscellaneous non-cash charges.

(5) Interest coverage ratio is equal 

to net operating income divided 

by interest expense.

(6) Due to uncertainty related 

to the financial effects of the 

global pandemic, the Company 

suspended its dividend for 

the first quarter of 2020. The 

dividend was reinstated in 

subsequent quarters.

YEAR ENDED DECEMBER 31
(Rounded to the 000s except per share amounts) 2018 2019 2020

Rental Revenue $13,993,000 $16,372,000 $17,338,000

Property NOI $8,259,000 $10,070,000 $10,501,000

Dividends Per Share (2) $0.67 $0.70 $0.53(6)

Funds From Operations (3) $3,244,000 $4,751,000 $4,057,000 

FFO Per Share $0.75 $0.94 $0.71

FFO Payout Ratio 89% 74% 75%

Adjusted Funds From Operations (4) $3,140,000 $4,260,000 $4,115,000 

AFFO Per Share $0.73 $0.84 $0.72

AFFO Payout Ratio 92% 83% 73%

Interest Coverage Ratio (5) 3.3 X 3.6 X 2.7 X

Loan-To-Value Ratio 48% 49% 56%

Weighted Average Shares/Units Outstanding 4,324,000 5,049,000 5,748,000

$3.4M 2.8M

FINANCIAL HIGHLIGHTS(1)
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As of 12/31/2020 (1)

SR Realty Trust S&P 500 Dow Jones NAREIT - Equity REIT's

Notes:
1.) Initial $1,000 investment executed 9/30/2014, with total return growth utilized for each index depicted. Total return is equal to the total 
price return of the index assuming dividends have been reinvested.

NOTES: 

National Association of Real Estate Investments Trust Equities index can be found at www.nareit.com.

SR Realty Trust inception date was September 15, 2014.

Assuming all dividends are reinvested.

TOTAL SHAREHOLDER RETURNS
    AS OF 12/31/20 

RETURN COMPARISON
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DEBT MATURITY SCHEDULE(2) 
WITH INTEREST RATES

LEASE EXPIRATION SCHEDULE (BY SQ. FT.)(1)

(1) 2020 includes month-to-month leases.

(2) Company line of credit is not included in this analysis because it is revolving. Debt maturity is based on final maturity date, not annual payments.
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As it did for many businesses, the global pandemic brought a number of 
unique challenges for SR Realty Trust. Throughout the year, approximately 
20% of the REIT’s 195 tenants requested some form of assistance, 
most often in the form of short-term rent deferrals. Understanding that 
assisting tenants truly in need whether the downturn was, in the long run, 
the most economical option, SR Realty Trust provided 33 rent deferments 
and 6 rent abatements, of which 81% of the rent deferments were paid 
off by year-end. Virtually all of the remaining deferments will be paid back 
in 2021 with the exception of one tenant who will pay back a very small 
amount in 2022.

SR Realty Trust ended 2020 with a portfolio of 28 operating properties 
it either owned outright or owned an interest in, and five joint-venture 

investments. Despite the global pandemic average occupancy across the 
portfolio remained solid, ending the year at 90.5%. Industrial occupancy 
was 100%, multi-family properties were 88%, while retail and office 
occupancy dipped to 87% and 68%, respectively. More than anything, 
2020 affirmed the importance of the REIT’s strategy to build and maintain 
a diversified portfolio; diversified across multiple property types and 
across multiple markets. Additionally, the investments made in prior years 
to enhance our asset management capability proved invaluable in 2020.

On a “Same Store” basis, which compares those properties with at least 
two full years of operating results, the impacts of COVID were more 
pronounced. Year-over-year the REIT’s same store revenues and same 
store net operating income decreased $1.17 million (-7.4%) and $1.09 
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million (-11.2%), respectively.  These results were reflected in SR Realty 
Trust’s 2020 Funds From Operations (FFO) of $0.71 per share compared 
to $0.94 in 2019. Adjusted Funds From Operations (AFFO) was $0.72 per 
share in 2020, compared to $0.84 in 2019. 

Gross revenue in 2020 increased to $17.3 million, a 5.9% increase over 
2019. Annual net operating income also increased by 4.3% over 2019, 
to $10.5 million. On the positive side SR Realty Trust’s overall cost of 
capital decreased during 2020. Our average interest rate was reduced 

from 4.14% to 3.65% and Operating Expenses were reduced from 
1.29% (of capital) to 1.03%. 

