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BRT APARTMENTS CORP., a Maryland corporation, is 
an internally managed real estate investment trust, also 
known as a REIT, that is primarily focused on the owner-
ship, operation and development of multi-family proper-
ties. At December 31, 2020, we own or have interests in 
39 multi-family properties located in 11 states with an 
aggregate of 11,042 units, including properties and units 
owned by unconsolidated joint ventures. Most of our 
properties are located in the Southeast United States 
and Texas. 

BRT’s shares of common stock trade on the New York 
Stock Exchange under the symbol “BRT.” As of December 
31, 2020, there were 17,176,401 shares outstanding and 
797 holders of record.
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The pandemic highlighted several key 
strengths of our business model. The first is 
the resilience of the multifamily sector. The 
need and demand for quality rental housing 
has been particularly strong in this past year. 
The second is the attractiveness of our tar-
get markets. Our investment strategy has 
targeted the Sunbelt region and other 
growth markets which have benefitted from 
population and employment growth. Having 
built a strong presence in these areas, we 
are well positioned to take advantage of the 
increased demand for multi-family proper-
ties in these growth markets.

We are pleased with our response to the 
pandemic and the related results. 
Throughout the year we maintained an 
average occupancy rate of 92.8% and for 

the year we generated AFFO1 per diluted 
share growth of 10%. We are pleased that 
we were able to both preserve stockholder 
value and generate growth, despite the 
challenges presented by the pandemic.

As we look toward to 2021, we are evaluat-
ing carefully the acquisition landscape and 
our pipeline. We see multifamily valuations 
as particularly full and, given current valua-
tion levels, we may prefer to be net sellers 
in 2021 so that we can take some of the 
embedded equity off the table. In light of 
our perception of value, since the begin-
ning of 2021, we have entered into agree-
ments to sell two properties—one to our 
joint venture partner and the other to an 
unrelated third party.
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2020 was an unprecedented year for BRT, our industry and our country. 

With the COVID-19 outbreak in late February, we adapted and refocused 

our priorities to ensure the safety of our team members and the residents 

of our multi-family properties. We also re-directed our efforts towards 

enhancing our financial flexibility and preserving stockholder value by  

slowing our value-add program and pausing our acquisition activities.

TO OUR  
S T O C K H O L D E R S

1 A description and reconciliation of non-GAAP financial measures (i.e., AFFO) to GAAP financial measures is 
presented at pages 31–32 of the Annual Report on Form 10-K that accompanies this letter.



Given the consistent demand for our prop-
erties in our markets, we believe BRT is well 
positioned to generate solid internal 
growth. Our relationships with our joint ven-
ture counterparts have further solidified 
over the past year, and we are excited to 
work with them as we explore ways to gen-
erate gains from value-add programs, prop-
erty sales or property acquisition at 
valuations we find compelling.  

The two property sales, as well as any 
additional sales that we may make, will 
generate substantial gains and additional 
cash, which will be added to our strong 
liquidity position. As of February 28, 2021, 
our available liquidity was $36.1 million, 
which includes $26.1 million in cash, cash 
equivalents and restricted cash and the 
$10 million available on our credit facility. 
We enter 2021 in a position of operational 
and financial strength. 

We are proud of our efforts in the face of 
adversity. While every business must come 
up with effective ways to overcome chal-
lenges, the “perfect storm” of challenges 
presented by COVID-19 were not ones we 
could have anticipated. Nevertheless, the 
actions and perseverance of our team 
during this difficult time allowed us to over-
come these challenges.

We are incredibly grateful for the work and 
adaptability that our team has displayed in 
the face of this crisis and could not be 
prouder or more excited in the opportuni-
ties for further growth of our business with 
this extraordinary group of individuals. We 
look forward to capitalizing on this reliance 
throughout 2021 and beyond. We thank our 
Board of Directors for their guidance and 
our stockholders for their loyal support in 
our journey.

