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As investors increasingly look to alternative asset classes for diversification and income, we believe listed
REITs offer valuable characteristics, combining the potential benefits of owning a diverse portfolio of
commercial real estate with the convenience and transparency of publicly traded equities.

Building more efficient portfolios

Accessing next-gen properties

Enhancing private real estate

REITs have historically served as
effective diversifiers, with a track
record of strong returns, attractive
tax-advantaged dividend income that
tends to grow with inflation, and low
correlations with stocks and bonds.

The REIT market, once dominated by
offices and retail, is now led by neweconomy property types such as cell
towers, data centers and industrial
logistics, along with non-core sectors
such as health care and self storage.

Listed REITs can offer key benefits
over non-listed REITs, including
meaningfully higher historical returns,
lower fund management fees on
average, and the potential to take
advantage of discounted valuations.

How REITs Benefit Asset Allocations

Four ways REITs may improve portfolio potential
Over the long run, REITs’ return profile is driven primarily by the performance
of their underlying property holdings, delivering key diversifying characteristics
sought by real estate allocators, wrapped in a liquid security.
1. Strong historical returns
Since the start of the modern REIT era, kicked off by Kimco Realty’s initial public offering (IPO) in 1991,
U.S. REITs have delivered an 11.1% annual return, outperforming broader stocks and bonds (Exhibit 1).
We believe there are strong fundamental reasons for real estate securities’ performance track record:
•

REITs tend to have stable business models focused on acquiring and developing high-quality
assets that produce a recurring stream of rental income tied to leases. Stable and growing cash
flows have historically attracted long-term investment capital.

•

Management teams will often seek to drive additional growth by continuously improving leasing
and development operations, redeveloping assets to command higher rents and engaging in other
potentially value-creating activities.

•

A process of natural selection over decades has driven the adoption of best practices in corporate
governance, investment strategy and alignment with shareholder interests.

2. Potential for high, tax-advantaged income
To maintain their tax status as pass-through entities, U.S. REITs are required to pay out at least 90% of
their taxable income to shareholders. In return, income is taxed only once, at the shareholder level. This
distribution requirement, along with REITs’ cash flow–oriented businesses, is why REITs are known for
paying attractive dividends (Exhibit 2). In addition, in order to remain above the minimum distribution
level required by law, REITs must typically increase payouts as rents rise over time, historically resulting
in steady dividend growth.
Exhibit 1: Growth of $10,000 and annual return since 1991
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At August 31, 2020. Source: Morningstar, Cohen & Steers.
Data quoted represents past performance, which is no guarantee of future results. The chart above is for illustrative purposes only and does not reﬂect
information about any fund or other account managed or serviced by Cohen & Steers. There is no guarantee that any historical trend illustrated above will be repeated
in the future, and there is no way to predict precisely when such a trend will begin. An investor cannot invest directly in an index and index performance does not
reﬂect the deduction of any fees, expenses or taxes. Index comparisons have limitations as volatility and other characteristics may diﬀer from a particular investment.
Dividend yield used for equity indexes; yield-to-maturity used for fixed income indexes. See page 15 for index associations, definitions and additional disclosures.

On the cover: Data centers account for 11% of today’s U.S. REIT market (more than retail or offices), providing critical infrastructure for the digital economy.
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REIT distributions are composed of income, capital gains and return of capital, each of which may offer
tax advantages. REIT income is considered Qualified Business Income (QBI), which is entitled to a
20% deduction as of the 2020 tax year, reducing the top tax rate from 37% to 29.6% (not including the
3.8% Medicare surcharge on all tax rates). This deduction is available for all shareholders, regardless
of their income level or whether they itemize or take the standard deduction. Capital gains are typically
taxed at a maximum rate of 20%, while return of capital is treated as a deferred capital gain.
3. Diversifying correlations
REITs have historically served as effective diversifiers, as they tend to react to market conditions
differently than other asset classes and businesses, potentially helping to smooth portfolio returns. They
share aspects of both stocks and bonds—responding to economic growth like equities, but with yields
and lease-based cash flows that give them certain bond-like qualities. REITs are subject to real estate
cycles based on supply and demand, with the added stability of commercial leases. They also tend to
be more sensitive to credit conditions due to the capital-intensive nature of real estate.
These distinct performance drivers have resulted in low long-term correlations with stocks and bonds.
Since 1991, U.S. REITs have had a 0.57 correlation with the S&P 500 and a 0.21 correlation with U.S.
bonds (Exhibit 3). Global REITs have also exhibited diversifying correlations, albeit to a more modest
degree, due largely to higher correlations of Asia’s real estate market with both Asia and U.S. equities.
Exhibit 3: Differentiated Behavior

