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VISION
We will retain our standing as a top performing REIT by buying commercial real estate 
that is under performing, creating value by improving the properties and increasing 
occupancy. In doing so, we will grow the company to $2 billion in assets by 2025 and 
$5 billion by 2030. Through the entire process, we will glorify God by being faithful 
stewards for all that is entrusted to us.

MISSION
We deliver exceptional investor returns through an empowered team that provides 
unparalleled service to tenants in an environment of belonging and purpose.

37 YEARS OF COMMERCIAL REAL ESTATE EXPERIENCE 

Since 1983, Hartman has been acquiring and managing commercial real estate 
investments on behalf of thousands of individual investors. Hartman has sponsored a 
total of 23 real estate investment programs, and currently manages assets valued at 
approximately $700 million.

1WKW Advisors independent evaluation, 12/31/17. Past performance does not guarantee future results. 
You should not rely on any past performance as a guarantee of future investment performance..

The Case for Hartman1

of commercial real estate 
investment experience

assets under management 
as of April 29, 2019

of office, retail, industrial 
and warehouse properties

37 yrs $700 M+1 8.1 M+ sf

“HARTMAN” refers to Allen R Hartman and affiliates.



CHANGING MARKET DYNAMICS
Investor long-term goals typically fall into three main categories: 
growth, income and diversification. In the past, investors have 
relied on stocks, bonds and cash equivalents to achieve these 
objectives. Market dynamics have changed dramatically over the 
past three decades. The global economy has been experiencing 
a prolonged period of slower growth rates, interest rates have 
been declining, and correlation between stocks and bonds has 
increased. With these factors taken into consideration, many 
of today’s investors are searching for new avenues to achieve 
growth, income and diversification.

1Source: Investopedia “Asset Class” updated Sept 3, 2019 https://www.investopedia.com/terms/a/assetclasses.asp. 2Real assets are physical assets that have value due to their substance 
and properties. Real assets include precious metals, commodities, real estate, agricultural land, machinery and oil. They may be appropriate for inclusion in most diversified portfolios because 
of their relatively low correlation with financial assets such as stocks and bonds. A long-only (or long position) commodity is the buying of a commodity or currency with the expectation that the 
asset will rise in value; therefore the owner has no short-term plans to sell the commodity (source: Investopedia.com).

ALTERNATIVES GAIN POPULARITY1

Alternative investments include a variety of asset classes, 
strategies and structures that help investors achieve their long-
term goals by creating a more diversified portfolio. Historically, 
alternative investments have provided investors with the potential 
for increased returns and lower volatility because they have lower 
correlation to traditional investments. During the post-crisis era, 
alternative investments have become an increasingly popular 
means for investors seeking to defend their portfolios against 
slower growth, lower yields and increased bouts of market volatility.  

PORTFOLIO CONSIDERATIONS
All alternative investments are not created equal. In fact, some alternatives are better suited to achieve a specific objective. For example, 
senior secured loans might be suitable for investors seeking to mitigate the risk of rising interest rates in a traditional bond portfolio. Or, 
private equity might be right for investors seeking a higher return in exchange for a certain amount of illiquidity. Some common examples 
of alternatives are listed below.

ARE ALTERNATIVES RIGHT FOR YOU?
Investing in alternatives is significantly different than investing in traditional investments, such as stocks and bonds. Generally, alternatives 
are illiquid, meaning shares can be sold only as set times. Alternatives are also often highly specialized; for example, they may invest in 
a specific sector of the market or economy. When building a portfolio that includes alternative investments, investors and their financial 
advisors should first consider an individual’s financial objectives. 

The information contained herein should not be considered investment, legal or tax advice. Investors should consult their financial, legal 
or tax advisor about their specific situation.

