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The evolution of Real Estate Investment Trust (REIT) financing and 
balance sheet strategies, such as operating at lower leverage levels, has resulted in 

enhanced flexibility and greater investment returns.

REITs are currently well-positioned to weather the storm and poised to 
capitalize on potential opportunities as balance sheets are healthy. 

The listed real estate market, primarily comprised of REITs, has grown and matured over the prior three 
decades, with balance sheet strategies increasing in sophistication and importance over the years. In the earlier 
days of property securitization and REIT formation, many management teams adhered to old-school, private 
market practices, financing their investment activity with high levels of mortgage debt secured by individual 
assets. Spearheaded by work pioneered by Green Street Advisors, a leading research and data provider for the 
real estate and REIT industries and a key provider of research and data for our investment process, much 
greater focus has been placed on capital structure and balance sheet management leading into and coming out 
of the Global Financial Crisis. As a result, most REITs have fine-tuned their financing strategies and employed 
much more prudent capital structures that leave them much better positioned as we enter a new period of 
economic uncertainty. 

REIT 
ALPS Active REIT ETF

This ETF is different from traditional ETFs. 
Traditional ETFs tell the public what assets they hold each day. This ETF will not. This may create additional risks for your 
investment. For example: 
• You may have to pay more money to trade the ETF’s shares. This ETF will provide less information to traders, who tend 

to charge more for trades when they have less information. 
• The price you pay to buy ETF shares on an exchange may not match the value of the ETF’s portfolio. The same is true 

when you sell shares. These price differences may be greater for this ETF compared to other ETFs because it provides 
less information to traders. 

• These additional risks may be even greater in bad or uncertain market conditions. 
• The ETF will publish on its website each day a “Portfolio Reference Basket” designed to help trading in shares of the 

ETF. While the Portfolio Reference Basket includes all the names of the ETF’s holdings, it is not the ETF’s actual 
portfolio. 

The differences between this ETF and other ETFs may also have advantages. By keeping certain information about the ETF 
portfolio secret, this ETF may face less risk that other traders can predict or copy its investment strategy. This may 
improve the ETF’s performance. If other traders are able to copy or predict the ETF’s investment strategy, however, this 
may hurt the ETF’s performance. 
For additional information regarding the unique attributes and risks of the ETF, see the fund’s prospectus.
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Low Leverage Outperforms
Over the long-term, REITs with lower leverage have 
outperformed those with higher leverage. This may 
seem counter-intuitive, particularly as commercial real 
estate values have increased, and it was certainly not 
the historical view of most real estate developers and 
other property owners with an appetite for leverage and 
risk. Over longer time periods, the data regarding 
leverage levels and investment performance in the 
public market has been quite compelling. Any positive 
operating benefit derived from higher leverage is more 
than offset by the market rewarding lower-leveraged 
companies with a higher multiple (and therefore a 
lower cost of capital to fund growth opportunities), and 
any incremental returns from higher leverage in up 
markets has been more than offset in down markets. 
Down markets can be swift and severe, leaving highly 
leveraged companies significantly more damaged and 
unable to effectively take advantage of market distress. 
With a better understanding of the benefits of 
maintaining a strong balance sheet, most REIT 
management teams now typically operate at leverage 
levels below 30%.

Timing and Access to Capital
Assessing the best time to access capital and grow assets has proven to be important in driving long-term returns 
for REITs. Historical data shows that REITs are best served by growing their asset base by accessing capital and 
issuing equity when their stock is trading at a premium to its net asset value and/or when the spread between 
underwritten investment returns and their cost of capital is wide. When stock prices are at a discount to net asset 
value, the optimal strategy is to reduce the asset base, typically by selling assets and either paying down debt or 
buying back shares. Perhaps it seems obvious today, but in the late 1990’s and 2000’s, these basic concepts were 
less well understood and practiced. Thankfully, this logic is now entrenched in most company management teams, 
Wall Street analysts and dedicated REIT investors, resulting in better risk-adjusted returns for the sector.

