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Franklin  Street  Pr operties  Corp.

Franklin Street Properties Corp. (the “Company”, “FSP”, “we” or “our”) (NYSE American: FSP) is a real estate investment trust 

that owns and operates a portfolio of office buildings in select major markets in the U.S.  We are focused on long-term 

value creation, as well as achieving current income, by making property investments in select urban-infill and central 

business district (CBD) locations where we possess long-term first-hand knowledge and experience.  Additionally, we 

seek to invest in markets that exhibit what FSP believes are long-term sustainable, domestic and global macroeconomic 

drivers that have the potential to result in above-average employment growth within those markets.  Cities attracting 

attention from FSP also demonstrate a track record of committed investment into infill and CBD infrastructure, as 

well as a diversified local economy.  Primary emphasis has been placed on our five core markets of Atlanta, Dallas, 

Denver, Houston and Minneapolis.  As of December 31, 2017, FSP owned 34 office properties in 10 states, consisting of 

approximately 9.8 million rentable square feet.  Approximately 78% of FSP’s owned portfolio (in square feet) is located 

within our five core markets. FSP’s portfolio was approximately 89.7% leased as of December 31, 2017.  

The principal revenue sources from our real estate operations include rental income from tenants who lease our office 

space, interest income from secured first mortgage loans made on some of our sponsored office properties, and fee 

income from asset/property management and development services.  In order to create value for our stockholders, 

the Company seeks to grow revenue through higher occupancies and rental rate levels in its directly-owned portfolio, 

acquire additional high-quality assets below replacement cost with attractive future value-add opportunities and engage

in select new development of properties.  The Company also continuously reviews and evaluates its real estate property 

portfolio for potentially advantageous property dispositions that may realize investment returns through gains on sale.

Based in Wakefield, Massachusetts, FSP is a Maryland corporation. The Company was originally founded 

in 1997 and has been publicly-traded since mid-2005. To learn more about FSP please visit our website at:  

www.fspreit.com

This Annual Report contains “forward-looking statements” within the meaning of federal securities laws.  For more information, please refer to the 
discussion in the first paragraph of Part II, Item 7 in the attached Annual Report on Form 10-K for the year ended December 31, 2017.
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1 FFO is a non-GAAP financial measure currently used in the real estate industry that we believe provides useful information to investors.    
  Please refer to page A-1 of this Annual Report for a definition of FFO and a reconciliation of net income to FFO.      

For the full year 2017, our Company’s profitability as measured by funds from operations or FFO1, 

totaled approximately $111.4 million or $1.04 per share, an increase of approximately $5.1 million 

or $0.01 per share over the full year 2016. During the fourth quarter of 2017, FSP took advantage 

of a flattening yield curve and lengthened the average maturity of its debt stack as the Federal 

Reserve continued to move up shorter-term interest rates. In the process, the Company fixed interest 

rates on over 78% of its total debt while increasing its line of credit availability to about $522 million at 

December 31, 2017 from $220 million at December 31, 2016. These actions culminated with the closing of our first ever private 

placement of senior notes on December 20, 2017, and moved our weighted average debt maturity to approximately 4.5 years 

from 2.6 years.  We estimate the weighted average interest rate on our debt will increase to 3.7% for 2018, assuming the effect 

of one Fed Fund rate increase in December 2017 and three anticipated Fed Fund rate increases in 2018, from a weighted 

average interest rate of approximately 3.0% in 2017.  As we begin 2018, our fixed rate debt as a percentage of total debt is 78%, 

which is up from a weighted average of 59% in 2017.  While this balance sheet action and anticipated Fed Fund rate increases 

will result in estimated increased borrowing costs of about $7 million in 2018, it provides better matching of longer-term, fixed 

cost capital characteristics with the longer-lived office assets we now own. At the same time, this action helps to reduce rising 

interest rate risk and other potential capital market disruptions. Over the past several years, our portfolio transition efforts 

have resulted in positioning a significant portion of our office property square footage into more urban and infill locations 

resulting in about 78% of our portfolio now being located within our five core markets of Atlanta, Dallas, Denver, Houston and 

Minneapolis. As of year-end 2017, the Company’s portfolio of 34 office properties totaling approximately 9.8 million square 

feet was 89.7% leased, up from 88.7% leased as of the end of the third quarter 2017.  FSP leased more square footage in the 

last two quarters of 2017 than in any six month period in its history.    

As 2018 begins, we are continuing to see the increased leasing momentum we experienced in the third and fourth quarters of 

2017 and consequently are optimistic about the potential for improved occupancy during the course of the year. The energy 

sensitive markets of Houston and Denver that have struggled over the last few years now appear to be stabilizing. When 

combined with broader value-add opportunities at many of our recently acquired urban-infill properties, we believe these 

trends should contribute to more positive leasing outcomes in 2018 and 2019.   

The transition of FSP’s property portfolio from a suburban to a primarily urban orientation has generally resulted in higher 

leasing costs per square foot in exchange for longer leases and higher rents. With the anticipation of continued strong leasing 

of vacant space during 2018, we believe our net operating income, or NOI, from existing properties will continue to increase.  