Rolling 5-Year
Correlations
Long-Term
Correlations

1.0
0.8
0.6

Global Financial
Crisis

COVID
Recession
0.73

U.S. REITs vs.
U.S. Stocks

0.57

0.4

0.36

0.2
0.0
-0.2

0.21
Start of monetary
tightening cycle

U.S. REITS vs.
U.S. Bonds
1996

1999

2002

2005

2008

2011

2014

2017

2020

At June 30, 2020. Source: Morningstar, Cohen & Steers.
Data quoted represents past performance, which is no guarantee of future results. The chart above is for illustrative purposes only and does not reﬂect
information about any fund or other account managed or serviced by Cohen & Steers. There is no guarantee that any historical trend illustrated above will be repeated
in the future, and there is no way to predict precisely when such a trend will begin. An investor cannot invest directly in an index and index performance does not
reﬂect the deduction of any fees, expenses or taxes. Index comparisons have limitations as volatility and other characteristics may diﬀer from a particular investment.
Correlation is a statistical measure of how two data series move in relation to each other. See page 15 for index associations, definitions and additional disclosures.

Though REITs may sometimes move closely with broad equities
in the short run, long-term returns are primarily driven by the
performance of the underlying real estate
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Over short periods, REITs may correlate more closely with the broader stock market, as seen during the
global financial crisis and, more recently, in the COVID recession. Similarly, sudden changes in bond
yields can have a meaningful influence on short-term REIT performance. However, such periods tend
to be temporary. In the long run, REIT returns are driven primarily by the distinct cash flows and growth
profiles of the underlying property markets and the added stability of leases, providing the potential
diversification benefits of an allocation to real estate.
4. Inflation protection
As an investment in real assets, real estate has inherent inflation-hedging qualities that we believe
can help investors defend against erosion in buying power resulting from the rising cost of living. An
inflationary environment can drive up the cost of land, materials and labor, raising the threshold for new
development (constraining new supply) and enabling landlords to increase rents. Many commercial
leases even have explicit inflation links, with rent escalators tied to a published inflation rate. As a
result, REITs have historically benefited from inflation surprises, contrasting with the adverse reaction
from broad stocks and bonds.
While inflation has been subdued since the financial crisis, we believe the massive global monetary
and fiscal response to COVID-19, as well as increasing protectionism and trade disruptions, suggests
potential for upward inflation pressure ahead.

