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Executive Summary
In the 10 years since the global financial crisis, Europe’s real estate securities market has evolved into a
more diverse and investable asset class, with access to new and specialized property types coinciding
with a shift toward more efficient business models and management practices. Yet we find that many
investors underestimate the listed property market’s scale and sophistication despite its track record of
superior returns relative to private real estate.
For European investors allocated to domestic property funds, history suggests that adding an actively
managed portfolio of real estate securities may enhance long-term performance, while helping to
diversify risk.
A Large, Highly Diverse Market
Since 2008, the European listed real estate market has grown from
€174 billion to €441 billion, benefiting from increasing liquidity and
recognition among institutional investors. New niche sectors and
increasing specialization mean that long-term growth opportunities
now exist well beyond the core retail, office and residential sectors.
Property companies are also generally smarter about managing
risks, raising capital and creating shareholder value. We believe
these developments make listed property companies far more
resilient than in years past and are central to their expected longterm success. Investors who cling to the old view of the public
property market as just another equity bucket run the risk of being
left behind.

Compelling Investment Characteristics
Investors across Europe have historically achieved better results
with listed real estate than private. Since 2010, the European listed
market has produced a 9.5% annualized return, compared with a
7.6% return for private real estate. Listed securities can also provide
attractive income, with current yields considerably higher than those
available from 10-year sovereign paper, nearly €12 trillion of which
have negative yields.

With a larger listed universe comes increased liquidity and shortterm volatility. We hear arguments that real estate securities are
more like stocks than real estate. We strongly disagree—provided
investors have a longer-term investment horizon. While equity market
correlations can be high in the short term, public real estate more
closely resembles private property for those who invest with a threeyear or longer investment horizon. Moreover, the higher short-term
volatility within the less volatile underlying real estate asset class can
benefit active managers through relative value inefficiencies.

A Complement to Private Real Estate
Our analysis shows that a 50/50 mix of European listed and private
real estate would have historically delivered better returns than a
private allocation alone. The listed real estate market can offer distinct
advantages over private investments through geographic diversity,
daily liquidity and greater flexibility to adjust to tactical opportunities
across sectors and geographies. The geographic diversity of listed
real estate provides access to different property cycles and economic
trends, allowing investors to capitalize on local opportunities without
being overly exposed to any one market. At the same time, greater
liquidity could potentially benefit investors in the case of unexpected
market erosion or geopolitical events.
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A Larger, More Diverse Market
For many investors, perceptions of European listed real estate
formed 10 or 20 years ago persist to this day. However, a lot
has changed in the last decade. The market is significantly
broader and deeper, and companies have become increasingly
sophisticated in their business practices (Exhibits 1 & 2).
Looking back, most companies were typically generalist
real estate investors, with no particular specialty. Capital
raising was often inefficient, typically done through deeply
discounted rights issues or bank financing. And real estate
companies tended to have relatively high levels of both
financial and operational risk due to high gearing and

significant development businesses. These business models,
on average, resulted in significantly lower returns, compared
with the business model employed in the U.S. REIT market.
Since 2011, returns for European listed real estate have been
on par with their U.S. peers, in large part due to reforms
undertaken post the financial crisis. We believe the prior
structural relative underperformance has created a need for
greater investor education about the nature and scope of
opportunities in this asset class—one that has become more
diverse and attractive, with a much better risk-adjusted
return outlook.

Exhibit 1: European Real Estate Securities Market
Market capitalization (€ billions) and % index weight

Market cap

€5 1%

€2 1%
Index weight

U.K.
Widest range of
specialized sectors in
Europe, including health
care, self storage and
student housing

€2 1%

€35 10%
Sweden
Fairly robust growth
favors office
landlords, with
occupational demand
outstripping supply

€34 9%
€17 6%
€3 1%

€64 27%
€64 26%

Spain
Office and residential
property owners are
beneficiaries of Europe’s
fastest-growing economy

Germany
Residential sector now
22% of EPRA Index, up
from 1% in 2008

€3 1%
€35

9%

€0.6 <1%
€15 6%

Italy
Small size of listed real estate
in EU’s 4th-largest economy
represents a long-term
growth opportunity

