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An Interview With Jon Cheigh, Lead Manager, Cohen & Steers Global Realty Shares

Hot Property: A Winning Way In
Real Estate
By Sarah Max
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The short answer for how Jon Cheigh got
where he is today: “I couldn’t get a job
as a teacher,” says Cheigh, who struck
out when he applied for a position at a
private high school during his senior year
at Williams College. “They said, ‘We like
you, and you have this great experience
working for Upward Bound, but can you
teach Spanish and biology, and can you
coach the football team?’ “ he says. He
couldn’t.
Cheigh, now 46, decided to round out
his liberal-arts studies by working as an
accountant at Deloitte in Chicago. “The
accounting stuff—I hated it, but it was
good to learn something technical after
studying philosophy, anthropology, and
sociology,” says Cheigh, who is head of
global real estate investment at Cohen &
Steers (ticker: CNS) and the lead manager
of the $1.4 billion Cohen & Steers Global
Realty Shares fund (CSFAX). “As an investor, you need to be part engineer and
part artist.”
This is especially true in real estate investing, in which participants must be
able to deconstruct a balance sheet and
understand how demographics, macroeconomics, and secular trends support
or undermine an investment thesis. Likewise, investors in real estate investment
trusts (REITs) or real estate corporations
aren’t just buying buildings. The management teams behind the entities that
develop, own, and operate properties
are a big part of the equation. That’s why
Cheigh and his colleagues look for managers with a track record of using debt
(over p lease)
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prudently, allocating capital smartly, and
balancing great projects with sensible
investment decisions and sound operations. “Whether you’re renting out an
apartment building, self-storage, hotel,
or office space, how well you operate is
really important,” says Cheigh, whose
global fund is up an average of 6.7% a
year over the past five years, better than
nearly 80% of all global real estate funds
tracked by Morningstar.
Satisfied with his accounting experience,
Cheigh moved to a private-equity firm focused on real estate, got his M.B.A., and
in 2005 landed a position as a U.S. REIT
analyst at Cohen & Steers in New York.
In 2008, he took over as lead manager
of the $4.3 billion Cohen & Steers Realty
Shares fund (CSRSX), which has returned
an average of 10.5% a year over the past
decade.
Cheigh still helps run the U.S. flagship
fund, but his focus today is the global
market, which comprises roughly 400
publicly traded companies with a total
market value of about $2 trillion. Of the
fund’s 70 holdings, roughly half are U.S.
companies.
Though growing, real estate is just a
sliver of the global equity market, says
Cheigh, and widely misunderstood. “People ask, ‘Are they real estate or stocks?’“
he says. “REITs live in two worlds.” For
this reason, the team looks at net asset
value—a sum-of-the-parts metric used
in private real estate—and the dividend
discount model, which reflects how well
a company manages its operations.
There is a disconnect between investor
perception and the reality of many markets, he says. Take Japan, which recently
accounted for nearly 12% of the fund’s
assets. Investors often associate it with
an aging population and stagflation.
“But when we look at a place like Tokyo,
the population is growing, and the local
economy is healthy,” says Cheigh, whose
top holdings in Japan include the coun-

try’s largest real estate developer, Mitsubishi Estate (8802.Japan). “Over the past
12 months or so, we’ve seen office rents
rising around 7%.”
Hotel REIT Invincible Investment (8963.
Japan) is overlooked by some investors.
Hotels took a hit when Airbnb first entered the market, but restrictions on
vacation rentals—similar to those now
imposed in many U.S. cities—have renewed the segment, he says. Meanwhile,
growth in tourism in Japan and the 2020
Summer Olympics in Tokyo bode well for

