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2022 was a landmark year for Kite Realty Group Trust. 

As I write this letter, KRG sits with the strongest balance sheet in the history of our organization; our annualized 

base rent (ABR) per square foot, leasing volumes, and blended cash leasing spreads are each at all-time highs; 

and we produced the highest margins in our sector over the past year  - all a clear testament to our team's 

ability to consistently operate and execute at an extremely high level. 

In addition, KRG has generated the highest total shareholder return in our peer group - not only during 
2022, but also over the past three years. As we advance in 2023, we are in a position to fuel growth 

through execution of our primary core competency: leasing space in our high-quality retail portfolio. Significant 

upside remains in returning portfolio leasing to pre-pandemic levels, and we are extremely well-positioned to 

capitalize on the opportunity ahead. 

OUTPERFORMING EXPECTATIONS

Following our strategic merger in the fourth quarter 

of 2021, 2022 stood as a true barometer to validate 

the merits of our transformational transaction. 

A year ago, our team was optimistic about our 

path forward and we set our goals and forecasts 

appropriately high. Despite the ambitious outlook, 

our performance surpassed the elevated bar we 

set for ourselves, as KRG exceeded all internal and 

external expectations in 2022.

A few highlights:

• Our FFO, as adjusted, per share of $1.93 

represents a 29% increase per share over 2021 

and a 21-cent increase over the midpoint of our 

original 2022 guidance.

• 2022 same property NOI growth was 5.1%, 

exceeding the midpoint of our original 
guidance by 310 basis points. 

• Our balance sheet grew stronger, with net debt 
to EBITDA improving to 5.2x, and liquidity 
sitting at over $1 billion.

 

The true value of our enhanced portfolio is 
being showcased in our performance, while 
tremendous upside remains. Although disconnect 

still exists in our trading multiple, we will continue 

to place relentless focus on rectifying that gap and  

realizing upon our embedded value.

A PROVEN PLATFORM & 
TRANSFORMATIONAL GROWTH

Our success is due in no small part to the strength 

of our best-in-class operating platform – a critical 

component of our business and a true differentiator 

for KRG.

We have a skilled and experienced team, devoted to 
the details, that has built and evolved processes over 

decades to ensure efficiency and effectiveness. We 
pair operational acumen with our high-quality, 
open-air portfolio to provide the best experience 
possible for our retailers and their customers. 

Over the past three years, the value of our platform 

has been uniquely displayed as it performed 

through industry turbulence and a portfolio-doubling 

merger. Since 2020, KRG has created nothing short 

To Our Fellow Shareholders,

of transformational growth. The results speak for 

themselves:

• Total revenue increased over 200%, to $802 

million from $267 million.

• FFO of the Operating Partnership, as adjusted, 

increased 284%, to $429.6 million from $112.0 

million.

• Net debt to adjusted EBITDA improved to 5.2x 
from 7.0x.

• Cash dividends per common share increased 
82%, to $0.82 from $0.45. 

• ABR per square foot eclipsed $20, with ample 

room for growth evidenced by the $27 per square 

foot rents achieved on all comparable new leases 

in 2022.

As we work to maximize value within every square 

foot of our portfolio, we are dedicated to continuously 

honing and improving our best practices to capitalize 

on our operational upside.

Retailer investment in and dependence upon 
our open-air asset type remains strong, with high 

percentages of retailer sales and online fulfillment 

taking place in brick-and-mortar locations. Occasional 

tenancy changes are common in our cyclical industry, 

and we welcome the opportunity to bring new and 

thriving retailers to our shopping centers. As we seek 

to strengthen our relationships with growing retailers 

via openings in our portfolio, availability in our portfolio 

is also aggressively sought after, as evidenced by our 

2022 blended cash spreads of 18.1% for comparable 
new and non-option renewals.

Our business is physical, tangible, and human-

centric, and the value of customer relationships 
is paramount. We pride ourselves on our ability to 

deliver for our tenants, shoppers, and communities.

CONNECT & COMMIT

As we have completed a banner year and work toward 

another, we approach our business and relationships, 

both internal and external, with renewed energy, 
optimism, and ambition. I have often stated, and 

will continue to state, that KRG is nothing without our 

people. With our focus set on 2023 and beyond, we 

are intentionally aspiring to become more connected 
and committed: to each other, to our values, to 
our customers, and to our communities.