TRADITIONAL INVESTMENT ALTERNATIVE INVESTMENT INVESTMENT OBJECTIVE

CAPITAL 
PRESERVATION GROWTH INCOME

EQUITIES:

Large, mid, small, growth, value, international, 
emerging markets

Long/short equity Χ Χ
Venture capital Χ
Private capital Χ

FIXED INCOME:

Treasuries, investment grade, high yield,  
emerging market debt

Senior secured loans Χ Χ
Event-driven credit Χ Χ Χ
Distressed debt Χ

REAL ASSETS:2

REITs, long-only commodity

Managed futures Χ
Commercial Real Estate Χ Χ Χ

The Case for Alternatives



CORE VALUE- ORIENTED OPPORTUNISTIC

FEATURES

• Low risk

• Low leverage

• Fully-leased, single, and  
multi-tenant properties

• Moderate risk

• Moderate leverage

• Re-leasing, re-positioning 
strategies, and  
development activity

• Lower income component

• High risk

• High leverage

• Growth capital

• Emerging markets

• Income component, not material

OBJECTIVE • Stability and income • Growth and income • Aggressive growth

SOURCE OF 
RETURN

• Mainly income2 • Income2

• Appreciation3

• Mainly appreciation3

1 2 3

RISK ASSESSMENT
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INCOME-ORIENTED

GROWTH-ORIENTED

OPPORTUNISTIC

Investors seeking to add real-estate based alternative investments to their portfolios have three primary investment 
strategies to consider: core, value-oriented and opportunistic. The value-oriented investment strategy may be 
attractive to investors seeking both the potential for income and meaningful growth, while balancing risk and reward.

1There can be no assurance these objectives or returns will be achieved. 2The generation of income is not guaranteed. 3There is no guarantee that real estate will appreciate in value.  
Source: Russell Investments, Structuring a Private Real Estate Portfolio, April 2011.

Commercial Real Estate 
Investment Strategies



Since 1983 . . .Since 1983 . . .
The cornerstone of our investment strategy is our discipline in acquiring commercial properties that offer a blend 
of current and potential income, based on in-place occupancy plus significant potential for growth in income and 
value from re-tenanting, repositioning, redevelopment and operational enhancements.

Investment Strategy:  
The Hartman Advantage

We employ a top-
down approach to 
asset selection

Review 600–1,000 
properties annually

We target 
properties that 
have value-
oriented upside

Narrow our search 
$5M– $15M 
assets

Properties are 
stack-ranked 
based on  
return potential

Tour 50–100 
properties 
annually

We engage 
the seller to 
determine level  
of motivation

Assets are 
prioritized by 
probability  
of closing

Duplicative 
inspections 
and tenant 
interviews 
occur 

Targeted 
assets undergo 
extensive due 
diligence

Ownership 
transition 
planning and 
implementation

Property 
redevelopment 
& repositioning 
begins

We 
meticulously 
refine ARGUS 
models

Cash flow 
projections 
are rigorously 
stress-tested

Incentives for 
operational efficiency

Pride of ownership,  
in-house management

Pay for performance  
of the portfolio

+
Average of 10 years of 

industry experience
White glove service and 

tenant retention

ACQUISITIONS PROCESS AND CRITERIA
Hartman has extensive relationships throughout the real estate brokerage community. Our team has access to all the commercial real 
estate assets for sale in our target markets.

BEST-IN-CLASS PROPERTY MANAGEMENT
Hartman’s in-house property management team is motivated to create value for investors—a process that begins during acquisition’s 
due diligence. We do this by ensuring that our teams are led and trained by tenured executives with an average of 10 years of property 
management experience. 

During the acquisitions process, Hartman’s property management team conducts in-depth interviews with every tenant to understand 
and identify pain points and opportunities for improvement. As owner-operator, Hartman incentivizes property managers to focus on 
operational efficiency and tenant retention, which improves the overall performance of the portfolio and potentially reduces investment risk.



