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Overview

European equities had a positive month, driven by strong corporate earnings and a de-
escalation of trade tensions between Europe and the US. In the UK, headlines
continued to be dominated by Brexit.

The property sector also performed well over the month, driven by robust half-year
results from Continental European companies. Results re-enforced the strength of
underlying direct property markets, with both occupier and investment markets
remaining in good health. The strength of the Oslo office market was also highlighted
by office owner Entra, while Paris office landlord Gecina also highlighted a supportive
market backdrop, with rental values for high quality, centrally located offices continuing
to rise. In the UK, retail fundamentals continued to deteriorate, leading to value
declines. Conversely, logistics assets saw further rental and value gains.

Performance and activity

From a country allocation perspective, our overweight position to Spain detracted as
stocks paused following a strong rally in June. A small underweight position to Sweden
also detracted, though this was partially offset by our overweight to Germany which
also performed well.

Stock selection proved to be positive, with notable contributions from Sweden-focused
commercial owner Balder and logistics owner Tritax Eurobox following its initial public
offering (IPO). Our underweight position to retail-focused landlords across Europe also
added value, though an absence of Stockholm office owner Fabege detracted with the
stock performing particularly strongly following its results.

We initiated a new position in logistics owner Tritax Eurobox via an IPO (which we
have subsequently reduced). We also added UK specialist developer Urban & Civic,
given its unique skillset in creating value from largescale residential projects, as well as
continued political support for new housing. We also added a new position in Austrian
developer CA Immo, with the stock offering exposure to strong German residential and
commercial markets at an attractive valuation. We continued to reduce our exposure to
retail landlords, further reducing our holding in Hammerson.

Outlook

The European economic backdrop remains favourable and we expect monetary
backdrop to remain supportive for some time. This, coupled with real estate’s offer of
an attractive income yield with predictable growth characteristics, should deliver
attractive returns, even as bond yields begin to rise. While volatility may be a theme in
2018 as stimulus is gradually unwound, we expect the long-term structural trends
which are driving investors to seek secure income to continue to lead to healthy
demand for real estate assets.

Listed real estate stocks in Europe continue to trade at a discount to net asset value
(NAV), meaning it remains cheaper for investors to buy property through shares than
physical real estate. We continue to find opportunities to buy companies offering
attractive growth stories at discounted valuations which do not appear to reflect the
inherent value of their assets. More widely, the robust income streams of the European
property equities sector are currently offering a dividend yield of around 4%, which we
forecast to grow by about 6% per annum for the next two years.

Source: Janus Henderson Investors, as at 37 July 2018
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Note: Reference to any specific company or stock is for information purposes only and should not be construed as a
recommendation to buy or sell the same.

Important information

Henderson Global Investors (Singapore) Limited and its affiliates are referred to herein as Janus Henderson Investors.
This document has been produced based on Janus Henderson Investors' research and analysis and represents our
house view. All the information contained in the document is intended for information, illustration or discussion purposes
only and should not be relied on for any investment decisions or regarded it as a substitute for the exercise of your own
judgement. The information contained in the document has not been reviewed or endorsed by the MAS.

The contents of this document are prepared without consideration to the specific investment objective, financial situation
and particular needs of any specific person. It does not constitute an advertisement and should not constitute or form
part of any offer or solicitation to issue, sell, subscribe or purchase any investment in any jurisdiction and do not purport
to represent or warrant the outcome of any investment strategy, program or product. Any information and views provided
herein is subject to change without further notice. None of the material, nor its content, nor any copy of it, maybe altered
in any way, transmitted to, copied or distributed to any other party, without prior express written permission of Janus
Henderson Investors. The information contained herein is obtained and / or compiled from sources believed to be
reliable and current and Janus Henderson Investors do not warrant, guarantee or represent, either expressly or
impliedly, the accuracy, validity or completeness of such information. Janus Henderson Investors or any directors or
employees of Janus Henderson Investors shall not be liable for any damages arising from any person’s reliance on this
information and shall not be liable for any errors or omissions (including but not limited to errors or omissions made by
third party sources) in this information. Unless otherwise indicated, the source for all data is Janus Henderson Investors.

Past performance of any fund, a security, an investment or manager and any opinions, forecasts, assumptions,
estimates or valuations made are not necessarily indicative of the future or likely performance of the fund, the security,
investment or manager. The fund(s) may intend to use or invest in financial derivative instruments. An investment in
collective investment schemes/funds, and/or other investment products is subject to investment risks, including the
possible loss of the principal amount invested. The value of the units and the income from the funds may fall as well as
rise as a result of market and currency fluctuations. Investments in and the rate of return for the Fund are not obligations
of, deposits in, guaranteed or insured by Janus Henderson Investors or any of its affiliates or authorised distributors.

The Singapore Representative of the Janus Henderson Horizon Fund is Henderson Global Investors (Singapore) Limited
and is distributed by authorised distributors. The prospectus and Product Highlights Sheet of the Fund is available and
may be obtained from the Singapore Representative’s office and the authorised distributors’ offices. Investors should
read the prospectus and Product Highlights Sheet before deciding whether to invest in the units of the Fund.

© 2018 Janus Henderson Investors. Janus Henderson is a trademark of Janus Henderson Investors. The name Janus

Henderson Investors includes HGI Group Limited, Henderson Global Investors (Brand Management) Sarl and Janus
International Holding LLC.
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