As a team, we strive to always help each other, 

challenge each other, and improve. A passion for 

our industry and an inherent competitive nature are 

ingrained in our culture. Our values serve as our 

team’s guiding principles and connective tissue. And 

while each individual at KRG has unique strengths 

and aspirations, our collective mantra remains the 

same – One Team. One Focus. 

  At KRG, we strive to be...

F orward- 
thinking

We are curious, we prize innovation, and we 
welcome change

O ptimistic We begin with a positive attitude, and while 
we assume the best, we prepare for the worst

C ollaborative We are receptive to different perspectives 
and are obligated to coordinate our efforts

U rgent We are fast and persistent, but not at the 
expense of accuracy

S ound
We are built on a stable foundation and 
we make judgments in a measured and 
thoughtful way

E mpowered We are independent thinkers with confidence 
to take the initiative and solve problems

D edicated We refuse to lose, we will grind till the end, 
and we are never complacent
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YEAR ENDED DECEMBER 31 2020 2021 2022

Financial Data ($ in millions)

Total Revenue $266.6 $373.3 $802.0

FFO of the Operating Partnership, as adjusted $112.0 $171.2 $429.6

FFO per Wtd. Avg. Diluted Common Share, as adjusted $1.29 $1.50 $1.93

Net Debt to adjusted EBITDA 7.0x 6.0x 5.2x

Cash Dividend per Common Share $0.45 $0.68 $0.82

Operating Properties Leased Percentage 91.4% 93.3% 94.4%

TOP 5 STATES (ABR)

Texas 26%
Florida 11%
Maryland 7%
New York 6%
North Carolina 5%

ABR CONCENTRATION

67%
Sun Belt Markets2

23%
Strategic Gateway Markets 
(D.C., Seattle, and NYC)

35%
Highest Growth Markets3 
(since onset of pandemic)

183
Operating 
Properties

28.8 
Owned GLA  
(in millions)

157,462
Average SF

1. Development and Redevelopment GLA and SF include commercial and multifamily components.
2. Sun Belt states include AL, AZ, CA, CO, FL, GA, KY, LA, MS, NC, NM, NV, OK, SC, TN, TX, UT and VA. 
3. LinkedIn Economic Data representing the biggest year-over-year gains in net new arrivals between February 2021 – January 2022 in the following markets: 
 New York City, Miami / Fort Lauderdale, Jacksonville, Orlando, Tampa, San Diego, Austin, Nashville, Dallas / Fort Worth and San Antonio.

COMPANY HIGHLIGHTS

HIGH-QUALITY OPEN-AIR PORTFOLIO

2%
Phoenix

5% 
Las Vegas

5% 
Seattle

4%
Houston

2%
Naples

2%
Tampa

3%
Miami / Fort Lauderdale

2%
Orlando / Daytona

4% Atlanta

2% Charlotte

3% Raleigh / Durham

8% New York

10%
Washington, D.C. / 
Baltimore

16%
Dallas / Fort Worth

2%
San Antonio

We remain committed to our customers through 

strengthening relationships and improving the 

product we offer – high-quality shopping centers 

and a best-in-class platform. KRG does not operate 
or succeed without the wholehearted dedication 
of our team.

Within our communities, we humbly appreciate 

the role that our shopping centers can play, often 

woven into the daily and weekly lives of many. This 

is one of the reasons we take pride in our impact 

on the community-at-large. 2022 not only saw KRG 

issue our first Corporate Responsibility Report as 

we advanced our ESG efforts, but our community 

outreach platform, Kite Cares, produced record 

impact throughout our portfolio.

Despite our success in 2022, we are just scratching 

the surface of what KRG can achieve. We are in a 

strong position, we have the leverage and flexibility 

to be opportunistic, we are determined to succeed, 

and we will fervently operate the company 
with our signature focus and vigor to generate 
continued long-term value.

Recent years have served as an inflection point for 

the retail industry, and I strongly believe 2022 will 

be looked back upon as a historic and watershed 

period in the history of KRG.

My sincere thanks to our KRG team, our Board 

of Trustees, our tenants, our shoppers, and our 

shareholders for your continued trust and support. 

It remains an honor to lead this team and a privilege 

to know our best days lie ahead. 