Sincerely yours,

Israel Rosenzweig 
Chairman of the Board

Jeffrey A. Gould
President and Chief Executive Officer

March 29, 2021
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FINANCIAL 
H I G H L I G H T S

(Dollar amounts in thousands except per share amounts) Year ended December 31,

2020 2019

Rental and other revenue from real estate properties $27,451 $27,009

Other income 651 752

 Total revenues  28,102  27,761 

Real estate operating expenses  12,377  12,332 

Interest expense  7,100  7,796 

General and administrative  11,701  10,091 

Impairment charge  3,642 —

Depreciation  6,742 5,916

 Total expenses  41,562  36,135 

Total revenues less total expenses  (13,460)  (8,374)

Equity in loss of unconsolidated joint ventures  (6,024)  (8,826)

Equity in earnings from sale of unconsolidated joint venture properties —  9,932

Gain on sale of real estate —  10,618 

Loss on extinguishment of debt —  (1,387)

(Loss) income from continuing operations  (19,484)  1,963 

Provision for taxes  248  270 

(Loss) income from continuing operations, net of taxes  (19,732)  1,693 

(Income) attributable to non-controlling interests (130) (837)

 Net (loss) income attributable to common stockholders   $  (19,862) $  856

Per share amounts attributable to common stockholders

 Basic (loss) earnings per share $    (1.16) $   0.05

 Diluted (loss) earnings per share $    (1.16) $   0.05

Weighted average number of common shares—basic  17,115,697  15,965,631 

Weighted average number of common shares—diluted  17,115,697  16,165,631 

December 31,

2020 2019

Total assets $ 365,741 $ 390,610

Real estate properties, net of accumulated depreciation  160,192  169,689 

Investment in unconsolidated joint ventures  169,474  177,071 

Cash and cash equivalents  19,885  22,699 

Restricted cash  8,800  9,719 

Mortgages payable, net of deferred costs  130,434  133,215 

Junior subordinated notes, net of deferred costs  37,083  37,063 

Total BRT Apartments Corp. stockholders’ equity  177,688  199,560 
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PART II

Item 7.    Management's Discussion and Analysis of Financial Condition and Results of Operations.

Overview

We are an internally managed real estate investment trust, also known as a REIT, that is focused on the ownership, 
operation and development of multi-family properties.  Generally, these properties are owned by unconsolidated joint ventures 
in which we contributed 65% to 80% of the equity.  At December 31, 2020: (i) eight multi-family properties with an aggregate 
of 1,880 units and a carrying value of $153.6 million are wholly-owned by us; and (ii) we have ownership interests, through 
unconsolidated entities, in 31 multi-family properties with an aggregate of 9,162 units, and the carrying value of our net equity 
investment therein is $169.4 million.  These 39 properties are located in 11 states; most of our properties are located in the 
Southeast United States and Texas. 

 The Impact of the COVID-19 Pandemic; 2020 and Recent Developments.

In 2020, we focused primarily on responding to the challenges presented by the COVID-19 pandemic: ensuring the health 
and safety of our residents, employees, and the property managers’ employees; working with our residents to facilitate the 
collectability of rent; maintaining an appropriate balance between rental rates and occupancy levels; and ensuring that we have 
sufficient liquidity and capital resources to address the challenges presented by the pandemic.  The pandemic did not have a 
direct material adverse effect on our financial condition and results of operations; however, there were indirect negative 
effects(e.g., we were conservative in implementing our value add program, raising rents and pursuing acquisitions, all of which, 
if more aggressively pursued, may have allowed us to generate additional income).  If current economic conditions worsen or 
continue for an extended period, there may be significant direct adverse effects, including reductions in our rental revenue and 
cash flow and difficultly in satisfying our debt service obligations.  The impact of the pandemic on our business, financial 
condition, liquidity, results of operations and prospects will depend on future developments, which are highly uncertain and 
cannot be predicted with confidence.