€11 3%

At June 30, 2019. Source: Cohen & Steers. Based on the FTSE EPRA/Nareit Developed Europe Real Estate Index.
Differences due to rounding. Data represents past performance, which is no guarantee of future results. See page 10 for additional disclosures.
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Exhibit 2: Market Expansion in Size and Specialization
Market Capitalization (€ billions)
€120 billion

€290 billion

€47.7 Bn
€47.7 Bn

€15.3 Bn

€92.7 Bn

Diversified

€58.0 Bn
€55.0 Bn

Residential
Retail

€37.5 Bn

Office

€26.7 Bn
€19.8 Bn

Industrial
Emerging
sectors

€3.9 Bn
€3.6 Bn
€1.4 Bn

2010

Diversified companies invest in multiple sectors,
most commonly offices and retail properties

Residential sector growth has been driven by the
rapid expansion of German landlords

Retail's share of the overall market has declined
from 40% in 2010 to 19% today
Industrial companies have seen escalating volumes
as tenants strive to meet demand for greater supply
chain efficiencies and facilitate e-commerce businesses
Emerging sectors, including health care, self storage,
student housing and hotels, represent an expanding
portion of the listed property market

2019

At June 30, 2019. Source: Cohen & Steers. Based on the FTSE EPRA/Nareit Developed Europe Index. See page 10 for index definitions and additional disclosures.
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Market growth and REIT adoption. Following the rapid
However, it is not only the REIT structure that has led to
expansion and strong performance of the U.S. REIT market in better returns. Real estate companies and REITs alike have
5-Columnincreasingly
Width
the 1990s, other countries took note of its success and began
embraced new business models similar to
adopting the REIT structure in their own markets. Throughout
those of their U.S. counterparts. Those improvements
“NO-FILL” largest economies introduced REITs—
the 2000s, Europe’s
(which we discuss below), along with greater institutional
for bottom
including France
in 2003; Germany, the U.K. and Italy in 2007; ownership in real estate securities, have resulted, on average,
number
and Spain in 2009—driving significant capital formation and
in better risk-adjusted returns.
securitization of real estate. We expect geographic expansion
Increased specialization. Taking a cue from the successful
will continue into the rest of Europe; Portugal introduced
U.S. REIT model, an increasing number of European real
the REIT structure in 2019 and discussions are underway in
estate companies have concentrated their operations,
Poland and Hungary to adopt the structure.
selling non-core assets and focusing on one or two areas
The proliferation of the REIT structure was critical in that it
of expertise. Property specialization can create competitive
provided a liquid, tax-efficient vehicle for investing in illiquid
advantages, potentially resulting in superior revenue
commercial real estate. REITs are like other corporations, but
realization and cost efficiencies. Specialization also provides
with a few key differences:
investors with a clearer idea of a company’s strategy. Some
newer companies have taken a focused approach from the
• REITs are exempt from corporate taxes (income is taxed
start and have generally seen strong results.
only once, at the shareholder level).
•

•

They are required to pay essentially all net income to
shareholders via dividends. This requirement, combined
with the tax exemption, results in REITs generally paying
above-average dividend distributions.
Property development is generally restricted to projects
intended for leasing rather than for sale.

Increasing property specialization is creating
growth opportunities while further diversifying
the European listed real estate market.
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New niche sectors. The property
types represented in the listed market
have moved beyond the traditional
core sectors, such as office, retail,
apartments and industrial, to include
specialized categories, including self
storage, student housing, health care
and hotels. Cohen & Steers further
categorizes companies in a variety of
subsectors, each with unique economic
and risk drivers. Many of the recent
entrants capitalize on unique investment
themes, providing new growth
opportunities in addition to further
diversifying the listed real estate market
(Exhibit 3).
Alternative sectors have been important
contributors to the growth in the U.S.
and U.K. real estate markets in the past
decade. And we expect the success of
focused sectors in those countries will
lead to increased specialization on the
Continent in the coming years that could
serve as an avenue for further growth
and expansion in the European listed
market (Exhibit 4).