Performance Summary

Total 
Returns 1 M YTD 1 Y SI

REIT (NAV) -6.66% -17.27% -5.60% 6.85%

S&P USA 
REIT Index -7.33% -20.20% -6.20% 5.99%

As of 6/30/2022

Performance data quoted represents past 
performance. Past performance is no guarantee of 
future results so that shares, when redeemed, may 
be worth more or less than their original cost. The 
investment return and principal value will fluctuate. 
Current performance may be higher or lower than 
the performance quoted. For current month-end 
performance call 1-866-759-5679 or visit 
www.alpsfunds.com. Performance includes 
reinvested distributions and capital gains. 

For standardized performance please see page 4.

Source: Green Street, NAREIT

A Long Way from 2008

As is shown in the table below, the REIT market is significantly better capitalized than it was entering and during 
the Global Financial Crisis of 2007-2009. Perhaps this is because of the lessons learned by the industry and its 
investors over that time period, some of which were painfully learned in the form of poor returns, dilutive 
recapitalizations, and significant declines in shareholder value.

12/31/2007 3/31/2009 12/31/2021

Net Leverage (Net Debt/Total Asset Market Value) 45.2% 64.7% 26.8%

Debt Service Coverage Ratio 2.7 2.8 6.1

Interest Expense/Net Operating Income 38.0% 35.0% 18.7%

Weighted Average Term to Maturity 64 months 62 months 87 months

https://www.alpsfunds.com/
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The REIT industry is much better positioned in the current environment and market correction than it was during 
the 2007-2009 period, as evidenced by greatly improved liquidity, leverage, and liability duration of the REITs in 
our investment universe. The need for recapitalizations is remote, and the exposure to higher interest costs 
driven by higher rates is much more benign. The industry has roughly half the leverage and twice the debt 
service coverage ratio today as compared to the Global Financial Crisis. If one drills down into the details of 
overall liquidity, type of debt, duration, and other metrics, the industry and its companies are much better 
prepared to weather the storm of potential interest rate increases and valuation declines. In addition, to the 
extent there is any distress or opportunity in the property markets, the companies with strong balance sheets 
and access to capital will be poised to capitalize on these opportunities. 

SS&C ALPS Advisors, a wholly-owned subsidiary of 
SS&C Technologies, Inc., is a leading provider of 
investment products for advisors and institutions. 
Headquartered in Denver, CO, the firm is an open 
architecture boutique investment manager 
offering portfolio building blocks, active insight, 
and an unwavering drive to guide clients to 
investment outcomes across sustainable income, 
thematic and alternative growth strategies. 

GSI Capital Advisors is an investment 
manager with proven and focused 
expertise capitalizing on investment 
opportunities in publicly traded real 
estate securities, primarily REITs. The 
firm is management-owned and 
headquartered in Newport Beach, CA.

The Partnership

LEARN MORE

alpsfunds.com | 1-866-759-5679

https://www.alpsfunds.com/
https://www.alpsfunds.com/
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Performance as of 6/30/2022

Cumulative Annualized

Total Returns 1 M 3 M YTD 1 Y SI1

NAV (Net Asset Value) -6.66% -14.69% -17.27% -5.60% 6.85%

Market Price -6.70% -14.73% -17.60% -5.70% 6.82%

S&P USA REIT Index2 -7.33% -16.88% -20.20% -6.20% 5.99%

Performance data quoted represents past performance. Past performance is no guarantee of future results so that 
shares, when redeemed, may be worth more or less than their original cost. The investment return and principal value 
will fluctuate. Current performance may be higher or lower than the performance quoted. For current month-end 
performance call 1-866-759-5679 or visit www.alpsfunds.com. Performance includes reinvested distributions and 
capital gains.

Market Price is based on the midpoint of the bid/ask spread at 4 p.m. ET and does not represent the returns an investor 
would receive if shares were traded at other times.
1 Fund inception date: 2/25/2021
2 S&P USA REIT Index: defines and measures the investable universe of publicly traded real estate investment trusts (REITs) 
domiciled in the United States. One may not invest directly in an index.