The increase in net operating income, coupled with the continuation of 
historically low interest rates and cap rates, drove solid growth in the 
market value of SR Realty Trust’s portfolio during the year. That growth, 
and the continual amortization of mortgage debt, resulted in a higher net 
asset value per share at the end of the year. While there may be broader 
economic challenges ahead, we believe the Company is well-positioned 
to deliver on its investment objectives into the foreseeable future.
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As of January 2021, the market value of the REIT’s portfolio was 
estimated to be $255 million.  The portfolio is comprised of 30% 
office, 28% industrial, 22% retail, 11% multi-family, and 8% net-
leased property. Including the stabilization of Redwell’s 80,000 square 
feet, SR Realty Trust managed to add nearly 420,000 square feet to its 
stabilized portfolio in 2020. This represented an 18% increase in our 
total net rentable area at the start of the year. 

The bulk of our growth came in the form of two net leased property 
acquisitions. First was a 220,000 square foot retail property 
in suburban Milwaukee, which also represented the REIT’s first 
investment in Wisconsin. The second acquisition was a 115,000 
square foot net leased industrial building in the Twin Cities. A final 
addition to the stabilized portfolio was the Redwell mixed-use 
property in Minneapolis, MN. As noted previously, the Redwell is a 
104-unit apartment development that was completed and stabilized 
in the fourth quarter of 2020.

Joint-venture investments also continue to be a driver of SR Realty 
Trust’s growth. The Company currently has investments in five 
joint-ventures, including two that were capitalized in early 2021. 
The investments include three ground-up apartment developments 
with Schafer Richardson and two industrial developments with 
Greenleaf Properties in Nebraska. Additionally, the REIT installed 
rooftop solar systems on two of its Minneapolis properties. 

Looking ahead to 2021 and beyond, the REIT will continue to 
aggressively identify and cautiously acquire industrial, apartment, and 
net leased investment opportunities in our core markets across the 
Upper Midwest. The recent increase in long-term interest rates may 
make acquisitions more challenging in the short-term as sellers take 

time to adjust their expectations, but through the constant analysis 
of new opportunities, the team is confident accretive acquisitions 
can be found. 
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Mound, Minnesota 55364

Mound  Apartments
December 05, 2019

CONCEPT RENDERING 1

VIRIDIUM

Minneapolis (North Loop), MN
Multi-Family, Market Rate
139 Units
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SPOTLIGHT
THE BARNUM

White Bear Lake, MN
Multi-Family, Market Rate
192 Units

Lincoln, Nebraska
Industrial (office/warehouse)
50,400 SF

SALT CREEK INDUSTRIAL
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JOINT VENTURES

Minneapolis (Northeast), MN
Office

126,000 SF

REDWELL

Minneapolis (North Loop), MN
Multi-Family, Affordable

109 Units + 10,000 SF Commercial Space

700 5TH STREET

Minneapolis (North Loop), MN
Office/Retail

55,000 SF



DAVID W. SMITH
DIRECTOR

BRADLEY J. 
SCHAFER
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N. CHRISTOPHER 
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DIRECTOR, 
SECRETARY

STEVEN G. 
NORCUTT
DIRECTOR, 
PRESIDENT, COO

JAMES W. HANSEN
DIRECTOR

JEFFERY L. WRIGHT
DIRECTOR

PETER BELL
DIRECTOR
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BRADLEY J. SCHAFER | Chairman, Chief Executive Officer | 612.359.5840 | bschafer@sr-re.com

Bradley J. Schafer serves as Chairman and Chief Executive Officer. Mr. Schafer is a Founding Principal of Schafer 
Richardson and has 35 years of commercial real estate experience. Mr. Schafer focuses on strategic planning, real 
estate investment strategies and capital formation. 

He is a member of the National Association of Realtors, the Minneapolis Association of Realtors, and the Urban Land Institute.