During 2020, we:

• acquired, in early February, through an unconsolidated joint venture, an 80% interest in Abbotts Run - Wilmington,
North Carolina, a 264 unit multi-family property, for a purchase price of $38.0 million, including assumed mortgage
debt of $23.2 million and $17.1 million of equity, of which we contributed $13.7 million;

• sold a $4.0 million loan, which we refer to as the Newark Loan, a legacy asset.  The loan was sold for its principal
balance plus interest and fees of $325,000;

• took a $3.6 million impairment charge related to our entering into a contract to sell our 8.7 acre vacant land parcel in
South Daytona Beach, Florida for $4.7 million. This sale, which is scheduled to be completed in mid - 2021, is subject
to certain conditions, including the purchaser's satisfaction with its due diligence review and obtaining certain zoning
treatment. We can provide no assurance that this transaction will be completed. We anticipate using the $4.4 million of
net proceeds from the sale for general working capital purposes.  See note 3 to our consolidated financial statements;

• amended the credit facility to allow for its use for working capital (including dividend payments) and operating
expenses and reduced the annual interest rate payable thereon from 5.00% to 4.25%;

• raised approximately $12.1 million of equity in the first quarter from the sale of 694,298 shares of our common stock;

• declared cash dividends of an aggregate of $0.88 per share;

• maintained an average occupancy rate of 92.3%.

On February 2, 2021,we entered into an agreement to sell to our joint venture partner our 80% interest in Anatole 
Apartments - Daytona Beach, Florida for approximately $7.4 million and anticipate the  transaction will close, subject to 
satisfaction of customary closing conditions, in March or April 2021. We estimate that we will recognize a gain on sale of our 
partnership interest of $2.0 million from such sale.  In 2020, equity in loss from unconsolidated joint ventures from this 
property was $250,000.

On March 3, 2021, we entered into an agreement to sell Kendall Manor - Houston, Texas to an unrelated third party for 
approximately $24.5 million and anticipate the transaction will close, subject to satisfaction of certain conditions, in April or 
May 2021.  We estimate that we will recognize a gain on the sale of this property of approximately $7.5 million.  In 2020, our 
rental revenues, operating expenses, interest expense and depreciation associated with this property were $2.9 million, $1.9 
million, $675,000 and $848,000, respectively.
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Year Ended
December 31,

2020 2019
Increase

 (Decrease) % change

Rental  revenues from unconsolidated joint ventures $ 127,058 $ 118,177 $ 8,881  7.5 %

Real estate operating expense from unconsolidated joint ventures 60,326 56,684 3,642  6.4 %
Interest expense from unconsolidated joint ventures 34,918 35,023 (105)  (0.3) %
Depreciation from unconsolidated joint ventures 41,657 39,218 2,439  6.2 %
Total expenses from unconsolidated joint ventures 136,901 130,925 5,976  4.6 %

Total revenues less total expenses from unconsolidated joint ventures (9,843) (12,748) 2,905  (22.8) %

Other equity in earnings from unconsolidated joint ventures 117 177 (60)  (33.9) %
Gain on sale of real estate from unconsolidated joint ventures — 16,899 (16,899)  (100.0) %
Gain on insurance proceeds from unconsolidated joint ventures 765 787 (22)  (2.8) %
Loss on extinguishment of debt from unconsolidated joint ventures — (2,018) 2,018 N/A
Net (loss) income $ (8,961) $ 3,097 $ (12,058) 

Equity in (loss) earnings  of unconsolidated joint ventures $ (6,024) $ 1,106 

Set forth below is an explanation of the most significant changes in the components of the income and expense of our 
unconsolidated joint ventures. 