REITs are an allocation to real estate
As an asset class, real estate has long been viewed by institutional investors as an attractive way to
improve potential risk-adjusted returns, with allocations typically ranging from 5% to 15%. By contrast,
generalist equity managers tend to view real estate within the bounds of broad market benchmarks,
where real estate has about a 3% weight. Considering the structural underweights to real estate among
many generalist managers—a carryover from the days when real estate was just a subcategory within
the financials sector—investors who rely solely on equity allocations for real estate exposure may be
significantly under-allocated.
Exhibit 4: Listed and private real estate correlation
Global REITs vs. global private real estate, by holding period (lagged 1 year)
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At June 30, 2020. Source: NCREIF, Morningstar, Cohen & Steers.
Data quoted represents past performance, which is no guarantee of future results. The chart above is for illustrative purposes only and does not reﬂect
information about any fund or other account managed or serviced by Cohen & Steers. There is no guarantee that any historical trend illustrated above will be
repeated in the future, and there is no way to predict precisely when such a trend will begin. An investor cannot invest directly in an index and index performance
does not reﬂect the deduction of any fees, expenses or taxes. Index comparisons have limitations as volatility and other characteristics may diﬀer from a particular
investment. Correlation calculation lags listed real estate by 1 year to account for delay in private appraisal valuations. See page 15 for index associations,
definitions and additional disclosures.
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REITs’ long history of strong, low-correlated returns, attractive income and inflation-sensitive cash flows has,
in our view, cemented their credentials as an effective vehicle for allocating to real estate. Moreover, we
believe the case for REITs has grown stronger over the past decade with the emergence of new property
types such as cell towers and data centers, along with the continuing expansion of the global listed real
estate market.
Has the pandemic changed the case for allocation?
The short answer is no, in our view, but it may change how some real estate is utilized. At its core, real
estate exists to support basic needs of individuals and businesses, providing shelter and facilitating
commerce. These needs still exist, but may simply be housed in a different form or location, shifting the mix
of usage.
Some of these changes may be more transitory, reflecting current preferences, such as residents moving
from multi-family apartments in dense cities to suburban single-family homes. Other trends may be more
permanent: accelerated e-commerce adoption driving demand for industrial/logistics at the expense
of retail; greater reliance on digital infrastructure benefiting data centers and cell towers; increasing
acceptance of work from home affecting office utilization. As active managers, we can pivot around these
changes, adjusting portfolio allocations based on secular trends and inflection points in the market.

5 Facts
About REITs

1

Real estate investment trusts (REITs) are companies that acquire, develop and
operate commercial and residential properties, generating revenues primarily
from rents tied to leases.

2

REITs were established in the U.S. in 1960 and have since expanded globally
as a tax-efficient structure for passing through income to shareholders.

3

REITs do not pay corporate income taxes, but are legally required to distribute
nearly all taxable income to shareholders.

4

REITs make up 80% of the global listed real estate index. The remaining 20%
of non-REIT companies include real estate developers, franchisers
and other operating companies.(1)

5

Equity REITs (which are the focus of this report) represent equity ownership in
real property. These are different from mortgage REITs, which provide real
estate financing.

(1) At June 30, 2020.
Our convention is to refer to listed real estate securities collectively as the “REIT market,” understanding that this includes some non-REIT companies. See page 15 for index definitions.
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Access to next-gen property types in a diverse global market
The REIT market has evolved substantially over the past 20 years, led by the
emergence of digital infrastructure and other alternative sectors powered by
secular growth trends.
The emergence of alternative property investments
The listed REIT market is continuously evolving, expanding into new property types beyond the
traditional sectors that dominated the market 20 years ago (and which still dominate core private
real estate funds). In addition, enhancements to REIT rules are creating new opportunities. For
example, health care REITs that own senior housing are now allowed to operate the properties with
a third party, giving them a stake in the operating business.
The most notable change, however, has been the growth of “tech REITs.” Cell tower companies
have existed for years, but many converted to the REIT structure during the 2010s, creating what is
now the largest sector in the U.S. REIT market. Data center REITs have also grown with the demand
for cloud computing and IT outsourcing. Even the traditional industrial sector has transformed
into high-tech distribution centers for online retailers such as Amazon. These sectors have been
instrumental during COVID in providing infrastructure for people to shop, work, learn, socialize and
stream movies from the safety of home.
Together, alternative property types make up 61% of the U.S. REIT market (Exhibit 5). We believe
this has made the listed real estate market structurally less cyclical, driven more by secular
trends such as the growth of e-commerce and the need for health care services and housing for
aging populations.
REITs are global
Real estate has seen a significant shift of capital from private investors to the public market in
recent decades, growing from a market capitalization of just over $300 billion in 2002 to $1.5 trillion
today (Exhibit 6). This growth has been driven in large part by the increasing adoption of the REIT
structure as a viable and efficient way of investing in real estate, spurred by the success of the U.S.
REIT model in the 1990s.
Today, 38 countries have REIT-like securities, and more are considering REIT legislation. REITs
represent 80% of the FTSE EPRA Nareit Developed Index, with the remaining 20% consisting of
real estate operating companies (REOCs), including residential and commercial developers, hotel
franchises and other specialty companies.

