
Orion Office REIT Inc. 
2325 E. Camelback Road, Suite 850, Phoenix, AZ 85016 

New York Stock Exchange Symbol “ONL” 

Dear Shareholders, 

On November 12, 2021, Orion Office REIT completed its spin-off from Realty Income, marking 

the start of our journey as an NYSE-listed, standalone publicly-traded company. With this exciting 

milestone, I thought I would more formally introduce our differentiated strategy and portfolio, 

summarize our accomplishments over this four-month period since our inception and provide 

perspective on how we will address some of our potential upcoming challenges. Overall, we are 

excited about the progress we have made heading into 2022 and have high conviction in our ability 

to capitalize on both near- and long-term opportunities to build value for our shareholders. 

In the highly established REIT sector, it is hard to imagine that any investment strategy can be 

truly unique anymore. Well, Orion is – we are the only public, net lease REIT that is entirely 

focused on owning a diversified portfolio of mission-critical and corporate headquarters office 

buildings located in high quality U.S. suburban markets. To execute this strategy, we have 

assembled an incredibly seasoned leadership team that has a combined over 100 years of net lease 

office and public REIT experience; most of us have already worked together, some for decades. 

Our starting point on this endeavor is a strong portfolio, comprised of substantially all the office 

properties from Realty Income and VEREIT – companies that have historically operated at the 

highest level and are considered leaders in the REIT space. More specifically, we have 92 

properties in the portfolio today, and including our pro rata share of an additional six properties 

we own through an unconsolidated joint venture, the portfolio comprises over 10.6 million square 

feet, that is 91.9% leased with approximately 67.7% of the Company’s annualized base rent as of 

December 31, 2021 from tenants with an investment grade credit rating. Our largest markets by 

state are in Texas and New Jersey, which represented 13.1% and 11.3% of our annualized base 

rent, respectively, as of December 31, 2021. 

We believe Orion represents a specialized opportunity to invest in suburban net lease office, which 

is particularly compelling given the limited focus on this asset type in the public markets and the 

favorable macroeconomic and demographic trends that support our real estate markets. The story 
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of de-urbanization across America’s cities has been told many times over, perhaps most frequently 

over the course of the past two pandemic-dominated years. Driven by shifting preferences and 

more affordable options, there has been a well-documented population shift away from Gateway 

cities to smaller primary and secondary markets and non-urban communities, particularly among 

millennials.  

People are increasingly choosing to live in the suburbs, and as a result, employers are moving there 

too. Large corporations have relocated or co-located on new corporate campuses in suburban 

markets to be closer to their workforces. The total suburban office market is estimated to be valued 

at $1.0 to $1.5 trillion dollars and growing, and we believe that Orion is well positioned to 

capitalize on this large opportunity.  

While we are excited about our future prospects, we inherited these properties and acknowledge 

that there are areas in the portfolio and across our business that need improvement and will require 

significant work, time and capital to properly address. Post our launch, we have been focused on 

tenant retention, leasing vacant space, growing our joint venture with Arch Street Capital Partners 

and beginning to sell non-core assets. I am pleased to report that in only a very short period since 

our spin-off, we have made notable progress across all of these fronts. 

Tackling our outsized lease maturities over the coming years and sub-optimal portfolio weighted 

average lease term will require our greatest focus. While most certainly a challenge, this portfolio 

demonstrated a strong track record of tenant retention and re-leasing when owned by Realty 

income and VEREIT. We also see these pressure points in our portfolio as opportunities to extract 

value and are already starting to see positive re-leasing, renewal and expansion activity. Most 

notably, we were able to secure an early, 11-year lease extension on favorable terms with Merrill 

Lynch at our campus in Hopewell, New Jersey, the largest property in Orion’s portfolio based on 

annualized base rent. This lease had accounted for 23% of our scheduled rollover in 2024 and 

singlehandedly increased our weighted average lease term to 4.1 years at the end of the year from 

3.4 years before our spin-off.  
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Active asset management is priority one, but we are also committed to selectively pursuing 

external growth and are leveraging our joint venture with Arch Street Capital Partners to that end. 

We assumed our interest in the joint venture from VEREIT and have a strong relationship with 

this top-tier group of real estate investors. To date, the joint venture has acquired six assets across 

six states for approximately $227.0 million, including a 127,000 square foot office property in St. 