1There can be no assurance that these objectives will be achieved. 2Effective January 1, 2020, we are offering $180,000,000 of our common shares to the public and $5,000,000 of DRIP shares in our follow-on 
public offering. 3Each share class has different commission schedules and Class T shares and Class S shares have an annual distribution and shareholder service fee. The 1% annual shareholder servicing 
and distribution fee is limited as set out in the Prospectus and is deducted from distributions paid. Class A shares have a higher front end selling commission of 7%, which is a one time fee charged at the time 
of purchase; however, there is no ongoing distribution and shareholder fee. 4This goal is not a requirement of the company and the company has no obligation to execute on this goal. Shares of our common 
stock are illiquid. No public market currently exists for our shares, and our charter does not require us to liquidate our assets or list our shares on an exchange by any specified date, nor does it ever require that 
we provide a liquidity event for our shareholders. If you purchase shares in this offering, it will be difficult for you to sell your shares, and if you are able to sell your shares, you will likely sell them at a substantial 
discount. Neither our company’s articles nor bylaws require that we execute on this goal. No adverse consequences will occur to our external advisor if this goal is not achieved. The current offering ended January 
14, 2022 unless sooner terminated or extended a follow-on offering to January 14, 2023. 5Based on current distribution rates, while the program  has and continues to pay distributions monthly, the issuance of 
distributions is not guaranteed. To date, distributions have been paid from offering proceeds and in the future may be paid from offering proceeds and other sources other than cash from operations. For the period 
of inception to March 31, 2020, 100% of distributions have been paid from offering proceeds. 6Our board of directors has adopted a policy to generally target our aggregate borrowings to approximately 50% of 
the aggregate value of our real property assets unless substantial justification exists that borrowing a greater amount is in our best interests. 50% leverage is a future target. vREIT XXI is currently in the offering 
period during which time borrowings may exceed this amount. 7The “Share Redemption Program” is at the discretion of the Board of Directors and is limited annually to no more than 5% of the weighted average 
number of shares outstanding during the 12-month period immediately prior to the effective date of the redemption. The Board may suspend, modify or terminate the program at any time. The minimum number 
of shares presented for redemption must be at least 25% of the shareholder’s shares.

PROGRAM SUMMARY

Program Size2 $185,000,000

Investment Vehicle Real Estate Investment Trust (REIT) common shares

Price per Share3 Class A Shares: $11.38
(DRIP Shares: $10.24)
Class T Shares: $10.89
(DRIP Shares: $10.24)
Class S Shares: $10.61
(DRIP Shares: $10.24)
Class I Shares: $10.24
(DRIP Shares: $10.24)
Class A Commission-waived Shares: $10.56

Minimum Investment $10,000 non-qualified ($5,000 qualified)

Holding Period4 Offer liquidity within 3–7 years after the termination of the primary offering

Annual Distribution5 Class A Shares: 5.71% (based on $11.38 purchase price)
Class T Shares: 4.78% (based on $10.89 purchase price, net of shareholders 
services fee) 
Class A Commission-waived Shares: 6.16% (based on a $10.56 purchase price)

Tax Reporting Form 1099
Property Types Office, retail, industrial, warehouse

Property Locations Markets and sub-markets with high growth potential

Acquisition Leverage6 Target 50% 

Target Acquisition Size $5-$15 Million

ANNIVERSARY YEAR YEAR 1–3 THEREAFTER

REDEMPTION PRICE9 NO REDEMPTION NAV

INVESTMENT OBJECTIVES:1

SHARE REDEMPTION PROGRAM:7

On March 6, 2019, the Board of Directors agreed to amend the share redemption program to allow redemptions at net asset value (NAV) for shares held 
for three years or more and removing the graduated redemption price discount for redemptions for shares held between one and five years.

Hartman vREIT XXI, Inc.

Pay attractive and stable 
cash distributions to 
stockholders

Preserve, protect and 
return stockholders’ 
capital

Realize growth in 
the value of our 
investments

Execute a liquidity event within 
3–7 years after the termination 
of the primary offering³



SPECTRUM BUILDING 

ACQUIRED: December 27, 2018
LOCATION: San Antonio, Texas

7915 FM 1960 WEST
ACQUIRED: October 14, 2019
LOCATION: Houston, Texas

16420 PARK TEN
ACQUIRED: October 1, 2019
LOCATION: Houston, Texas

RICHARDSON TECH
ACQUIRED: March 14, 2018
LOCATION: Dallas/Fort Worth, Texas



HARTMAN RETAIL II, DST  ·  2909 HILLCROFT, STE. 420  ·  HOUSTON, TX 77057  ·  800-880-2212  ·  WWW.HARTMANREITS.COM

General risks related to investments in real estate include:

