
February 2021  •  perenews.com

This must be read in conjunction with the prospectus in order to understand fully  all of the implications and risks  of an investment in Hines  
Global Income Trust, Inc. A copy of the prospectus must be made available to you in connection with this offering. This is neither an offer to 
sell nor a solicitation of an offer to buy the securities described herein, which can only be made by the prospectus. Neither the Securities and Exchange 
Commission, the Attorney General of the State of New York nor any other state securities regulator has passed on or endorsed the merits of the offering 
of Hines Global Income Trust. Any representation to the contrary is unlawful.

Hines Interests Limited Partnership (“Hines”) is the sponsor of Hines Global Income Trust, Inc. (“Hines Global Income Trust” or “Hines Global”). Investors 
are not acquiring an interest in Hines.
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K E Y N O T E I N T E R V I E W

Fueled by technology and the pandemic, Hines’ Logan Smith and Palmer Letzerich 
witness remarkable changes to industrial assets and supply chains  

in the urban environment
The first building Gerald D Hines, the 
founder of his namesake real estate in-
vestment management firm, developed 
back in 1957 was a small office ware-
house in Houston, Texas. Since then, 
in addition to building landmark office 
buildings in cities around the world, 
the firm has developed, acquired or has 
in development more than 92 million 
square feet of industrial and logistics 
space globally.* Logan Smith, head 
of European logistics, and Palmer 
Letzerich, senior managing director 
and head of the industrial and logistics 
platform at the US southwest 
region, discuss why the future of 
logistics continues to look promising.

Q Are we on the cusp of 
a tech revolution in 

warehouses? How much will it 
change the logistics market?
Logan Smith: Warehousing has al-
ways been on the cusp of a tech rev-
olution, and now is no different. For 
example, advances in electronic data 
interchange in the 1990s enabled the 
first wave of ‘big-box’ warehousing in 
the US. The e-commerce and automa-
tion-led growth we are seeing now is in 
many ways simply an extension of this 

same trend. E-commerce providers 
such as Amazon and others are fond of 
highlighting the importance of speed 
of delivery, or ‘last mile.’ While this is 
of course important, it’s not the whole 
story. The principal underlying theme 
in all cases is the continued march in 
the direction of increased inventory 
and order visibility throughout the 
supply chain.

For example, being able to under-
stand the contents and location of a 
container that has not yet cleared cus-
toms or knowing how a particular par-
cel is moving through the city can im-
pact the type and location of warehouse 
required.

SPONSOR

HINES

Logistics ‘one of modern 
cities’ vital organs’

*As of June 30, 2020.
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So, how will it change the logistics 
real estate markets? Paradoxically, it is 
likely to lead to bigger and smaller ware-
houses at the same time. Bigger in the 
form of XXL and multi story – small-
er in the form of smaller fulfillment 
centers and urban logistics. Consider-
ing that warehouse space is relatively 
cheap to rent compared to traditional 
retail space, more space is therefore 
affordable and typically required. It 
will also lead to more automation and 
sophisticated materials handling equip-
ment. And there will be an increasing 
blurriness between product types.

Palmer Letzerich: I would charac-
terize it as the fact that tenants and 
landlords are asking these buildings to 
perform more activities and to be more 
flexible today than ever before and I see 
this trend continuing over the coming 
three to five years. Ten years ago, the 
traditional distribution center was lo-
cated on the periphery of a city.

The user inbounded on one side 
of the building, conducted some bulk 
break and racking activities and then 
outbounded on the other side. DC’s 
were located to fit within the occupiers’ 
existing network and where the lowest 
occupancy cost was achievable.

The previous construct has changed 
dramatically in today’s warehouses. 
Today, tenants are still performing the 
same distribution activities, but they 
are also shipping directly to the end 
customer, which is the big change.

These same tenants are servicing 
will-call and pick-up applications; 
storing by destination and frequency 
of throughput in addition to category 
of product; and using the buildings as 
training centers for their employees 
and increasing their office and show-
room features. This increased utiliza-
tion and variety of applications means 
that tenants are prioritizing a different 
menu of requirements in today’s logis-
tics facilities, which in turn require new 
locations, new technologies, new build-
ing features and an incredible level of 
flexibility.

Q At this point of the cycle, does it make more sense to 
focus on logistics developments rather than buying core 

products?
LS: There is of course more investor interest in logistics than there used to 
be. However, given that we are still seeing increasing tenant demand being 
driven by continued e-commerce growth, it is not necessarily clear where 
we are in the cycle in the first place. 