While we can’t be sure what our leasing volume and leasing costs will be in 2018 and 2019, our objective is to reach 92% to 

94% stabilized “occupancy”, which we believe could meaningfully increase the value of our property portfolio for stockholders. 

FSP is in a stronger financial position with more readily available liquidity than ever before to help it reach that objective. 

Thank you for your continued support.

George J. Carter

Chairman & Chief Executive Officer

FELLOW STOCKHOLDERS
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FINANCIAL HIGHLIGHTS

Balance Sheet Data – Year Ended December 31
(In thousands, except per share amounts)

2013

$0.76

2014

$0.76

2015

$0.76

2016

$0.76 $0.76

2017

2013 2014

$1.07

2015

$1.12

2016

$1.07 $1.03 $1.04

2017 2013 2014

$2,123,739

2015

$2,117,299

2016

$1,946,940

$2,439,716

$2,199,663

2017

2013 2014

$213,636

2015

$249,683

2016

$243,867 $249,888

$272,588

2017

Dividends Paid (per share)
as of December 31

Total Revenue (in thousands)
as of December 31

Total Market Capitalization (TMC, in thousands)**
as of December 31

Funds from Operations (FFO)* (per share)
as of December 31

5

2013                        2014                           2015                          2016                          2017

Total assets                                                 $  2,039,932          $  1,933,106            $   1,919,015           $   2,088,133         $      1,990,512

Total liabilities              989,766          953,459                    983,359                1,126,089                 1,119,220

Total shareholders’ equity            1,050,166                   979,647                    935,656                     962,044                    871,292

Shares outstanding at year-end                100,187                   100,187                     100,187                    107,231                    107,231

Dividends paid  

     for the year ended December 31    $        69,588           $        76,142            $        76,142             $         77,481         $          81,496

The Company calculates Total Market Capitalization as the sum of the closing share price for the date of the calculation multiplied by the number of shares   
outstanding on the date of the calculation, plus the sum of debt outstanding on the date of the calculation.

**

*FFO is a non-GAAP financial measure currently used in the real estate industry that we believe provides useful information to investors.  Please refer to page A-1 of 
this Annual Report for a definition of FFO and a reconciliation of net income to FFO.
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COMMITMENT TO SUSTAINABILITY

As an owner of commercial real estate, FSP recognizes its opportunity to have a beneficial impact on the environment.  

We believe that focusing on sustainability issues enhances stockholder value by reducing operating costs and increasing 

tenant satisfaction, while also aiding to mitigate regulatory risk.  FSP endeavours to make prudent decisions 

regarding capital and operating expenditures in order to maximize the value of our assets and reduce their needed 

environmental resources. 

For the third consecutive year, FSP was awarded Green Star designation by the Global Real Estate Sustainability Benchmark 

(GRESB®).  GRESB is an internationally recognized organization that assesses the ESG (environmental, governance, and 

social) performance of real estate assets. 

In addition to GRESB, other measures that the Company uses to track its progress in sustainability are the EPA’s ENERGY 

STAR program and the U.S. Green Building Council’s Leadership in Energy and Environmental Design (LEED®) rating 

system.  Over 80% of our portfolio, (as measured by rentable square feet), has earned the EPA’s ENERGY STAR label, 

denoting that the energy performance is in the top 25%.  The LEED rating system goes beyond building level energy 

to also include important sustainability variables such as water and indoor air quality.  Over half of the rentable square 

footage in our portfolio, either owned or asset-managed by FSP, has been awarded LEED certification under one of the 

LEED rating systems.   

In the coming year, FSP looks forward to continuing its sustainability efforts in the areas where we believe that we can 

have the greatest environmental and asset value impact. 
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Following is the Annual Report on Form 10-K 
for the fiscal year ended December 31, 2017
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Basis of Presentation

Estimates and Assumptions

Investments in non-consolidated REITs



Real Estate and Depreciation

Acquired Real Estate Leases and Amortization



Acquired Unfavorable Real Estate Leases and Amortization

Asset Held For Sale

Cash and Cash Equivalents

Restricted Cash



Tenant Rent Receivables 

Related Party Mortgage Loan Receivable 

Concentration of Credit Risks 

Financial Instruments

Straight-line Rent Receivable

Deferred Leasing Commissions



Common Share Repurchases

Revenue Recognition

Rental Revenue - 

Related Party and Other Revenue - 

Segment Reporting

Income Taxes

Net Income Per Share



Derivative Instruments

Fair Value Measurements

Subsequent Events 

Recent Accounting Standards 





Investment in Sponsored REITs

Equity in losses of investment in non-consolidated REITs: 



Non-consolidated REITs 

Management fees and interest income from loans:















Equity Offerings

Equity-Based Compensation

General



Net operating losses

Income Tax Expense



Reconciliation Between GAAP Net Income (Loss) and Taxable Income

Tax Components
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