A broadening investable universe is creating
opportunities for active managers to add
potential value
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Exhibit 5: Today’s REIT market is driven largely by alternative property types
U.S. REIT sector breakdown, 2000 vs. 2020
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At June 30, 2020. Source: UBS, Morningstar, Cohen & Steers.
The chart above is for illustrative purposes only and does not reﬂect information about any fund or other account managed or serviced by Cohen & Steers. There is no guarantee that any historical
trend illustrated above will be repeated in the future, and there is no way to predict precisely when such a trend will begin. An investor cannot invest directly in an index and index performance
does not reﬂect the deduction of any fees, expenses or taxes. The mention of specific sectors is not a recommendation or solicitation for any person to buy, sell or hold any particular security in a
sector and should not be relied upon as investment advice. Market capitalization: FTSE EPRA Nareit Developed Index. See page 15 for index associations, definitions and additional disclosures.
(1) Examples are the largest companies by market capitalization within a regional sector.
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Exhibit 6: Global REIT adoption has been a
catalyst for growth in listed real estate

REITs are represented
in 38 countries

Listed REITs
REIT Legislation in Progress
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At June 30, 2020. Source: UBS, Morningstar, Cohen & Steers. See page 15 for index associations, definitions and additional disclosures.

Regional characteristics
United States
The U.S. REIT structure has evolved
into the world’s most efficient real estate
operating model, in our view.
A preponderance of strong corporate
governance, transparency, sound
business models and a history of eﬀective
use of capital has provided ample access
to public equity and debt markets at a
generally low cost of capital.
The size and scope of the U.S. market
has allowed REITs to develop dominant
sector-specific platforms, allowing them
to focus their business strategy, simplify
their investment story and strengthen their
negotiating position with tenants.
Europe
Many European and U.K. REITs have
adopted important reforms to improve
corporate governance, business
models and shareholder returns,
including simplified sector strategies,
less leverage, less development and a
greater emphasis on cash ﬂow and active
asset management. This aligns with the
increasing focus among both companies
and investors on environmental, social and
governance (ESG) policies.
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Growth since 2002
Improvements in management and
board incentives are driving better capital
allocation discipline—an issue that has
constrained external growth prospects in
past years.
We believe these reforms should drive
improved longer-term returns, potentially
more in line with the U.S. REIT market.

Market capitalization, USD billions
$1,523
North America
EMEA
Asia Paciﬁc
$788

Asia Pacific
Asia Pacific has been the fastest-growing
real estate market over the past few years
in terms of its market capitalization and
number of new public companies.
Initially dominated by developers, the
region now has a substantial landlord
presence, with REITs accounting for
a larger share of markets in Japan,
Singapore and Australia—often favored by
income-oriented investors for their steady
dividend growth.
The region has also become more
diversified by sector. As in the U.S.
and Europe, REITs have expanded
into logistics, health care, data centers
and hospitality.

$290
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$168

$445

$64
$86

2002

2020

(earliest available
market cap data)

At June 30, 2020.
Source: FactSet, Cohen & Steers.
As represented by the FTSE EPRA Nareit
Developed Index. See page 15 for index definitions
and additional disclosures.