MEET THE TEAM

N. CHRISTOPHER (KIT) RICHARDSON | Director, Secretary | 612.359.5841 | krichardson@sr-re.com

N. Christopher (Kit) Richardson serves as Director and Secretary of the company. Mr. Richardson is a Founding Principal 
of Schafer Richardson and a licensed Architect with over 44 years of experience in commercial real estate, real estate 
development, and architecture. Prior to forming Schafer Richardson, he was Vice President with Griffin Real Estate 
Company as an investment and land sales specialist for eight years. 

Prior to that, Mr. Richardson co-founded Architectural Associates, Inc., a Minneapolis-based design firm with a focus on commercial 
interiors, in-fill urban projects, and historic preservation. He began his architectural career in the office of Ralph Rapson & Associates, 

having been a graduate program teaching assistant under Mr. Rapson at the University of Minnesota. He is a member of the American Institute of Architects, 
Urban Land Institute, the Sensible Land Use Coalition, Lambda Alpha Minnesota, and the Minneapolis Park and Recreation Board’s Tree Advisory Commission.

STEVE NORCUTT | Director, President, Chief Operating Officer | 612.359.5859 | snorcutt@sr-re.com

Steven G. Norcutt serves as Director, President, and Chief Operating Officer of the company. Mr. Norcutt joined Schafer 
Richardson as principal in 2009, President and Chief Operating Officer. Mr. Norcutt has over 30 years of experience in 
financial management, portfolio management and mortgage origination. 

Prior to joining Schafer Richardson, Mr. Norcutt served as Senior Vice President/Portfolio Manager of Structured Finance with 
ReliaStar (ING) for over 13 years. Mr. Norcutt serves on the Board of Directors of a NASDAQ member firm, New York Mortgage 
Trust (NYMT). With NYMT he chairs the Investment Committee and serves on the Audit Committee. Mr. Norcutt is a member of 

the Urban Land Institute, National Association of Office and Industrial Properties, Sensible Land Use Coalition, and the Mortgage Bankers Association.



EVAN RICHARDSON | Senior Vice President, Investments | 612.359.5849 | erichardson@sr-re.com

Evan C. Richardson currently serves as Senior Vice President of SR Realty Trust. Mr. Richardson joined SR Realty Trust’s 
parent company, Schafer Richardson, in 2013 to lead the company’s efforts to structure and capitalize new initiatives, 
investment funds, single-asset partnerships and joint venture activities. Today, Mr. Richardson is responsible for all 
acquisition and capital markets activities within SR Realty Trust. 

Prior to joining Schafer Richardson, Evan was a member of the Capital Markets Group at Cushman & Wakefield (formerly 
NorthMarq). During his tenure, the Capital Markets Group listed, sold, or consulted on more than nine million square feet of 

commercial real estate representing approximately three quarters of a billion dollars of aggregate value. Mr. Richardson is a member of the National 
Association of Office and Industrial Properties.

GREG SPRINGER | Chief Financial Officer, Treasurer | 612.305.7081 | gspringer@sr-re.com

Gregory J. Springer serves as the Company’s Chief Financial Officer and Treasurer. Mr. Springer joined Schafer Richardson 
in 2014 and oversees the financial and administrative aspects of the business. His responsibilities at Schafer Richardson 
and SR Realty Trust include accounting, planning, treasury, risk management, human resources, employee benefits, 
technology and transaction processing. 

Before joining Schafer Richardson, Mr. Springer served as the Chief Financial Officer of a privately held distributor of mid-
range computer solutions, and previously held senior financial positions at United Health Group and Arthur Andersen LLP. 

Mr. Springer has developed an expertise in a broad array of financial and operational activities with a strong orientation to effective business 
processes, policies and controls. He is a licensed Certified Public Accountant (inactive) and has extensive experience in public reporting, acquisitions 
and integrations, and banking relationships.
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SHANNA STROWBRIDGE | General Counsel | 612.314.1697 | sstrowbridge@sr-re.com

Shanna Strowbridge serves as General Counsel for Schafer Richardson and SR Realty Trust. Shanna has nearly twenty 
years of experience in commercial real estate transactions and leasing matters in both the private practice and in-
house counsel settings. She represents our development and acquisition teams in the purchase, sale, development, 
financing and structuring of master-planned communities and projects. Her extensive experience within the Twin Cities 
real estate industry is a valued asset to Schafer Richardson as is her expertise in handling entitlement of projects, 
property management matters and drafting construction contracts. 

