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EXECUTIVE SUMMARY 
Digital Realty Trust Inc. is a real estate investment trust (REIT). The            
Company is engaged in the business of owning, acquiring, developing          
and operating data centers. It provides data center, colocation and          
interconnection solutions for customers across a range of industry         
verticals ranging from cloud and information technology services,        
communications and social networking to financial services, manufacturing, energy, healthcare,          
and consumer products. Its portfolio consists of approximately 225 data centers, of which 147 are               
located in the United States, 41 are located in Europe, 19 are located in Latin America, 10 are                  
located in Asia, five are located in Australia and three are located in Canada. PlatformDIGITAL is                
its platform for centers of data exchange, interconnection, and colocation solutions. 

COMPANY HIGHLIGHTS 
InSight is expecting the 2021 earnings to be +$6.50 and to see margins continue to expand                
throughout the year. InSight expects co-location and interconnected demand to continue to expand             
on the whole. This will be a continued driver for long-term growth for DLR. The demand is going to                   
continue to come from border adoption of IoT, streaming services, video meeting services, and              
major data aggregators. The expected use of quantum computing, machine learning, and            
automated driving service will continue to expand the physical demand for data processing and storage. Internationally                
the DLR footprint will continue to expand into the Asia-Pacific or European markets with tremendous potential. 
● InSight expects sales to increase +10.0% in 2021 and +8% in 2022, following 21.6% growth in 2020  
● DLR is a benefactor of a diverse customer base across technology demands, and that has led to the above                   

segment occupancy. 
● We see some price elasticity for DLR rates as demand continues to outpace capacity in several segments 
● DLR has a well-positioned portfolio of properties including high demand, high occupancy, and has above average                

customer retention 
● DLR's cash on hand and cash flow enable it to continue its pace of acquisition. The recent acquisition of Interxion                    

has been emblematic of the success and the expansion potential in the balance sheet. 
● The Covid-19 pandemic will have a limited impact on DLR, we largely view the demand for more storage and                   

colocation as a technological response to the changes companies will make 
● The colocation landscape is competitive up and down the tier structure, with hyperscalable facilities encountering               

some of the most dynamic shifts in client demands. This represents the largest near-term risk to the DLR’s                  
operations. 
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SECTOR OVERVIEW 
Digital Realty Trust is in the Real Estate category and is part of the REIT subgrouping. This sector is the least                     
homogenous sector of the SP500, while some fundamental like interest rates, locations, and administrative and               
compliance nuance persists across the space most of the fundamentals in real estate is determined by the segments they                   
serve. A good demonstration of this is that the current weakness in shopping mall operators cannot be said for digital                    
storage operators like DLR. So this sector more than others has been bifurcated in economic shifts to retail habits,                   
COVID, and other exogenous changes to the use of residential, commercial, and storage properties. DLR should be                 
considered pure-play in the digital storage space and a dynamic break from the greater sector. While it is 5% of the real                      
estate group, it is the 2nd largest colocation and data, storage provider. There is little correlation between real estate and                    
DLR and fewer operational similarities with the rest of the group.  
 
IMPACT INSIGHT (ESG)  

A Rating (Change Maker, Low Risk, Low Profile) 
Environmentally - demand for electricity is the greatest environmental risk for DLR. The reliance on carbon sourced                 
electrical power was the greatest negative for DLR in the past. In 2019 DLR achieved 100% power sourcing from                   
renewable sources through partnerships and credit buying through local utilities in places where they host a site. Going                  
forward it has a process in place for transforming acquired companies and properties to their 100% renewable                 
expectation. Their acquisition pace should be considered a net positive to the status quo of energy consumption as they                   
have a better responsibility record than the facilities they typically acquire. Internationally they have pledged the same                 
100% renewable standard and have no set timeline for this benchmark. 100% of the domestic facilities meet ENERGY                  
STAR certification requirements.  

Socially - Digital security is likely the largest risk in the social operations of DLR. DLR should be considered a low profile                      
social risk and has taken adequate measures to insulate itself. There are few red flags on DLR.  

Governance - DLR has established all of the proper internal control for operating a business internationally. They have to                   
report for bribery, fraud, and labor standards in all of the countries they do business in. The accounting and compliance                    
protocols all meet GAAP standards and are delivered and reported routinely by the SEC. DLR should be considered a low                    
profile governance risk for investors. 
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