bookings—and the REIT, which recently
traded at a 5% discount to its NAV.
The United Kingdom is another country
that investors have painted with a broad
brush. The ongoing uncertainty of Brexit
is reason to be circumspect—and Cheigh
has generally avoided office and retail
properties in the country—but some segments have done very well. Segro (SGRO.
UK), which owns, develops, and manages
warehouses and other industrial properties in the U.K. and the rest of Europe, is
up more than 15% a year since the Brexit
vote, says Cheigh, about three times
better than the average U.S. REIT. It’s
benefiting from growth in e-commerce.
In addition, Segro’s focus on property
in the “last mile” to London supports
its long-term property values. “I would
rather own a 40-year-old building near a
city center than a brand-new building in
the middle of nowhere,” the fund manager adds.
Technology has rewritten the rules for
retailing and given rise to a new category
of investments—including data-center
REITs, such as Digital Realty Trust (DLR)
and CyrusOne (CONE). Ultimately, however, “people still need a place to live,”
says Cheigh, alluding to the fund’s 21%
allocation to residential real estate.
In Germany, apartment specialist Deutsche Wohnen (DWNI.Germany) is benefiting from strong demand for new housing
and weak supply.
In the U.S., Cheigh and his colleagues
are fans of Sun Communities (SUI) and
Equity LifeStyle Properties (ELS), two
residential real estate outfits catering to
active baby boomers seeking warmer
weather and affordable housing. “These
are companies that can consistently
grow 10% for many, many, many years,”
he argues. “They are in their absolute demographic sweet spot right now.”

Data quoted represents past performance, which is no guarantee of future results. There is no
guarantee that investors will experience the type of performance reflected herein.
This article is for informational purposes, and reflects prevailing conditions and our judgment as of the
date of this material, which are subject to change. It does not constitute investment advice or a
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Cohen & Steers Global Realty Shares

Total Returns (Class A) March 31, 2019
Excluding Sales
Charge

Including
Sales Charge*

Linked Index**

S&P 500 Index

QTD

14.79%

9.62%

14.59%

13.65%

1 Year

13.14%

8.05%

13.27%

9.50%

3 Year

7.21%

5.58%

5.68%

13.52%

5 Year

7.47%

6.48%

6.42%

10.91%

10 Year

13.87&

13.55%

14.00%

15.94%

Since Inception
(9/30/04)

5.92%

5/58%

5.77%

8.89%

Period

Performance data quoted represents past performance. Past performance is no guarantee of
future results. Current performance may be lower or higher than the performance quoted. The
investment return and the principal value of an investment will fluctuate and shares, when
redeemed, may be worth more or less than their original cost. Periods greater than 12 months
are annualized. Returns are historical and include change in share price and reinvestment of
all distributions. Month-end performance information can be obtained by visiting our website
at cohenandsteers.com. An investor cannot invest directly in an index, and index performance
does not reflect the deduction of fees, expenses or taxes.
Class A Expense Ratio as disclosed in the May 1, 2019 prospectus:
Gross Expense Ratio (Class A) 1.23%
Net Expense Ratio (Class A) 1.23%
Cohen & Steers Capital Management, Inc., the Fund's investment advisor (the "Advisor"), has
contractually agreed to waive its fee and/or reimburse expenses through June 30, 2020 so that the
Fund's total annual operating expenses (excluding acquired fund fees and expenses, taxes and
extraordinary expenses) do not exceed 1.25% for Class A shares.
* Maximum 4.5% sales charge; returns for other share classes will differ due to differing expense
structures and sales charges.
** Linked benchmark consists of the FTSE Nareit Equity REIT Index through 9/30/07 and the FTSE
EPRA Nareit Developed Real Estate Index thereafter.

Top 10 Holdings March 31, 2019
Name

Country

Prologis Inc.

United States

4.9

UDR Inc.

United States

4.9

Welltower Inc.

United States

4.5

CK Asset Holdings Limited

Hong Konh

3.1

Essex Property Trust Inc.

United States

3.0

Deutsche Wohnen AGG

Germany

2.8

Extra Space Storage Inc.

United States

2.8

Invitation Homes Inc.

United States

2.6

Link REIT

Hong Kong

2.5

Realty Income Corporation

United States

2.3

% of Market Value

Portfolio holdings are subject to change without notice. The mention of specific securities is not a
recommendation or solicitation to buy, sell or hold any particular security.and should not be relied
upon as investment advice.
Click here for the Cohen & Steers Global Realty Shares (CSFAX) factsheet
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Total Returns (Class A) March 31, 2019

Fund

Linked
Benchmark*

S&P 500
Index

QTD

17.29%

16.33%

13.65%

1 Year

20.27%

20.86%

9.50%

3 Year

6.98%

6.13%

13.52%

5 Year

9.61%

9/12%

10.91%

10 Year

18.26%

18.28%

15.92%

Since Inception
(7/2/91)