Diverse characteristics create opportunities for active managers
The diversity of REIT sectors often comes with a wide range of returns over any given period (Exhibit 7).
For example, in the first half of 2020, during the COVID-induced downturn, data center REITs delivered
positive returns and outperformed mall REITs by 71%.(1) Most enclosed malls had to shut down and many
tenants stopped paying rents, whereas data center REITs benefited from the surge in internet traffic as
businesses and consumers shifted activities online.
What causes performance dispersion? These examples demonstrate the distinct economic factors
that drive supply and demand for each property type. Some sectors are more impacted by cyclical
factors such as job growth, consumer spending and trade, while others are tied more to secular themes
such as the growth of e-commerce and aging populations. In addition, lease terms provide varying
degrees of insulation from changes in the economy. Hotels reset room rates daily (essentially oneday leases), giving them little protection from economic downturns but also greater ability to capture
upswings. At the other end of the spectrum, health care properties typically have 10-year leases,
generally resulting in less cyclical cash flows.
Furthermore, at any given time, property markets in each country may oﬀer varying levels of risk and
reward potential due to diﬀerences in their property cycles, macroeconomic conditions and interest-rate
policies. This tends to create a wide dispersion of returns among countries in any given year.
Exhibit 7: Performance dispersion creates potential alpha opportunities
Listed real estate total returns by calendar year, in local currency
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At June 30, 2020. Source: Morningstar.
Data quoted represents past performance, which is no guarantee of future results. The chart above is for illustrative purposes only and does not
reﬂect information about any fund or other account managed or serviced by Cohen & Steers. There is no guarantee that any historical trend illustrated above
will be repeated in the future, and there is no way to predict precisely when such a trend will begin. An investor cannot invest directly in an index and index
performance does not reﬂect the deduction of any fees, expenses or taxes. Index comparisons have limitations as volatility and other characteristics may
diﬀer from a particular investment. The mention of specific sectors is not a recommendation or solicitation for any person to buy, sell or hold any particular
security in a sector and should not be relied upon as investment advice. Differences may not sum due to rounding. See page 15 for index associations,
definitions and additional disclosures.

(1) Returns quoted in local currencies.
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Adding value through active management. REIT specialists with the resources and experience to
understand the market and position portfolios appropriately may enhance potential risk-adjusted returns.
Over the 1-, 3-, 5- and 10-year trailing periods, real estate managers have consistently had better
success than large-, mid- and small-cap equity managers (Exhibit 8).
Furthermore, many investors tend to choose funds from focus lists that help identify managers who have
stood apart, taking into consideration both qualitative and quantitative factors, including expenses. Each
list has its own criteria, but we can approximate this process by screening for 4- and 5-star funds as
ranked by Morningstar. Within this select group, 100% of REIT managers delivered net returns in excess
of the Morningstar category benchmark over all trailing periods. We attribute this success to the benefits
of developing expertise in a narrow field of focus, as well as the equity market’s inherent inefficiencies in
pricing changes to real estate fundamentals.
REIT managers may use a variety of tools to reflect their market views in portfolios, including:
•

Adjusting sector and country weights to capitalize on differences in property types and local
economic conditions

•

 sing their research advantage to identify company-specific catalysts that may not be fully
U
factored into valuations

•

Positioning for long-term secular trends that have the potential to fundamentally transform real
estate markets—both positively toward higher and better use, and negatively from obsolescence

Exhibit 8: REIT managers have had greater success beating their market
Percentage of outperforming U.S. fund managers, by Morningstar category, Class I or equivalent (net of fees)(a)
4/5-star (Morningstar Rating(b))

All funds

1 Year
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58%
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33%
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57%
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Real Large Mid Small
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Number of Funds Represented
4/5-star
26
272
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83

26
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111

83

26

252

102

79

21

222
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64

All funds

249

51

557

242
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51

516
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227

43

431

190

188

54

583

254

At June 30, 2020. Source: Morningstar, Cohen & Steers.
Performance data quoted represents past performance, which is no guarantee of future results. The information presented above 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 above. Large Cap, Mid Cap and Small Cap categories based on average percentage of outperforming mutual funds across Growth, Value and Blend
styles for each size group as categorized by Morningstar. (a) Real estate fund performance relative to the category benchmark, the S&P U.S. REIT Index. Equity
fund performance relative to the respective Russell market-cap benchmark: Large Cap: Russell 1000 Index; Mid Cap: Russel Mid Cap Index; Small Cap: Russell
2000 Index. (b) Morningstar category ratings are as of 6/30/2020 and are subject to change. For each fund with at least a 3-year history, Morningstar calculates
its ratings based on a risk-adjusted return measure that accounts for variation in a fund’s monthly performance (including the eﬀects of sales charges, loads and
redemption fees), placing more emphasis on downward variations and rewarding consistent performance. In each category for each time period, the top 10% of
funds receive 5 stars, the next 22.5% receive 4 stars, the next 35% receive 3 stars, the next 22.5% receive 2 stars and the bottom 10% receive 1 star. Therefore,
4/5-star funds represented here are the top 32.5% of funds in their respective category over a given time period.
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•