Exhibit 3: Europe’s Property Market is Deep and Diversified

Domestic
Specialists

20.3%
9.1%
6.1%
6.0%
5.9%
4.3%
3.4%
1.3%
0.8%
0.5%
0.3%
0.3%

Germany Residential
Sweden Diversified
Switzerland
France Offices
Germany Offices
Belgium
Spain
Ireland
Norway
Finland Residential
Netherlands Offices
Sweden Residential

European
Property
Market

PanEuropean

10.4%
2.7%
1.6%
0.5%

U.K.
Specialists

6.1%
5.5%
3.2%
2.2%
1.9%
1.8%
1.7%
1.4%
1.4%
1.1%
0.3%

U.K. Industrial
U.K. Major Diversified
London Offices
U.K. Others
U.K. Student Housing
U.K. Health Care
London Retail
U.K. Retail (Class A)
U.K. Self Storage
U.K. Residential
U.K. Retail (Class B)

Continental Retail (Class A)
Continental Retail (Class B)
Continental Industrial
Continental Hotels

At June 30, 2019. Source: Cohen & Steers.
FTSE EPRA/Nareit Europe Index sub sectors based on Cohen & Steers definitions. See page 10 for additional disclosures.

Exhibit 4: Greater Sector Diversity
German Residential

Health Care

Industrial

Self Storage

Student Housing

German household formations
are running at the highest
levels since the boom years
in the early 1990s following
reunification, and the supply of
residential stock has not kept
pace, resulting in healthy rent
growth for existing units. Less
than 1% of the market a decade
ago, the German residential
sector has grown rapidly and is
now Europe’s largest sector.

Long-duration leases with
assets linked to U.K. health
care services (hospitals, skilled
nursing facilities, assisted
living and senior housing).
Growth drivers include an
aging population, government
spending cuts and the National
Health Service’s focus on
expanding primary care centers.

Distribution centers,
warehouses and light
manufacturing spaces across
Europe. E-commerce and
urbanization are driving
demand for inventory storage
and rapid delivery times. The
sector has evolved, facilitating
logistics for e-commerce with
smaller facilities located close
to urban centers.

A relatively immature sector,
U.K. self storage facilities target
households & businesses in
urban areas. Growth is driven
by rising house prices, strong
consumer demand and a trend
toward smaller apartments.
Storage space also offers
a flexible solution for small
business inventory overflow.

U.K. residential properties
targeting students at large
public universities. Sector
addresses global brand
strength of U.K. universities,
where enrollments are less
sensitive to macroeconomic
conditions. The weak financial
condition of U.K. universities
opens the door for wellcapitalized REITs to assume a
bigger role in managing student
housing portfolios.

At March 31, 2019. Source: Cohen & Steers.
See page 10 for additional disclosures.
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Smarter management and business models. At the turn of the century, listed
property companies were typically passive asset collectors, focused primarily on
acquiring and developing assets to maximize net asset value or dividend growth,
which generally determined executive compensation. But this model failed during
the global financial crisis as many companies were too highly geared and asset
quality was considered to be relatively low—the focus was more on short-term
high income and dividend growth, and it lacked a longer-term total return view of
rental growth or redevelopment potential. Increasingly, companies have shifted
from passive asset ownership to a more active approach generally aligned with
shareholder interests, placing greater emphasis on organic cash ﬂow growth.