11.67%

10.96%

9.76%

Period

Performance data quoted represents past performance. Past performance is no guarantee of
future results. Current performance may be lower or higher than the performance quoted. The
investment return and the principal value of an investment will fluctuate and shares, when
redeemed, may be worth more or less than their original cost. Periods greater than 12 months
are annualized. Returns are historical and include change in share price and reinvestment of

all distributions. Month-end performance information can be obtained by visiting our website
at cohenandsteers.com. An investor cannot invest directly in an index, and index performance
does not reflect the deduction of fees, expenses or taxes.
Expense Ratio as disclosed in the May 1, 2019 prospectus is 0.97%.
*Linked benchmark consists of the FTSE Nareit Equity REIT Index (net) through 3/31/19 and
the FTSE Nareit All Equity REITs Index (net) thereafter.
Since inception FTSE Nareit Equity REIT Index (net) calculated from the nearest month end.
The S&P 500 Index is an unmanaged index of 500 large-capitalization stocks that is frequently used
as a general measure of U.S. stock market performance. The FTSE NAREIT Equity REIT Index
contains all tax-qualified REITs except timber and infrastructure REITs with more than 50% of total
assets in qualifying real estate assets other than mortgages secured by real property that also meet
minimum size and liquidity criteria.
Click here for the Cohen & Steers Realty Shares (CSRSX) factsheet.
Performance data quoted represents past performance. Past performance is no guarantee of
future results. There is no guarantee that investors will experience the type of performance
reflected herein.
There is no guarantee that any market forecast set forth in this article will be realized. There is no
guarantee that any historical trend referenced herein will be repeated in the future, and there is no
way to predict precisely when such a trend will begin. The mention of specific securities is not a
recommendation or solicitation to buy, sell or hold any particular security and should not be relied
upon as investment advice.
This article is for informational purposes and reflects prevailing conditions and our judgment as of
the date of this material, which are subject to change. This material should not be relied upon as
investment advice, does not constitute a recommendation to buy or sell a security or other
investment and is not intended to predict or depict performance of any investment. This material is
not being provided in a fiduciary capacity and is not intended to recommend any investment policy or
investment strategy or take into account the specific objectives or circumstances of any investor. We
consider the information in this article to be accurate, but we do not represent that it is complete or
should be relied upon as the sole source of suitability for investment. Please consult with your
investment, tax or legal adviser regarding your individual circumstances prior to investing.
For a complete list of holdings of any Cohen & Steers U.S. registered open-end fund, please visit our
website at cohenandsteers.com.
Please consider the investment objectives, risks, charges and expenses of any Cohen &
Steers U.S. registered open-end fund carefully before investing. A summary prospectus or
prospectus containing this and other information may be obtained by visiting
cohenandsteers.com or by calling 800.330.7348. Please read the summary prospectus or
prospectus carefully before investing.
Risks of Investing in Real Estate Securities. Risks of investing in real estate securities are similar
to those associated with direct investments in real estate, including falling property values due to
increasing vacancies or declining rents resulting from economic, legal, political or technological
developments, lack of liquidity, limited diversification and sensitivity to certain economic factors such
as interest rate changes and market recessions. Foreign securities involve special risks, including
currency fluctuations, lower liquidity, political and economic uncertainties, and differences in

accounting standards. Some international securities may represent small- and medium-sized
companies, which may be more susceptible to price volatility and less liquidity than larger
companies. No representation or warranty is made as to the efficacy of any particular strategy or
fund or the actual returns that may be achieved.
Cohen & Steers Capital Management, Inc. (Cohen & Steers) is a registered investment advisory firm
that provides investment management services to corporate retirement, public and union retirement
plans, endowments, foundations and mutual funds.
Cohen & Steers U.S. registered open-end funds are distributed by Cohen & Steers Securities, LLC
and are only available to U.S. residents.
Cohen & Steers UK Limited is authorized and regulated by the Financial Conduct Authority (FRN
458459).
Cohen & Steers Japan, LLC, is a registered financial instruments operator (investment advisory and
agency business with the Financial Services Agency of Japan and the Kanto Local Finance Bureau
No. 2857) and is a member of the Japan Investment Advisers Association.