Total Operating Expenses: 0.68%

Top 10 Proxy Basket as of 6/30/2022, subject to change

EQUITY RESIDENTIAL 7.07%

AVALONBAYCOMMUNITIES INC 5.61%

VICI PROPERTIES INC 5.42%

HEALTHPEAKPROPERTIES INC 5.38%

REALTY INCOME CORP 5.37%

WELLTOWERINC 5.02%

PUBLIC STORAGE 5.02%

DUKE REALTY CORP 4.67%

INVITATIONHOMES INC 4.65%

PROLOGIS INC 4.44%

https://www.alpsfunds.com/
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Important Disclosures & Definitions
An investor should consider the investment objectives, risks, charges and expenses carefully before investing. To obtain 
a prospectus containing this and other information, call 1-866-759-5679 or visit www.alpsfunds.com. Read the 
prospectus carefully before investing.

Shares are not individually redeemable. Investors buy and sell shares on a secondary market. Only market makers or 
“authorized participants” may trade directly with the Fund, typically in blocks of 5,000, 25,000 or 50,000 shares.

Performance data quoted represents past performance. Past performance is no guarantee of future results; current 
performance may be higher or lower than performance quoted.

All investments are subject to risks, including the loss of money and the possible loss of the entire principal amount 
invested. Additional information regarding the risks of this investment is available in the prospectus.

Diversification does not eliminate the risk of experiencing investment losses.

Ownership of real estate is subject to fluctuations in the value of underlying properties, the impact of economic conditions 
on real estate values, the strength of specific industries renting properties and defaults by borrowers or tenants. Real 
estate is a cyclical business, highly sensitive to general and local economic conditions and developments, and 
characterized by intense competition and periodic overbuilding. Credit and interest rate risk may affect real estate 
companies’ ability to borrow or lend money.

The Fund publishes a daily Proxy Portfolio, a basket of securities designed to closely track the daily performance of the 
actual portfolio holdings. While the Proxy Portfolio includes some of the Fund's holdings, it is not the actual portfolio. Daily
portfolio statistics will be provided as an indication of the similarities and differences between the Proxy Portfolio and the 
actual holdings. The Proxy Portfolio and other metrics, including Guardrail Amount, are intended to provide investors and 
traders with enough information to encourage transactions that help keep the Fund’s market price close to its NAV. There 
is a risk that market prices will differ from the NAV, ETFs trading on the basis of a Proxy Portfolio may trade at a wider 
bid/ask spread than shares of ETFs that publish their portfolios on a daily basis, especially during periods of market 
disruption or volatility and, therefore, may cost investors more to trade.

Although the Fund seeks to benefit from keeping its portfolio information confidential, market participants may attempt 
to use publicly available information to identify the Fund's investment and trading strategy. If successful, these trading 
practices may have the potential to reduce the efficiency and performance of the Fund.

The Fund will primarily invest in publicly traded common equity securities of US REITs. The Fund may also invest a portion 
of its assets in publicly traded common equity of US real estate operating companies (not structured as REITs), publicly 
traded preferred equity of US REITs and real estate operating companies, and cash and cash equivalents. 

The Fund’s bid-ask spreads and premiums/discounts may be larger than those for traditional ETFs due to the lack of 
transparency, thus making trading in the Fund’s shares more expensive.

Debt Service Coverage Ratio (DSCR): a measurement of a firm's available cash flow to pay current debt obligations. The 
DSCR shows investors whether a company has enough income to pay its debts.

Interest Expense: the cost incurred by an entity for borrowed funds.

Market Value: a company's worth based on the total value of its outstanding shares in the market.

Net Debt: shows how much cash would remain if all debts were paid off and if a company has enough liquidity to meet its 
debt obligations.

Net Operating Income (NOI): a calculation used to analyze the profitability of income-generating real estate investments. 
NOI equals all revenue from the property, minus all reasonably necessary operating expenses.

Real Estate Investment Trust (REIT): companies that own or finance income-producing real estate across a range of 
property sectors. Listed REITs have characteristics of both the income potential of bonds and growth potential of stocks.

Weighted Average Maturity (WAM): the weighted average amount of time until the maturities on mortgages in a 
mortgage-backed security (MBS).

ALPS Advisors, Inc. is the investment adviser to the Fund and GSI Capital Advisors, LLC is the investment sub-adviser to the 
Fund. ALPS Advisors, Inc. and ALPS Portfolio Solutions Distributor, Inc., affiliated entities, are unaffiliated with GSI Capital
Advisors, LLC.

ALPS Portfolio Solutions Distributor, Inc. is the distributor for the Fund.

Not FDIC Insured • No Bank Guarantee • May Lose Value
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