Investing outside the benchmark—for instance, investing in out-of-benchmark hotel and
gaming companies in U.S. portfolios or in cell towers (which are not in the global REIT
benchmark) in global portfolios

•

Building meaningful positions in small-cap securities that may offer greater upside potential

•

Participating in special opportunities such as recapitalizations, private placements, initial
public offerings (IPOs) or pre-IPO investments

These activities are not within the scope of passive index-tracking strategies—a notable
disadvantage in recent years due to the inability of passive vehicles to get out of the way of
the secular decline in retail.

A liquid complement to private real estate
Listed REITs offer additional benefits, including higher potential returns,
lower management fees and the ability to allocate capital at discounts to
private-market values.
Superior historical returns
Since the start of the modern REIT era in 1991, publicly traded REITs have outperformed the NFIODCE, which tracks private real estate funds, by nearly 4% annually (Exhibit 9). REITs have achieved
this return premium while generally employing modest leverage, usually in the 30–40% range,
compared with 50–65% for many non-traded REITs. Higher leverage may benefit investors when asset
prices are rising, but higher leverage can also magnify the decline in equity during market downturns,
potentially resulting in greater volatility in the underlying asset values.
Exhibit 9: Listed REITs have significantly outperformed private real estate
Annualized returns since 1991
11.1%

Higher historical returns
for public REITs were
generated with relatively
less leverage

7.4%

U.S. Private Real Estate

U.S. Listed REITs

At June 30, 2020. Source: NCREIF, Morningstar, Cohen & Steers.
Data quoted represents past performance, which is no guarantee of future results. The chart above is for illustrative purposes only and does not reflect
information about any fund or other account managed or serviced by Cohen & Steers. There is no guarantee that any historical trend illustrated above will be
repeated in the future, and there is no way to predict precisely when such a trend will begin. An investor cannot invest directly in an index and index performance
does not reflect the deduction of any fees, expenses or taxes. Index comparisons have limitations as volatility and other characteristics may differ from a particular
investment. See page 15 for index associations, definitions and additional disclosures.

11

How REITs Benefit Asset Allocations

Lower fees
Actively managed U.S. REIT mutual funds are generally offered with low management fees, with a median
total expense ratio of 1.08% across all share classes.(1) By contrast, recurring fees for non-traded REITs are
significantly higher—generally up to 2.10% until a maximum total servicing fee is achieved.(2) In addition,
non-traded REIT advisers will generally take a promoted interest of around 10–15% once the leveraged
return exceeds a specified threshold, usually 5%.
Buying real estate at a discount
Over the long run, returns for both private and listed real estate are driven primarily by the performance
of the underlying assets, determined by supply, demand and credit fundamentals. However, at any given
time, REITs may trade at a discount or premium to the private-market value of their real estate holdings.
Furthermore, share prices of listed REITs reflect changes in fundamental expectations in real time,
compared with lagged private real estate appraisal values.
In periods of volatility, this dynamic may create opportunities due to the dislocation between listed and
private markets. Immediate markdowns within listed markets can provide attractive entry points into wellpositioned companies trading at meaningful discounts to their intrinsic value.
Access to alternative property investments
While some private REITs offer at least some diversification across property types, even the most
diversified ones still focus on just a few sectors, often with substantial allocations to office and retail. By
contrast, the composition and liquidity of the listed REIT market allow for greater diversification in real
estate portfolios, including access to alternative sectors such as data centers, cell towers, health care and
self storage.
Liquidity
Public real estate provides a high level of liquidity compared with the restrictions on redemptions in
private REITs. Sustained redemptions in a real estate downturn may force a private REIT to sell assets into
an unfavorable market, or close the gates to redemptions altogether. By contrast, the liquidity of public
markets allows investors to easily rebalance their portfolios.