 

 

John A. Kite 
Chairman & Chief Executive Officer
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KEY METRICS KRG’S CONTINUED EVOLUTION

OUTPERFORMING MERGER EXPECTATIONS

EFFICIENT OPERATING PLATFORM

RETAIL NOI MARGIN

Peer Average 
3Q'22

KRG 
3Q'21

KRG 
4Q'22

Peer Average 
3Q'22

KRG 
3Q'21

KRG 
4Q'22

Peer Average 
3Q'22

KRG 
3Q'21

KRG 
4Q'22

Peer Average 
3Q'22

KRG 
3Q'21

KRG 
4Q'22

BLENDED CASH SPREADS (TTM)

RETAIL RECOVERY RATIO2

G&A AS A % OF TOTAL REVENUE
2022 LEASING ACTIVITY HIGHLIGHTS

KEY METRICS 2004 (IPO) 2020 TODAY

# of Retail Properties 30 83 183

# of States 9 16 24

# of Markets 16 33 49

Top MSA (% of ABR) Indianapolis - 23% Las Vegas - 11% Dallas / Fort Worth - 16%

ABR PSF $10.57 $18.42 $20.02

Top Tenant (% of ABR) Marsh - 3.2% Publix - 2.5% TJX - 2.5%

Net Debt to adjusted EBITDA 13.2x 7.0x 5.2x

Projected Actual

2022 FFO per Share $1.72 (Original guidance midpoint) $1.93 per share

2022 Same Property NOI 2.0% (Original guidance midpoint) 5.1%

Earnings Accretion Immediate Immediate

2022 Net Debt to EBITDA 6.0x 5.2x

Time to Return Margins to  
Historical KRG Averages ~3+ years 1 year, with additional upside remaining

Lifestyle & Mixed-Use  
Asset Performance

Performance would benefit from the  
"reopening trade” post pandemic

• 59% comparable new leasing spreads in 2022
• Overage rent increase of $2.2M  

(from 2021 to 2022, as a result of strong sales)

Time to Realize G&A Synergies 12 to 18 months 18 to 24 months (forecasted)

Development Pipeline

• KRG’s development expertise would 
provide value creation opportunities via 
completion of active developments

• Right-sized for the combined company
• Additional value to be harvested from 

entitled land bank

• Substantially completed 5 development projects in 2022
• $44M of remaining active development spend against  

$8B enterprise value
• Successfully re-zoned land at One Loudoun to enhance 

value and prepare land for future development

1. Based on ABR. Sun Belt states include AL, AZ, CA, CO, FL, GA, KY, LA, MS, NC, NM, NV, OK, SC, TN, TX, UT and VA. 

2. “Recovery Ratios” are computed by dividing tenant reimbursements by the sum of recoverable operating expense and real estate tax expense.  
 Tenant reimbursements for the three months ended December 31, 2022 have been reduced by $1.4 million due to reserves for Bed Bath & Beyond Inc. real estate tax reimbursements.

Note:  Peer group includes AKR, BRX, FRT, IVT, KIM, PECO, REG, ROIC, RPT, SITC and UE. Source of all peer data is from 3Q 2022 supplemental disclosures.

$20.02
Annualized Base Rent

KRG ALL-TIME HIGH

75%
of ABR from assets 

with a grocery 
component

5.2x
Net Debt / EBITDA

KRG ALL-TIME LOW

2
0
1
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2
0
1
9

2
0
2
0

2
0
2
0

2
0
2
1

2
0

2
2

2
0
2
1

2
0

2
2

16.84 17.83
18.42 19.36 20.02

7.0x

6.0x
5.2x

67%
Sun Belt Exposure1

69.5%

8.7%

76.4%

9.3%

74.3%

6.8%

89.4%

11.5%

74.3%

12.6%

87.0%

6.3%
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ONE LOUDOUN
MSA: WASHINGTON, D.C.

GLA: 467,589 SF

Community-oriented mixed-use development offering 

shoppers, diners, and residents the ultimate experience 

in ultra-affluent Loudoun County. One Loudoun is the 

premiere fashion, dining, and entertainment venue in 

Northern Virginia. 

In 2022, development was completed on two new pads 

that included 378 multifamily units and 67k square feet 

of commercial space. Additional growth of the property 

remains on the horizon, with an undeveloped tract of land 

now approved for 1.9 million square feet of commercial 

GLA and 1,745 multifamily units. 