Best Practices



Placing greater emphasis on
organic cash flow



Steadily reducing leverage



Efficiently using capital



Employing leverage-neutral
share buybacks



Better aligning management
and shareholder interests

We have also found that companies have become generally smarter about
managing risk. Since the global financial crisis, when several firms came close
to bankruptcy, many property companies have steadily reduced leverage. In the
U.K., for example, loan-to-value rates have declined from 40% in 2011 to 27%; in
Germany, that figure has fallen from nearly 60% to 40%. For Europe as a whole, the
industry’s loan-to-value ratio has declined from the mid-40s to about 37%.(1)
Companies on the whole have likewise become more efficient in their use of
capital. Thanks in part to Cohen & Steers sharing its views on best practices,
most management teams no longer raise equity through deeply discounted rights
issues, which had long hindered their ability to attract additional capital ﬂows and,
in our view, likely contributed to Europe’s long-term underperformance relative
to global and U.S. REIT indexes. Instead, many companies now prefer straight
equity issuance through accelerated book building (ABB), raising capital via direct
placements, which U.S. REITs have used almost exclusively. Or, if regulation or
governance would still hinder them, successful real estate companies can raise
capital at a narrower discount, which we would support. Belgium recently became
the latest country to allow such private placements, providing companies the
opportunity to quickly raise capital without being obligated to rely on existing
shareholders via the more inefficient rights issue structure.
Additionally, companies are now more likely to employ leverage-neutral share
buybacks rather than borrowing to fund repurchases, as was often the case in
the past.
Better governance. European listed real estate companies have made significant
progress on improving environmental, social and governance (ESG) standards.
Steps have included greater accountability by boards of directors for management
decisions and performance, along with improved compensation structures, that has
better aligned the interests of management and shareholders. We believe these
efforts have enhanced their long-term growth potential.
Recognition in equity indexes. The growth and evolution of the global real estate
securities market have prompted major index providers such as FTSE Russell, S&P
and MSCI to recognize real estate as a standalone sector category. We believe this
greater visibility will increase awareness of the historically favorable return profile of
listed real estate. Yet despite its elevation to an 11th sector category in the Global
Industry Classification Standard (GICS), real estate still represents only a small
weighting in broad market indexes. As a result, a separate allocation in real estate
securities is likely to have little overlap with a broad equity portfolio.

(1) Source: European Public Real Estate Association.
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Compelling Investment Characteristics
Superior historical returns vs. private real estate. While private real estate has
been the fastest-growing asset class across Europe by fund flows in recent years,
investors have historically achieved better results with real estate securities. Since
2009, representing the common period for the major regional private property
indexes, European listed real estate has outperformed private (except in the U.K.),
averaging 9.5% annually (Exhibit 5).

European listed real estate
has outperformed most
private markets.

Exhibit 5: European Listed Real Estate vs. Private Market Returns
Growth of €100 and Annualized Returns Since 2009
€250

229.50 (9.7%)
U.K. Private Real Estate
226.10 (9.5%)
Listed European Real Estate
201.60 (8.1%)
Nordic Private Real Estate
192.50 (7.6%)
Pan-European Real Estate
178.90 (6.7%)
German Private Real Estate
176.40 (6.5%)
Dutch Private Real Estate

€175

€100
€75

2010

2011

2012

2013

2014

2015

2016

2017

2018

At December 31, 2018. Source: FTSE, MSCI and Cohen & Steers.
Data quoted represents past performance, which is no guarantee of future results. Annual returns, 12/31/2009 = 100.
U.K. Private Real Estate returns are in GBP. See page 10 for index definitions and additional disclosures.

Data from research firm CEM Benchmarking tells a similar
story (Exhibit 6). Based on return data reported by pension
funds, listed real estate has delivered superior returns relative
to private real estate allocations over the investment periods
available for each region.
With the economy appearing to be moving toward the late
stage of the business cycle, the listed market may remain
investors’ best option, offering potential for better growth and
less risk than private real estate investments. Private equity
funds may only reach their promised returns through the use
of greater leverage.
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Exhibit 6: Asset Class Performance
Within Institutional Portfolios

Listed Real Estate
Private Real Estate

12%
Average Annual Net Return

The use of leverage alone does not explain the strong relative
performance of listed real estate securities. Listed real estate
companies typically maintain moderate levels of leverage
(37% loan-to-value, on average), while private funds may
employ a broad range of gearing. Internally managed core
funds may use leverage sparingly, while value-added and
opportunistic funds tend to favor higher leverage.