CONSIDER THESE RISK FACTORS BEFORE INVESTING

THIS IS NEITHER AN OFFER TO SELL NOR A SOLICITATION OF AN OFFER TO BUY THE SECURITIES DESCRIBED HEREIN. AN OFFERING 
IS MADE ONLY BY PROSPECTUS FILED WITH THE SECURITIES AND EXCHANGE COMMISSION (“SEC”). THIS SALES AND ADVERTISING 
LITERATURE MUST BE PRECEDED OR ACCOMPANIED BY A CURRENT HARTMAN vREIT XXI, INC. (“vREIT XXI”) PROSPECTUS. AS 
SUCH, A COPY OF THE CURRENT PROSPECTUS MUST BE MADE AVAILABLE TO YOU IN CONNECTION WITH THIS OFFERING AND 
SHOULD BE READ IN ORDER TO MORE FULLY UNDERSTAND THE IMPLICATIONS AND RISKS OF THE OFFERING OF SECURITIES TO 
WHICH IT RELATES. NON-TRADED REIT INVESTMENTS ARE NOT SUITABLE FOR ALL INVESTORS. INFORMATION ABOUT INVESTING 
IN A SPECIFIC NON-TRADED REIT MUST BE ACCOMPANIED BY A PROSPECTUS, WHICH SHOULD BE READ PRIOR TO INVESTING.
    
Neither the SEC nor any other state or federal regulator has passed on or endorsed the merits of this offering or these securities or confirmed the 
adequacy or accuracy of the prospectus. Any representation to the contrary is unlawful. 

All information contained in this material is qualified in its entirety by the terms of the current prospectus. Investors should consider a program’s 
investment objectives, risks, charges and expenses before investing. The achievement of any goals is not guaranteed. For more complete 
information about investing in vREIT XXI, including risks, charges and expenses, refer to our prospectus. Securities offered through D.H. Hill 
Securities, LLLP, Member FINRA/SIPC, 1543 Green Oak Place, Suite 100, Kingwood, TX 77339, 800.880.2212.

• Shares of our common stock are illiquid. No public market currently 
exists for our shares, and our charter does not require us to liquidate 
our assets or list our shares on an exchange by any specified date, nor 
does our charter ever require that we provide a liquidity event for our 
shareholders. If you purchase shares in this offering, it will be difficult 
for you to sell your shares, and if you are able to sell your shares, you 
will likely sell them at a substantial discount. 

• On March 6, 2019, the Board of Directors agreed to amend the share 
redemption program to allow redemptions at net asset value (NAV) 
for shares held for three years or more and removing the graduated 
redemption price discount for redemptions for shares held between 
one and five years.  

• The NAV of our shares may not accurately reflect the actual price at 
which our assets could be liquidated on any given day, and the NAV 
per share may not accurately reflect the amount you would receive for 
your shares if you determined to sell them. 

• We have a limited operating history, and because we have made a 
limited number of investments and have not identified all investments 
to acquire with offering proceeds, we are considered to be a “blind 
pool.” You will not have the opportunity to evaluate our investments 
before they are acquired. 

• We are dependent on our Advisor and its affiliates to select investments 
and conduct our operations and this offering. Adverse changes in the 
financial condition of our Advisor or our relationship with our Advisor 
could adversely affect us.

• There are substantial conflicts of interest regarding compensation, 

investment opportunities and management resources among our 
Advisor, our Sponsor, our affiliates and us. Our agreements with our 
affiliates were not determined on an arm’s-length basis and may require 
us to pay more than we would if we exclusively dealt with third parties. 

• This is a “best efforts” offering. If we are unable to raise substantial 
funds then we may lack diversification in our investments. 

• We expect to incur debt, which could adversely impact your investment 
if the value of the property securing the debt falls or if we are forced to 
refinance the debt during adverse economic conditions. 

• Our charter permits us to pay distributions from any source, including 
from offering proceeds, borrowings, sales of assets or waivers and 
deferrals of fees otherwise owed to our Advisor. As a result, the amount 
of distributions paid at any time may not reflect the performance of our 
properties or our cash flow from operations. Any distributions paid from 
sources other than cash flow from operations may reduce the amount 
of capital we can invest in our targeted assets and, accordingly, may 
negatively impact your investment. We will likely pay distributions from 
return of capital until we are generating operating cash flow.

• There is no guarantee that we will pay distributions at any particular 
level, or at all. If distributions are declared and paid, the amount of the 
distributions paid may decrease or distributions may be eliminated at 
any time. Due to the risks involved in the ownership of real estate, there 
is no guarantee of any return on your investment, and you may lose all 
or a portion of your investment. 

• If we fail to qualify as a REIT, the amount of income available for 
distributions to be paid to you will be reduced.
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