Rather than trying to time the cycle, we are more comfortable simply 
sticking to our business plan – working with our deep local teams to 
invest in good real estate, in good locations, at fair prices. If we continue 
to do this well, where we are in the cycle will become less important. We 
continue to see interesting opportunities in both the acquisition as well as 
the development side.

PL: The fundamental shift with increased demand within the industrial 
landscape is going to break the traditional cyclicality in an interesting way 
going forward. The question of whether to build versus buy depends on 
our investors’ investment objectives. We have investors who see value in 
development and are looking for opportunistic returns, and others who are 
interested in stability of the returns and potential for rent growth, so they 
are looking more toward acquisitions. We believe Hines is uniquely capable 
of sourcing and executing both.

absorption and leasing in 2020 has 
been higher than it was in 2019, which 
is really remarkable if you consider that 
most of the planet was in lockdown for 
about 10 months in 2020.

During the first few months of 
covid-19, a lot of investors and devel-
opers were understandably cautious – 
postponing speculative developments, 
for example. They are now back, and 
Hines leaned into this trend from the 
beginning, investing through both 
acquisitions and developments in Eu-
rope, Asia, North and South America. 
We are seeing an increase in inventory 
levels because the coronavirus high-
lighted the stress in the supply chain, 
so building additional capacity within 
warehouses is something we have taken 
seriously.

PL: Covid-19 has had a big effect on 
e-commerce, which ended 2020 with
an 80 percent increase in space ab-
sorbed over 2019 levels, with a pene-
tration rate of 20 percent of retail sales
in the US. As tenants all increased their
e-commerce sales, I have also seen a

“The principal 
underlying theme 
in all cases is the 
continued march in the 
direction of increased 
inventory and order 
visibility throughout 
the supply chain”

LOGAN SMITH

Q How has covid-19 affected 
the supply chain and how 

are logistics players adjusting 
to these changes?
LS: Covid-19 has led to three years 
of e-commerce growth in a period of 
about three months. This has creat-
ed additional demand from occupiers 
and also investors. In most markets, 

The subject of this piece is Hines Interests Limited Partnership (“Hines”), the sponsor of Hines Global. Investors are not acquiring an inter-
est in Hines, and there is no guarantee that the experience of Hines will translate to positive results for Hines Global. The opinions herein 
are those of the sponsor and may differ from other industry participants. 



42    PERE    •    February 2021

Analysis 

“Tenants are 

menu of requirements 

in turn require 

technologies [and] new 

PALMER LETZERICH

Q Why do you see an 
opportunity to invest in 

urban logistics?
LS:

Q What are the right 
locations and products 

to invest in these urban 
developments?
PL:

Q How do you see the future 
of logistics as an industry 

and asset class post-pandemic?
LS:

PL:



 � We have a limited prior operating history and the prior 
performance of other Hines affiliated entities may not be a good 
measure of our future results; therefore, there is no assurance we 
will be able to achieve our investment objectives.

 � Our charter does not require us to pursue a transaction to provide 
liquidity to our stockholders and there is no public market for our 
common shares; therefore, you must be prepared to hold your 
shares for an indefinite length of time and, if you are able to sell 
your shares, you will likely sell them at a substantial discount.

 � This is a blind pool offering and you will not have the opportunity 
to evaluate the additional investments we will make prior to 
purchasing shares of our common stock.

 � This is a best efforts offering and as such, there is a risk that 
we will not be able to accomplish our business objectives and 
that the poor performance of a single investment will materially 
adversely affect our overall investment performance, if we are 
unable to raise substantial funds.

 � Distributions have exceeded earnings. Some or all of our 
distributions have been paid, and may continue to be paid, 
and during the offering phase, are likely to be paid at least 
partially from sources such as proceeds from our debt financings, 
proceeds from this offering, cash advances by our advisor, 
cash resulting from a waiver or deferral of fees and/or proceeds 
from the sale of assets. We have not placed a cap on the amount 
of our distributions that may be paid from any of these sources. 
If we continue to pay distributions from sources other than our 
cash flow from operations, we will have less funds available 
for the acquisition of properties, and your overall return may 
be reduced.

 � The purchase and redemption price for shares of our 
common stock generally will be based on our most recently 
determined NAV (subject to material changes) and will not 
be based on any public trading market. While there will be 
independent appraisals of our properties performed annually, 
at any given time our NAV may not accurately reflect the actual 
then-current market value of our assets.