Louis, Missouri purchased in December, which is the corporate headquarters for the in-place 

investment grade tenant on a long-term lease. These are the kind of headline acquisitions that we 

will be looking to make going forward, and I can report that we have a robust pipeline of 

acquisition targets for Orion’s own balance sheet and the joint venture as we look to grow our 

portfolio and diversify. 

 

Capital recycling will additionally be key to our early success. Orion has identified a number of 

assets that are non-core to the company’s long-term strategy, some of which are currently vacant. 

We will strategically look to dispose of these properties and redeploy the proceeds to fund new 

acquisitions, pay down debt and bolster the existing portfolio. Thus far into 2022, we are in various 

stages of negotiation and agreement to sell three of these assets for approximately $21.4 million. 

 

Progress across our four target improvement areas will not come at the expense of our balance 

sheet. We refinanced Orion’s bridge loan subsequent to year end and now have a 5-year fixed rate 

CMBS loan in place, along with a term loan and revolver, that sets us up well to pursue our business 

plans. Our interest rates are manageable with a high proportion of fixed rate debt, we have ample 

liquidity and we will consistently look to employ a conservative leverage strategy. 

 

While there are a variety of factors we do not control as we move ahead, and our financial results 

will likely reflect the ebbs and flows of our efforts around the portfolio, we enter 2022 from a 

position of relative strength. We are excited about the unique strategy we have formulated, the 

world-class team we have assembled and the massive market opportunity in front of us and are 

eager to start delivering value to our shareholders. To conclude, I want to thank the entire 

organization at Orion, our investors as well as our independent directors for their commitment and 

guidance. 
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We look forward to sharing this journey with you and will continue to provide updates on company 

developments throughout the year. 

Sincerely, 

Paul McDowell 

Chief Executive Officer, President 





























































Item 1B. Unresolved Staff Comments. 

None.

Item 2. Properties.

The Company leases our corporate office space, including our corporate headquarters, which is located in Phoenix, 
Arizona. As of December 31, 2021, the Company owned 92 office properties with an aggregate of 10.5 million square feet 
located in 29 states and Puerto Rico, with an occupancy rate of 91.8% and a weighted-average remaining lease term of 4.0 years 
as of December 31, 2021. Including the Company’s pro rata share of square feet and annualized base rent from the Company’s 
unconsolidated joint venture with an affiliate of Arch Street Capital Partners, we owned an aggregate of 10.6 million square 
feet, with an occupancy rate of 91.9% and a weighted-average remaining lease term of 4.1 years as of December 31, 2021. See 
Schedule III – Real Estate and Accumulated Depreciation for property information.

Item 3. Legal Proceedings. 

As of the end of the period covered by this Annual Report on Form 10-K, we are not a party to, and none of our properties 
are subject to, any material pending legal proceedings.

Item 4. Mine Safety Disclosures.

Not applicable.

Part II

Item 5. Market for Registrant’s Common Stock, Related Stockholder Matters and Issuer Purchases of Equity Securities.

Market Information 

The Company’s Common Stock trades on the NYSE under the trading symbol “ONL”. The Company’s Common Stock 
began trading on the NYSE on November 15, 2021. 

Stock Price Performance Graph 

Set forth below is a line graph comparing the cumulative total stockholder return on the Company’s Common Stock, based 
on the market price of the Common Stock and assuming reinvestment of dividends, with the FTSE National Association of Real 
Estate Investment Trusts All Equity REITs Index (“FTSE NAREIT All Equity REITs”) and the Standard & Poor’s 500 Index 
(“S&P 500”) for the period commencing November 15, 2021 and ending December 31, 2021. The graph assumes an investment 
of $100 on November 15, 2021.

Comparison to Cumulative Total Return

ONL S&P 500 FTSE NAREIT All Equity REITs
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The graph above and the accompanying text are not “soliciting material,” are not deemed filed with the SEC and are not to 
be incorporated by reference in any filing by us under the Securities Act or the Exchange Act of 1933, as amended (the 
“Securities Act”), whether made before or after the date hereof and irrespective of any general incorporation language in any 
such filing. In addition, the stock price performance in the graph above is not indicative of future stock price performance. 
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