KEY TENANTS
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TRADITION VILLAGE 
CENTER
MSA: PORT ST. LUCIE, FL

GLA: 70,998 SF

Grocery-anchored old-town cityscape featuring street-front 

customer parking, restaurants, services, and second-

floor office space. Located in the thriving master planned 

community of Tradition, Tradition Village Center is the 

beneficiary of rapid population growth - so much so that the 

neighborhood center's adjacent sister property (KRG-owned 

The Landing at Tradition) will be adding The Fresh Market in 

2023, providing multiple grocery options to the surrounding 

community. 

KEY TENANTS
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LINCOLN PARK
MSA: DALLAS / FORT WORTH, TX

GLA: 148,806 SF

Grocery-anchored community center along high-traffic 

commercial corridor seven miles north of downtown 

Dallas, TX. Located across the street from the 

renowned NorthPark Center, Lincoln Park is supported 

by an affluent local population with an average 

household income of $173,645 (3-mile). Situated 

within the University Park neighborhood near Southern 

Methodist University, the community center has a 

3-mile population of 151,575.

KEY TENANTS

1211
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THE CORNER
MSA: INDIANAPOLIS, IN

GLA: 27,000 SF

Premium mixed-use development currently under 

construction in Carmel, IN, located in the heart of 

Hamilton County, a top five ‘Best County to Live’ in 

2022. The development is a 50/50 joint venture with 

a third-party developer, with KRG's contribution being 

fulfilled by selling the land to the venture and retaining a 

50% interest. Upon completion, The Corner will feature 

285 luxury residential units paired with 24,000 square 

feet of ground level retail, including two unique full-

service restaurants and first-to-market lifestyle brands.

KRG Equity Requirement $0M 

KRG Ownership % 50%

Est. Project Cash Yield 6.0% - 7.0%

Est. Incremental NOI @ Share $1.7M - $1.9M

Expected Stabilization Date Q4 2024

TIF Funds from City of Carmel $13.5M

Retail Square Footage 24,000

Multifamily Units 285

KEY METRICS
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30 S MERIDIAN STREET, SUITE 1100 
INDIANAPOLIS, IN 46204

317 577 5600

kiterealty.com

SECURITIES AND EXCHANGE COMMISSION AND NEW YORK STOCK EXCHANGE CERTIFICATIONS
The certifications of the Chief Executive Officer and Chief Financial Officer of the Company certifying the quality of the public disclosure by the Company and the Operating Partnership and 

required to be filed with the Securities and Exchange Commission pursuant to Section 302 of the Sarbanes-Oxley Act of 2002, have been filed as Exhibits 31.1, 31.2, 31.3 and 31.4, respectively, in 

the Company’s Annual Report on Form 10-K for the year ended December 31, 2022. The Company has submitted to the New York Stock Exchange the certification of the Chief Executive Officer 

certifying that he is not aware of any violation by the Company of the New York Stock Exchange corporate governance listing standards.

FORWARD-LOOKING STATEMENT
This Annual Report, together with other statements and information publicly disseminated by us, contains certain forward-looking statements within the meaning of Section 27A of the Securities 

Act of 1933 (the “Securities Act”) and Section 21E of the Securities Exchange Act of 1934. Such statements are based on assumptions and expectations that may not be realized and are 

inherently subject to risks, uncertainties and other factors, many of which cannot be predicted with accuracy and some of which might not even be anticipated. Future events and actual results, 

performance, transactions or achievements, financial or otherwise, may differ materially from the results, performance, transactions or achievements, financial or otherwise, expressed or 

implied by the forward-looking statements.

Risks, uncertainties and other factors that might cause such differences, some of which could be material, include but are not limited to: risks associated with the merger with RPAI, including 

the integration of the businesses of the combined company, the ability to achieve expected synergies or costs savings and potential disruptions to the Company’s plans and operations; national 

and local economic, business, real estate and other market conditions, particularly in connection with low or negative growth in the U.S. economy as well as economic uncertainty (including 

a potential economic slowdown or recession, rising interest rates, inflation, unemployment, or limited growth in consumer income or spending); financing risks, including the availability of, 

and costs associated with, sources of liquidity; the Company’s ability to refinance, or extend the maturity dates of, the Company’s indebtedness; the level and volatility of interest rates; the 

financial stability of tenants; the competitive environment in which the Company operates, including potential oversupplies of and reduction in demand for rental space; acquisition, disposition, 

development and joint venture risks; property ownership and management risks, including the relative illiquidity of real estate investments, and expenses, vacancies or the inability to rent 