Public Equity
Fixed Income

10.9
9.3

9.1

8.5

7.8

8%
5.4

5.9

5.6

5.1

10.8
8.2

5.2

4%

0%

Dutch Funds
2005–16

Other European Funds
2008–16

U.K. Funds
2010–16

At September 30, 2018. Source: CEM Benchmarking.
Data quoted represents past performance, which is no guarantee of future results.
Asset class allocations distributed across global, European, U.K., U.S., emerging market and
other regions. Average annual net return for large European institutional investor portfolios.
Other Euro area funds consists of funds from Denmark, Finland, France, Ireland, Norway,
Sweden, and Switzerland. Where other Euro area funds have provided net return in home
currency other than €, net return has been converted into € using FX currency return of the
home currency vs. €. See page 10 for additional disclosures.

Attractive income. REITs and other real estate securities
have historically paid high dividends, resulting from their
cash-flow-oriented business models and REITs’ taxadvantaged distributions. Across Europe, real estate
securities currently offer meaningful premiums relative to
long-term government bond yields, which we believe is an
indication of potential value (Exhibit 7). Real estate security
analysis is multidimensional, and yield alone can be fraught
with risk. For example, higher-yielding retail landlords
currently facing weakened demand from tenants may
be at risk for dividend cuts. We, therefore, believe active
management is essential to avoid “high-dividend value traps.”
Liquidity and short-term volatility. The growth in the listed
universe has largely led to greater liquidity and, occasionally,
greater short-term volatility in real estate securities. Both are
positives from our perspective. The improved liquidity could
potentially benefit investors in the case of unexpected events.
Recent examples include Brexit and the serious deterioration
of the U.K. retail market.

Exhibit 7: Real Estate Yields Versus
Government Bonds

Real Estate Securities
Dividend Yields
10-Year Government
Bond Rates

In terms of increased short-term volatility, we often hear
arguments that real estate securities are more like stocks than
real estate. We strongly disagree with this view (and studies
support our case). Although correlations with the broad
equities market can be high in the short run, over longer-term
investment time horizons, returns for listed securities are more
closely linked to the real estate market cycle. Rather than
being a negative, short-term volatility in the relatively stable
real estate securities asset class creates opportunities for
fund managers to generate alpha, and for companies to raise
capital accretively or buy back shares at a discount—a true
arbitrage between underlying property values and listed share
prices, in our view.
Diversifying correlations with other asset classes. Real
estate securities have low to moderate correlations with the
broad equity market and fixed income over the intermediate to
long term (Exhibit 8). As a result, adding real estate to a multiasset portfolio can improve risk-adjusted returns.

Exhibit 8: Asset Class Correlation
5-Year Correlations
European European
Listed
Private
European
Real Estate Real Estate Equities

10%
8.3

8%
6%

Average European Listed
Real Estate Yield:
4.2%

5.7

4.1

4%

European Listed
Real Estate

1.00

European Private
Real Estate

0.74

1.00

European Equities

0.71

0.57

1.00

Global Equities

0.52

0.34

0.82

1.00

Global Bonds

–0.59

–0.76

–0.48

–0.01

Global
Bonds

3.2
2.3

2%
0%
-2%

Global
Equities

France

Germany

Netherlands

Sweden

U.K.

At June 30, 2019. Source: Bloomberg and Cohen & Steers.
Data quoted represents past performance, which is no guarantee of future results.
See page 10 for index definitions and additional disclosures.

1.00

At December 31, 2018. Source: MSCI, Cohen & Steers.
Data quoted represents past performance, which is no guarantee of future results.
Correlation of rolling five-year returns, 2005–2018. Correlation is a statistical measure of
how two data series move in relation to each other. See page 10 for index definitions and
additional disclosures.
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A Complement to Private Real Estate
Property funds focused solely on one’s home country provide access to a relatively
limited investment universe and run the risk that the local property market may be
richly valued or at an unattractive place in its fundamental cycle. By broadening
a portfolio’s scope with a listed allocation, investors gain access to an asset class
that has historically delivered superior returns, while also diversifying their exposure
across a wide range of sectors and markets.
Enhanced return potential. Using the available history for the private PanEuropean and local private real estate indexes, Exhibit 9 demonstrates that adding
a 50% allocation in listed real estate to a single-country private real estate portfolio
would have historically resulted in improved returns.

Adding listed real estate can
boost returns for single-country
private real estate portfolios.