Shanna received her Bachelor of Arts and Juris Doctorate from the University of Minnesota-Twin Cities. 
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ANNA SHEETZ, CCIM | Senior Asset Manager | 612.314.1594 | ascheetz@sr-re.com

Anna Scheetz joined the Schafer Richardson team in June 2020. As the Senior Asset Manager, Anna is responsible for 
executing the overall asset management strategy of SR Realty Trust and affiliated Schafer Richardson entities.  Anna 
has been working in commercial real estate since 2011 and brings experience managing all types of real estate including 
office, industrial, multifamily and senior housing. Most recently, Anna was the Vice President in Asset Management at 
Wildamere Capital Management and has held roles at The RMR Group and Welsh Companies/Colliers International.

Anna received a Bachelor of Arts degree from Luther College. She is an active member of BOMA Greater Minneapolis, 
CCIM Minnesota/Dakotas chapter, and NAIOP and has held board positions with BOMA and CCIM. Anna has her MN real estate salesperson 
license and completed her CCIM designation in 2019.

THOMAS M. MOTT | Vice President, Asset Management | 612.359.5844 | tmott@sr-re.com

Thomas M. Mott joined Schafer Richardson as Vice President, Asset Management in 2020. He is responsible for the 
financial and strategic goals of SR Realty Trust and affiliated Schafer Richardson properties. Tom has over 25 years of 
experience in commercial property and asset management. 

Prior to joining Schafer Richardson, Tom served as Vice President, Asset Management for nine years. He has been 
instrumental in the acquisition, repositioning and disposition of a variety of property types both locally and nationally. Tom 
holds a Bachelor of Science degree in Finance and Management from Minnesota State University (formerly Mankato State 

University) and Master of Science from Boston University. He is actively involved in NAIOP and volunteers as a coach.

LAURA HANNEMAN | Investor Services Manager | 612.305.7083 | lhanneman@sr-re.com

Laura J. Hanneman joined Schafer Richardson and SR Realty Trust in 2018 as a member of the Capital Markets team 
and is the Investor Services Manager. In this role, Laura works on all aspects of the Company’s investor relations, equity 
sales, and marketing efforts. 

Most recently, Laura was a part of the Minneapolis Multi-Family Investment Sales team at CBRE. She brings nearly 
two decades of commercial real estate experience and involvement in over four billion dollars of investment sales to 
Schafer Richardson and SR Realty Trust. Laura holds a Bachelor of Science degree in Marketing and Management from 

St. Catherine University. She has her MN real estate salesperson license and is a member of Team Women.



DAN RUEHL | Acquisitions Manager | 612.359.5857 | druehl@sr-re.com

Dan K. Ruehl joined Schafer Richardson in July 2018 and serves as the Acquisitions Manager for SR Realty Trust. He 
is responsible for sourcing, underwriting, due diligence, and closing the acquisition of properties, along with reporting 
functions for SR Realty Trust. 

Prior to joining Schafer Richardson, Dan was a Real Estate Manager with CBRE where he managed over 2 million square feet 
of retail, office and industrial real estate and did site inspections on another 5 million square feet of big box retail spaces. 

Dan earned two Bachelor of Art degrees in Accounting/Finance and Business Administration from Saint John’s University. He is a member of the 
National Association of Office and Industrial Properties (NAIOP) and Minnesota Real Estate Exchangers (MREE).

BENJAMIN J. CHRISTIANSON | Senior Financial Analyst | 612.314.1595 | bchristianson@sr-re.com

As a Senior Financial Analyst, Benjamin J. Christianson is responsible for creating and maintaining the company’s 
corporate financial models for the purpose of synthesizing data to establish a streamlined analytic foundation. He 
collaborates with multiple departments to deliver the highest-quality and most accurate information to internal and 
external constituents. 

Prior to joining Schafer Richardson, Ben worked as an Acquisitions Manager for TS REIS, a boutique real estate investment 
service company located in the Greater Omaha, NE area. While a part of TS REIS, he was the lead for all acquisition and 

disposition activity across Iowa, Kansas, Nebraska, and South Dakota, while overseeing asset on-boarding and management of properties acquired. 
Ben earned his Bachelor of Science degree in Business Administration, with an emphasis in Financial Analysis, from Creighton University.
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