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PORTFOLIO

The King of REITs Is Moving Into Private Real Estate
With the re-hiring of James Corl, Cohen & Steers is
making a bet that the ground is fertile for a resetting
of the real estate market.
Julie Segal

C

ohen & Steers — the firm that was arguably responsible
for putting real estate investment trusts on the map —
is now moving into privately held real estate and building the first investment strategies that can move back and
forth between public and private markets.
To lead the effort, the firm has tapped James Corl, who
had been Cohen & Steers’ chief investment officer of listed
real estate before leaving to build out Siguler Guff & Co.’s $3
billion private real estate team eleven years ago.
With this move, Cohen & Steers can now invest in $15 trillion worth of commercial real estate in the U.S. that is privately held. Among other things, the team will make direct
investments and private investments in public equity, or PIPE
deals, as well as invest in pre-IPO securities.
Joe Harvey, president and acting CEO at Cohen & Steers,
said the firm has spent years educating institutional investors about the value of REITs, which generally hold different
types of properties than private funds, and the varied points
in the market cycle when each vehicle does well. As a result,
investors now have more control over their total real estate
exposure and the role the asset class can play in their overall
portfolios.
“I’ve seen over my career that institutions have become
much more agile in going back and forth between the listed
and private real estate markets, depending on where the opportunities are,” Harvey said in an interview with Institutional
Investor. “That’s a sea change.”
That trend is part of what set the stage for the firm’s move
into private real estate, an expansion Cohen & Steers had
been considering for years. “Pre-pandemic, as we started to
think about how to create these capabilities, we had a good

Joseph Harvey and Robert Steers of Cohen & Steers.

bull market in real estate so we weren’t anxious to do something that was transformative or big and bold by going out
and acquiring a capability,” Harvey said. “That’s not in our
DNA, plus it was late in the cycle.”
When the pandemic hit, the team at Cohen & Steers believed the real estate cycle was being reset with the hit to
demand for office space and with both fiscal and monetary
stimulus setting the stage for greater inflation amid a lowyield environment, according to Harvey. Real estate, like infrastructure, commodities and other real assets, is a classic
inflation hedge.
Corl said there are a number of forces at work in real estate. One is demographic.
“The median millennial is 31 years old,” he said. “They are
done with picking beer cans off the floor and don’t want to
live in a shoe box anymore.” As a result, people are moving to
regions that are a little further from cities and to parts of the
country that are more affordable, including Texas and Florida
among others.
The second force, he said, is technology. “Destigmatizing
the Zoom meeting is revelational for where people want to
live and work,” he added.

Corl also argued that there are plenty of opportunities in
retail, even though he said that belief is controversial. “Click
and collect is the future and Target understands this very well,”
he said. “This is counterintuitive. Amazon has built a big giant
real estate footprint — all for purpose of generating revenues,
not profits. But most households are driving one mile to Target
or Walmart. They originate the sale online and they zip to the
store. That means warehouses are overvalued. Basic bread and
butter necessity-driven and internet-resistant business models
will be alive and well.”
Cohen & Steers is designing a range of strategies and vehicles to offer private real estate both on a standalone basis and
with different blends of listed real estate. First, the firm is considering a strategy for institutions that is primarily focused on

private real estate, but which could have a sleeve of listed
securities.
The firm has also hired Hamid Tabib, who was on the real
estate team at Siguler Guff, as head of real estate acquisitions for North America. Josh Silverman, who previously
worked at real estate private equity firm Northwood Investors, has been brought on as a principal focused on acquisitions. Cohen & Steers has also hired Jon Rhoden, who was
with Goldman Sachs’ merchant banking real estate group, as
senior associate.
“Our mantra has always been, ‘Where is real estate trading the cheapest?’” said Corl. “This move enables us to look
further and wider in the never-ending search for mispriced,
undervalued real estate assets. We’re structurally agnostic.”
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Data quoted represents past performance, which is no guarantee of future results. The information presented does not
reflect the performance of any fund or account managed or serviced by Cohen & Steers, and there is no guarantee that
investors will experience the type of performance reflected.
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 appropriateness for investment. Please consult with your investment, tax or legal
professional regarding your individual circumstances prior to 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 (FRN458459).
Cohen & Steers Ireland Limited is regulated by the Central Bank of Ireland (No.C188319).
Cohen & Steers Asia Limited is authorized and regulated by the Securities and Futures Commission of Hong Kong
(ALZ 367).
Cohen & Steers Japan Limited is a registered financial instruments operator (investment advisory and agency business
and discretionary investment management business with Financial Services Agency of Japan and the Kanto Local Finance
Bureau No. 3157) and is a member of the Japan Investment Advisors Association.