Exhibit 9: Performance Since Private Property
Index Inceptions
10%
8.7
7.8

Annualized Return

8%

100% Private Real Estate
With 50% Listed European Real Estate
9.3
7.7

7.3

6.9

8.4

8.8

9.0

6%
4.5
4%
2%

0%

Pan-Europe
2001–2018

Germany
1996–2018

Netherlands
1995–2018

Nordic
2000–2018

U.K.
1995–2018

At December 31, 2018. Source: MSCI and Cohen & Steers.
Data quoted represents past performance, which is no guarantee of future results. Annualized returns from the earliest
of either the inception of each private property index or the FTSE EPRA/Nareit Developed Europe Real Estate Index. Indexes
rebalanced annually. See page 10 for index definitions and additional disclosures.

Broader diversification. The geographic diversity available in listed real estate
creates significant depth and breadth of opportunities for investors, providing
access at any point in time to different property cycles, local economic trends,
political environments and interest-rate policies. Economic and property cycles,
monetary conditions and political environments may differ across various markets,
allowing investors to take advantage of local and regional shifts while not being
overly exposed to any one market.
Investor-friendly terms.
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•

Liquidity: Real estate securities are traded daily on stock exchanges, providing
underlying liquidity.

•

Cost of capital: Listed real estate companies have opportunities at times to
access equity capital at premiums to their intrinsic value, allowing them to
create value by deploying that capital accretively.

•

Transparency: Publicly traded companies must file regular financial reports with
regulators and are scrutinized by securities analysts around the world.

•

Tactical flexibility: The ability to buy and sell securities daily enables listed real
estate fund managers to quickly adjust to tactical opportunities in sectors,
geographies and individual securities.

Conclusion
Today’s European real estate securities market offers a broad opportunity set
covering many corners of the Continent and the U.K., as well as an ever-widening
range of niche/alternative property markets. Companies have become more
sophisticated and specialized. And the asset class has a history of outperforming
private real estate while often proving high current income, daily liquidity and
low correlations to other investments. We believe greater awareness of these
characteristics should drive increasing adoption of real estate securities in
European investor portfolios.
Cohen & Steers has been helping investors access opportunities in this unique
market for more than 30 years. We were the first investment manager dedicated to
real estate securities, and today, we remain the largest active investor in the asset
class. As specialist managers, we seek to understand the complexities of the global
real estate securities market and use our insights to emphasize what we believe are
the property sectors, countries and individual companies best positioned for the
current market environment.
Our experience as an active, global investor has helped us to shape the European
real estate securities market. Through our advocacy, we have worked with
companies to promote changes such as stronger corporate governance and a
more progressive approach to capital raising—reforms that, in our opinion, have
increased the return potential of the European listed real estate market.

