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Overview

European equities were largely unchanged in July, with investors weighing the impacts of slowing growth
and trade tensions against further dovish actions from global central banks. The property sector made
modest gains over the month, supported by further declines in bond yields, but saw a wide spread of
returns at a sector level. Retail-focused landlords came under significant pressure, most notably in the UK,
as valuation declines accelerated and rental income declined. This is putting pressure on balance sheets
with companies looking at ways to de-lever. Conversely, SEGRO again highlighted the strong market
backdrop in both the UK and on the continent for logistics assets, which remain supported by the
structural change in supply chains driven by ecommerce.

Elsewhere, German office and residential landlords announced strong valuation uplifts in the first half of
the year, in addition to ongoing rental growth. This saw shares recover some of June's declines, despite
ongoing uncertainty around the Berlin rent freeze proposal. Paris office owner Gecina also delivered solid
results that highlighted strong trends in the underlying central Paris office market. In the UK, Unite, the
largest owner of purpose built student accommodation properties, announced that that it intends to
acquire Liberty Living, the third largest operator, for £1.4 billion. The acquisition, partly funded with fresh
equity, drives scale and boosts returns for Unite in a sector underpinned by a surplus of demand over
supply. Overall, the funds benchmark index returned 0.5%.

Performance and activity

The fund” significantly outperformed its benchmark over the period.

Outperformance was driven predominately by strong stock selection, most notably in the UK and France.
Our overweight holding in French office landlord Gecina performed particularly well, as did UK logistics
owner SEGRO and student accommodation owner Unite. Our negative stance on retail also again proved
beneficial to performance.

During the period we took profits from Irish landlord Green REIT to add to UK student housing owner
Unite. The Liberty Living acquisition should provide a material boost to medium-term earnings growth for
Unite which remains a market leader in an area of structural growth. Elsewhere, we reduced our position in
British Land and added to Paris office landlord Gecina where we expect higher returns. We also
participated in an equity placing by Aroundtown in Germany which was used to fund further accretive
acquisitions.

Outlook

While European growth looks to be slowing and political uncertainty remains we continue to believe real
estate’s offer of a high income yield with predictable growth characteristics should provide attractive
returns, particularly given the backdrop of ongoing low interest rates and bond yields. However, the spread
of returns at a property level is likely to widen in the years ahead given cyclical and structural forces,
meaning it is increasingly important to be selective.

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.

Source: Janus Henderson Investors, as at 31 July 2019
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*Gross of fees - gross of 5% initial sales charge. Calculated on a bid to bid basis, with gross income reinvested in EUR.

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

Janus Henderson 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. This advertisement
has not been reviewed by the Monetary Authority of Singapore.

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 Janus Henderson 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.

© 2019, Janus Henderson Group plc. Janus Henderson is a trademark of Janus Henderson Group plc.
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