Rental revenue from unconsolidated joint ventures

 The increase is due primarily to:

• $5.2 million from the Sola/Bells Properties due primarily to increased occupancy and to a lesser extent, higher rental
rates at such properties,

• $4.2 million due to the inclusion, for all of 2020, of revenues from three properties that were only owned for a portion
of 2019 (the "2019 Unconsolidated Acquisitions"),

• $2.8 million due to the inclusion of revenue from a multi-family property purchased in 2020 (the "2020
Unconsolidated Acquisition"), and

• $2.5 million from unconsolidated same store properties primarily due to an increase in average rental rates and to a
lesser extent increases in other variable payments (e.g., utility reimbursements, late fees, etc.).

Offsetting the increase is the inclusion, in 2019, of $3.7 million from our Indianapolis IN. property, which was sold in 
December 2019 (the "2019 Unconsolidated Sold Property")  and $2.1 from the 2019 Consolidating Acquisition.

 Real estate operating expenses from unconsolidated joint ventures

The increase is due to:

• $2.3 million from unconsolidated same store properties, primarily due to,
– an increase of $1.4 million in real estate tax expense, of which approximately (i) $330,000  is due to the inclusion,

in 2019, of refunds and tax reductions received on a property from multi - year tax challenges and (ii) the balance
is due generally to increased assessed values, and

– $629,000 of increased insurance expense due to increased premiums,
• $1.9 million due to the inclusion, for all of 2020, of expenses from the 2019 Unconsolidated Acquisitions that were

only owned for a portion of 2019,
• $1.5 million primarily from the Sola property due to increased operating expenses as occupancy has increased

throughout 2020 and increased real estate taxes as the property was fully assessed in 2020, and
• $1.1 million due to the inclusion of expenses from the 2020 Unconsolidated Acquisition.
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BRT APARTMENTS CORP. AND SUBSIDIARIES 

SCHEDULE III—REAL ESTATE PROPERTIES AND ACCUMULATED DEPRECIATION 

DECEMBER 31, 2020

(Dollars in thousands)

Initial Cost to Company
Costs Capitalized Subsequent to

Acquisition
Gross Amount At Which Carried at 

December 31, 2020

Depreciation 
Life Description Encumbrances Land

Buildings and 
Improvements Land Improvements

Carrying
Costs Land

Buildings and
Improvements Total (a)

Accumulated
Depreciation 

Date of
Construction

Date
Acquired

Commercial

Yonkers, NY. $ 1,038  — $ 4,000  — $ 320  —  — $ 4,320 $ 4,320 $ 2,198 (b) Aug-2000 39 years

South Daytona, FL.  — $ 10,437  — $ 49  —  — $ 4,379  —  4,379  — N/A Feb-2008 N/A

Multi-Family Residential

North Charleston, SC  15,608  2,436  18,970  —  1,378  —  2,436  20,348  22,784  5,980 2010 Oct-2012 30 years

Decatur, GA  14,217  1,698  8,676  —  2,158  —  1,698  10,834  12,532  3,283 1954 Nov-2012 30 years

Columbus, OH  9,227  1,372  12,678  —  615  —  1,372  13,293  14,665  3,523 1999 Nov-2013 30 years

Houston, TX  14,380  2,268  15,811  —  288  —  2,268  16,099  18,367  1,474 1981 Dec-2018 30 years

Pensacola, FL  17,921  2,758  25,192  —  1180  —  2,758  26,372  29,130  5,705 2008 Dec-2014 30 years

San Marcos, TX  16,844  2,303  17,605  —  42  —  2,303  17,647  19,950  1,033 2014 Oct-2019 30 years

LaGrange, GA  14,259  832  21,969  —  579  —  832  22,548  23,380  4,230 2009 Nov-15 30 years

Fredericksburg, VA  27,503  7,540  33,196  —  703  —  7,540  33,895  41,435  3,411 2005 Jul-18 30 years

Other assets  —  —  —  —  —  —  —  86.00  87  87 

Total $ 130,997 $ 31,644 $ 158,097 $ 49 $ 7,263 $ — $ 25,586 $ 165,443 $ 191,029 $ 30,837 

`
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