The Cohen & Steers Advantage
• Pioneer in listed real estate investing
• Strong performance track record
• Specialist in listed real assets and alternative income
• Dedicated London-based European portfolio
management team
• Global investment platform
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Index Definitions
An investor cannot invest directly in an index and index performance does not reflect the deduction of any fees, expenses or taxes.
Dutch Private Real Estate: MCSI IPD Netherlands Annual Property Index measures unlevered total returns of directly held standing property investments from one valuation to the next.
The index tracks performance of 3,813 property investments, with a total capital value of EUR 42.6 billion as of December 2017.
European Equities: MSCI Europe Index is a free float-adjusted market capitalization weighted index that is designed to measure the equity market performance of the developed markets
in Europe. The MSCI Europe Index consists of the following 15 developed market country indices: Austria, Belgium, Denmark, Finland, France, Germany, Ireland, Italy, the Netherlands,
Norway, Portugal, Spain, Sweden, Switzerland, and the United Kingdom.
European Listed Real Estate: FTSE EPRA/Nareit Developed Europe Real Estate Index is an unmanaged market-capitalization-weighted total-return index, which consists of publicly
traded equity REITs and listed property companies from the Europe region.
German Private Real Estate: MSCI IPD Germany Annual Property Index measures unlevered total returns of directly held standing property investments from one valuation to the next.
The index tracks performance of 1,828 property investments, with a total capital value of EUR 55.1 billion as of December 2017.
Global Bonds: Barclays Capital Global Aggregate Bond Index is a broad-market measure of global investment-grade debt from many different currencies. The three major components
of this index are the U.S. Aggregate, the Pan-European Aggregate, and the Asian-Pacific Aggregate Indexes. The index also includes investment-grade eurodollar, euro-yen, Canadian,
and 144A Index-eligible securities not already in the three regional aggregate indices.
Global Equities: MSCI World Index is a free-float-adjusted index that measures performance of large- and mid-capitalization companies representing developed market countries.
Nordic Private Real Estate: MSCI IPD Nordic Annual Property Index measures unlevered total returns of directly held standing property investments from one valuation to the next. The
index tracks performance of 6,932 property investments, with a total capital value of EUR 121.7 billion as of December 2017.
Pan-European Real Estate: MSCI IPD Pan-European Annual Property Index measures unlevered total returns of directly held standing property investments from one valuation to the
next. The index tracks performance of 40,080 property investments, with a total capital value of EUR 768.5 / GBP 682.2 / USD 922.8 billion as of December 2017.
U.K. Private Real Estate: MSCI IPD UK Annual Property Index measures unlevered total returns of directly held standing property investments from one valuation to the next. The index
tracks performance of 13,130 property investments, with a total capital value of GBP 220.8 billion as of December 2018.
Yield is the income return on an investment. This refers to the interest or dividends received from a security and it is usually expressed annually as a percentage based on the investment's
cost, its current market value or its face value.
Important Disclosures
Data quoted represents past performance, which is no guarantee of future results. These materials are provided for informational purposes only and reﬂect sources believed by
Cohen & Steers to be reliable as of the date hereof. No representation or warranty is made concerning the accuracy of any data compiled herein, and there can be no guarantee that any
forecast or opinion in these materials will be realized. There is no guarantee that any historical trend illustrated herein will be repeated in the future, and there is no way to predict precisely
when such a trend will begin. There is no guarantee that any market forecast made in this commentary will be realized. This is not investment advice and may not be construed as sales or
marketing material for any financial product or service sponsored or provided by Cohen & Steers, Inc., or any of its affiliates or agents.
Risks of Investing In Real Estate Securities. The 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 be less liquid 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 available only to U.S. residents.
Cohen & Steers Asia Limited is authorized and regulated by the Securities and Futures Commission of Hong Kong (ALZ 367).
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.
Notes for Readers in the Middle East: This document is for information purposes only. It does not constitute or form part of any marketing initiative, any oﬀer to issue or sell, or any
solicitation of any oﬀer to subscribe or purchase any products, strategies or other services, nor shall it or the fact of its distribution form the basis of, or be relied on in connection with, any
contract resulting therefrom. In the event that the recipient of this document wishes to receive further information with regard to any products, strategies other services, it shall specifically
request the same in writing from us.
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About Cohen & Steers
Cohen & Steers is a global investment manager specializing in liquid real assets, including real estate securities, listed
infrastructure, and natural resource equities, as well as preferred securities and other income solutions. Founded in 1986,
the firm is headquartered in New York City, with offices in London, Hong Kong and Tokyo.
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We believe accessing investment opportunities around the world
requires local knowledge and insight into specialized and regional
markets. Cohen & Steers maintains a global presence through the
following offices:
Americas

NEW YORK
Corporate Headquarters
280 Park Avenue, 10th Floor
New York, New York 10017
Phone
Fax

212 832 3232
212 832 3622

Europe

LONDON
Cohen & Steers UK Limited
50 Pall Mall, 7th Floor
London SW1Y 5JH
United Kingdom
Phone

+44 207 460 6350

Asia Pacific

HONG KONG

TOKYO

Cohen & Steers Asia Limited
Suites 1201– 02, Champion Tower
3 Garden Road
Central, Hong Kong

Cohen & Steers Japan, LLC
Pacific Century Place, 16F
1-11-1 Marunouchi Chiyoda-ku
Tokyo 100–6216 Japan

Phone

Phone

+852 3667 0080

+81 3 4530 4710
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