(1) Based on 218 actively managed U.S. open-end mutual funds in the Morningstar real estate fund category.
(2) Based on two top non-traded REITs, representing 80% of market share. Typical management expense of 1.25% plus servicing fee of 0.25—0.85%. Promoted interest is the
performance participation amount entitled to the Special Limited Partner, generally a % of the annual total return above a preset IRR threshold, or “hurdle rate.”
At August 31, 2020. Source: Morningstar, non-traded REIT prospectuses, Cohen & Steers.
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Key Takeaways
1
2
3

Enhancing portfolios: REITs offer the potential to improve risk-adjusted
performance, with a long history of strong total returns, attractive dividend
income, low correlations to other asset classes and the inflation-hedging
characteristics of real assets.
Accessing secular growth themes: Today’s REIT market features an
increasing diversity of opportunities, including new property types that provide
infrastructure for the accelerating digital economy.
Complementing private real estate: REITs offer important advantages,
including the potential for higher returns, lower fund management fees and the
ability to allocate capital at discounts to private-market values.
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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. Index comparisons have limitations as volatility and other
characteristics may differ from a particular investment.
Global private real estate: The Global Real Estate Fund Index – Core (GREFI Core) is an index showing the performance of core non-listed real estate funds on a global scale and is created
by leading non-profit association of investors in non-listed real estate, including ANREV (Asia), INREV (Europe) and NCREIF (U.S.).
Global REITs: The FTSE EPRA Nareit Developed Index is a capitalization-weighted, time-weighted index of companies domiciled in developed markets that derive more than half their
revenue from property-related activities. Exhibit 4: Global REITs represented by the FTSE Nareit Equity REITs Index through 12/31/1989 and FTSE EPRA Nareit Developed Index thereafter.
U.S. bonds: Barclays Capital U.S. Aggregate Bond Index is a broad-market measure of the U.S. dollar-denominated investment-grade fixed-rate taxable bond market, and includes Treasuries,
government-related and corporate securities, mortgage-backed securities, asset-backed securities, and commercial mortgage-backed securities.
U.S. private real estate: The NCREIF Fund Index–Open End Diversified Core Equity (NFI-ODCE) is a capitalization-weighted, time-weighted index of 36 private real estate funds pursuing a
core investment strategy focused predominantly on U.S. assets.
U.S. REITs: The FTSE Nareit All Equity REITs Index is a capitalization-weighted, time-weighted index of publicly traded U.S. REITs that invest predominantly in the equity ownership of
real estate. The S&P U.S. REIT Index defines and measures the investable universe of publicly traded real estate investment trusts domiciled in the United States.
U.S. stocks: 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 Russell 1000
Index measures the performance of the largest 1000 companies in the Russell 3000 Index, which represents the U.S. equity universe. The Russell Mid-Cap Index measures the performance
of mid-capitalization companies in the Russell 3000 Index. The Russell 2000 Index measures the performance of the smallest 2000 companies in the Russell 3000 Index.
Important Disclosures
Data quoted represents past performance, which is no guarantee of future results. The information presented above does not reﬂect the performance of any fund or other account
managed or serviced by Cohen & Steers, and there is no guarantee that investors will experience the type of performance reﬂected above. 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 document
will be realized. The views and opinions in the preceding document are as of the date of publication and are subject to change without notice. This material represents an assessment of
the market environment at a specific point in time and 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 presentation 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. Cohen & Steers does not provide investment, tax or legal advice. Please consult with your investment,
tax or legal representative regarding your individual circumstances prior to investing.
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 less liquidity than larger companies.
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.

Publication Date: October 2020 Copyright © 2020 Cohen & Steers, Inc. All rights reserved.
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