space on favorable terms or at all; the Company’s ability to maintain the Company’s status as a real estate investment trust for U.S. federal income tax purposes; potential environmental and 

other liabilities; impairment in the value of real estate property the Company owns; the attractiveness of our properties to tenants, the actual and perceived impact of e-commerce on the value 

of shopping center assets and changing demographics and customer traffic patterns; business continuity disruptions and a deterioration in our tenant’s ability to operate in affected areas or 

delays in the supply of products or services to us or our tenants from vendors that are needed to operate efficiently, causing costs to rise sharply and inventory to fall; risks related to our current 

geographical concentration of the Company’s properties in Texas, Florida, Maryland, New York, and North Carolina; civil unrest, acts of violence, terrorism or war, acts of God, climate change, 

epidemics, pandemics (including COVID-19), natural disasters and severe weather conditions, including such events that may result in underinsured or uninsured losses or other increased 

costs and expenses; changes in laws and government regulations including governmental orders affecting the use of the Company’s properties or the ability of its tenants to operate, and the 

costs of complying with such changed laws and government regulations; possible short-term or long-term changes in consumer behavior due to COVID-19 and the fear of future pandemics; 

our ability to satisfy environmental, social or governance standards set by various constituencies; insurance costs and coverage; risks associated with cybersecurity attacks and the loss of 

confidential information and other business disruptions; other factors affecting the real estate industry generally; and other risks identified in reports the Company files with the Securities and 

Exchange Commission (“the SEC”) or in other documents that it publicly disseminates, including, in particular, the section titled “Risk Factors” in the Company’s Annual Report on Form 10-K 

for the fiscal year ended December 31, 2022, and in the Company’s quarterly reports on Form 10-Q. The Company undertakes no obligation to publicly update or revise these forward-looking 

statements, whether as a result of new information, future events or otherwise.

NON-GAAP FINANCIAL MEASURES
This Annual Report also includes certain forward-looking non-GAAP information. For definitions of these non-GAAP financial measures and reconciliations of net operating income, FFO and 

EBITDA, please refer to pages 38-41 of the Form 10-K that is included as part of this Annual Report. Due to high variability and difficulty in making accurate forecasts and projections of some of 

the information excluded from these estimates, together with some of the excluded information not being ascertainable or accessible, the Company is unable to quantify certain amounts that 

would be required to be included in the most directly comparable GAAP financial measures without unreasonable efforts.
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FORM 10-K
Copies of the Company’s Annual Report on 
Form 10-K for the year ended December 
31, 2022 are available to shareholders 
without charge upon written request to 
Investor Relations, 30 South Meridian 
Street, Suite 1100, Indianapolis, Indiana 
46204.

ANNUAL MEETING
The Annual Meeting of Shareholders will be 

held at 9:00 a.m. EDT on May 10, 2023, at 

the Conrad Indianapolis, 50 West Washington 

Street, Indianapolis, Indiana 46204.

EXECUTIVE MANAGEMENT TEAM
John A. Kite 
Chairman and Chief Executive Officer

Thomas K. McGowan 
President and Chief Operating Officer

Heath R. Fear 
Executive Vice President and  

Chief Financial Officer

Mellissa M. Boggs 
Executive Vice President,  

Employee Experience

CHAIRMAN EMERITUS
Alvin E. Kite 
Kite Realty Group Trust

CORPORATE HEADQUARTERS
Kite Realty Group Trust 

30 South Meridian Street, Suite 1100 

Indianapolis, Indiana 46204 

Phone: (317) 577-5600

WEBSITE
www.kiterealty.com

STOCK EXCHANGE LISTING 

New York Stock Exchange 

NYSE: KRG

INDEPENDENT REGISTERED 
PUBLIC ACCOUNTING FIRM
KPMG LLP

TRANSFER AGENT AND REGISTRAR
Broadridge Financial Solutions 

Ms. Kristen Tartaglione 

2 Journal Square, 7th Floor 

Jersey City, NJ 07306 

(201) 714-8094

SHAREHOLDER INFORMATION
Shareholders seeking financial and 

operating information may contact Investor 

Relations, Kite Realty Group Trust, 30 South 

Meridian Street, Suite 1100, Indianapolis, 

Indiana 46204. Current investor information, 

including press releases and quarterly 

earnings information, can be obtained at 

www.kiterealty.com.