 � There is no public market for our shares and an investment 
in our shares will have very limited liquidity. There are 
significant restrictions and limitations on your ability to have 
any of your shares of our common stock redeemed under our 
share redemption program and, if you are able to have your 
shares redeemed, it may be at a price that is less than the 
price you paid and the then-current market value of the shares. 
Our board of directors may amend, suspend or terminate 
our share redemption program in its sole discretion and 
without stockholder approval.

 � Due to the risks involved in the ownership of real 
estate investments, there is no assurance of any return on your 
investment in, and you may lose some or all of your investment.

 � International investment risks, including the burden of complying 
with a wide variety of foreign laws and the uncertainty of such 
laws, the tax treatment of transaction structures, political and 
economic instability, foreign currency fluctuations, and inflation 
and governmental measures to curb inflation may adversely 
affect our operations and our ability to make distributions. 
Because the performance participation allocation payable to our 
advisor is calculated based in part on changes in our NAV, our 
advisor may be entitled to a greater or lesser allocation even if the 
changes in NAV are due solely to foreign currency fluctuations.

 � If we internalize our management functions, we could incur 
adverse effects on our business and financial condition, 
including significant costs associated with becoming and 
being self-managed and the percentage of our outstanding 
common stock owned by our stockholders could be reduced.

 � We rely on affiliates of Hines for our day-to-day operations and 
the selection of real estate investments. We pay substantial 
fees and other payments to these affiliates for these services. 
These affiliates are subject to conflicts of interest as a 
result of this and other relationships they have with us and 
other investment vehicles sponsored by Hines. We also compete 
with affiliates of Hines for tenants and investment opportunities, 
and some of those affiliates may have priority with respect to 
certain investment opportunities.

This investment is not suitable for all investors. Please refer to the prospectus for the particular suitability standards required in 
your state. You should read the prospectus carefully for a description of the risks associated with an investment in real estate 
and in Hines Global.

Forward-Looking Statements
Statements in this material that are not historical facts (such as those concerning the impact of the pandemic on the future economic 
performance of logistics assets, and related assumptions or forecasts) are forward-looking statements based on Hines’ current 
expectations, plans, estimates, assumptions and beliefs, that involve numerous risks and uncertainties, including without limitation, 
the risks set forth above and in the “Risk Factors” section of Hines Global’s prospectus. These statements are only predictions and are 
typically identified using terms such as “may,” “will,” “should,” “expect,” “could,” “estimate,” “believe,” “continue,” “predict,” “potential” 
and other comparable terminology. Any of the assumptions underlying the forward-looking statements could prove to be inaccurate and 
results could differ materially from those expressed or implied. You are cautioned not to place undue reliance on any forward-looking 
statements. We undertake no obligation to publicly update or revise any forward-looking statements.

Important Information About Risks

Investing in shares of our common stock involves a high degree of risk. You should purchase shares only if you can afford a 
complete loss of your investment. Please see the “Risk Factors” section of the prospectus before purchasing our common shares. 
Hines Global elected to be taxed as a real estate investment trust, or REIT, for U.S. federal income tax purposes beginning with its 
taxable year ended December 31, 2015. Significant risks relating to your investment in our common shares include:



Important Information About Hines Global’s Distributions
The availability and timing of distributions Hines Global may pay is uncertain and cannot be assured. Distributions have 
exceeded earnings. Some or all of Hines Global’s distributions have been and may continue to be paid, and during the offering phase, 
are likely to be paid at least partially from sources such as proceeds from Hines Global’s debt financings, proceeds from 
Hines Global’s offering, cash advances by Hines Global’s advisor, cash resulting from a waiver or deferral of fees and/or proceeds 
from the sale of assets. Hines Global has not placed a cap on the amount of distributions that may be paid from any of these sources. 
If Hines Global continues to pay distributions from sources other than cash flow from operations, Hines Global will have less funds 
available for the acquisition of properties, and your overall return may be reduced.

Important Information About the Coronavirus and Global Real Estate Markets
The Coronavirus (COVID-19) pandemic has had, and is expected to continue to have, an adverse impact on global commercial activity and 
has contributed to significant volatility in financial markets. Investments in real properties and real estate-related securities have not 
been immune to the impact of the pandemic. The rapidly evolving nature of the pandemic makes it difficult to ascertain the long-term 
impact it will have on commercial real estate markets and Hines Global’s investments.

For more information about Hines Global, read the prospectus  
and talk to your financial professional or visit us at www.hinesglobalincometrust.com
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