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Market Environment
• Over the quarter, the impact of one of the most aggressive ever Federal Reserve
(Fed) tightening campaigns manifested itself via signs of stress in the banking
system. The quarter saw the second- and third-largest bank failures in U.S. history
and the end of Credit Suisse, a 165-year-old global banking institution.

• Despite this, global equity markets gained on hopes that systemic risks would be
avoided. Bond yields fell on hopes that central banks would pause interest rate hikes
sooner than previously expected.

• Global listed real estate stocks saw modest gains but underperformed broader
equities. This was due to concerns that tightening lending standards would
disproportionately impact the real estate sector and result in lower capital availability
and higher debt costs for companies moving forward. However, we saw evidence of
the advantages of lower-leveraged public real estate investment trusts (REITs) that
continue to have access to capital, with four U.S. REITs accessing the unsecured
bond market at favorable pricing levels.

•Within the sector, with much focus on regional banks’ exposure to the challenged
U.S. office market, it was not surprising to see U.S. office REITs notably weak, with
shares now down 57% from their pre-COVID highs, preempting the challenges now
being widely reported. Importantly, office represents only 6% of U.S. REIT market
capitalization. Conversely, structurally supported sectors with low-levered balance
sheets, such as logistics and self-storage, performed well and supported gains for
U.S. REITs overall.

• European property stocks saw considerable volatility, initially rallying strongly, but
then subsequently reversing, led by more highly levered German residential and
Swedish names. Asia Pacific property stocks posted a small decline, with Singapore
names again outperforming in the region.

Performance Summary
The Fund outperformed both its primary and secondary benchmarks, the FTSE EPRA
Nareit Global Index and FTSE EPRA Nareit Global Net Index, respectively, for the
quarter ended March 31, 2023.

For detailed performance information, please visit
janushenderson.com/performance.

Portfolio Discussion
Stock selection added value, with positions in storage owners Life Storage and
CubeSmart making notable contributions driven by merger and acquisition (M&A)
activity. Logistics landlord Prologis and U.S. homebuilder PulteGroup also generated
meaningful alpha. This was partly offset by exposure to the U.S. life sciences sector,
through holdings in Healthpeak and Alexandria Real Estate Equities, with shopping
center owner SITE Centers also a detractor.

We took profits in U.S. storage owner Life Storage, as well as in U.S. homebuilder
PulteGroup, with the shares performing strongly in recent months due to better-than-
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expected sales. We also sold a data center owner, given
uncertainty around the company’s ability to fund its capital plan
in the current backdrop. With proceeds, we added a
homebuilder we believe likely will benefit from its net cash
balance sheet and whose order growth and pricing for new
homes we think are likely to exceed expectations. We also

added a cell tower owner due to its strong cash flow visibility
and defensiveness in times of economic uncertainty. Finally, we
added a commercial real estate brokerage in which we see
strong earnings growth potential from a highly cash-generative
and low-levered business model, and also added a Canadian
healthcare owner.
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The holdings identified in this table, in compliance with Janus Henderson policy, do not represent all of the securities purchased, held or sold during the period. To obtain a list
showing every holding as a percentage of the portfolio at the end of the most recent publicly available disclosure period, contact 800.668.0434 or visit janushenderson.com/info.
Relative contribution reflects how the portfolio's holdings impacted return relative to the benchmark. Cash and securities not held in the portfolio are not shown.

Manager Outlook
Real estate markets are facing headwinds from a slowing economy and more
restrictive financial conditions. Against this backdrop, the importance of
management, asset, and balance sheet quality all are coming to the fore again.
Within the sector, real estate fundamentals are likely to reflect ongoing
divergence across different property types in the years ahead, driven by the
themes of changing demographics, digitization, sustainability, and the
convenience lifestyle. Therefore, it remains important, in our view, to
remain selective.

While the direct property market is taking time to adjust to the challenging
macroeconomic landscape, the listed market already has reacted, resulting in
shares trading at historically wide discounts to previous asset values and
reflecting a highly uncertain environment. This may overlook the attractive,
reliable, and growing income streams that many real estate companies can
generate for investors, as well as their ongoing access to capital.

Portfolio Management

Guy Barnard, CFA

Tim Gibson

Greg Kuhl, CFA
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For more information, please visit janushenderson.com.

Please consider the charges, risks, expenses and investment
objectives carefully before investing. For a prospectus or, if available,
a summary prospectus containing this and other information, please
call Janus Henderson at 800.668.0434 or download the file from
janushenderson.com/info. Read it carefully before you invest or
send money.
Past performance is no guarantee of future results. Call 800.668.0434 or visit
janushenderson.com/performance for current month-end performance.
Discussion is based on the performance of Class I Shares.
As of 3/31/23 the top 10 portfolio holdings of Janus Henderson Global Real Estate Fund
are: Prologis Inc (9.34%), VICI Properties Inc (4.94%), Welltower Inc (4.27%), Alexandria
Real Estate Equities Inc (3.58%), Camden Property Trust (3.36%), Mitsui Fudosan Co
Ltd (3.28%), National Retail Properties Inc (3.12%), Agree Realty Corp (3.00%), Sun
Communities Inc (2.95%) and CubeSmart (2.86%). There are no assurances that any
portfolio currently holds these securities or other securities mentioned.
The opinions are as of 3/31/23, are subject to change and may not reflect the views of
others in the organization. Janus Henderson may have a business relationship with
certain entities discussed. The comments should not be construed as a recommendation
of individual holdings or market sectors, but as an illustration of broader themes.
For equity portfolios, relative contribution compares the performance of a security in the
portfolio to the benchmark’s total return, factoring in the difference in weight of that
security in the benchmark. Returns are calculated using daily returns and previous day
ending weights rolled up by ticker, gross of advisory fees, may exclude certain derivatives
and does not represent actual performance.
Investing involves risk, including the possible loss of principal and fluctuation of
value.
Foreign securities are subject to additional risks including currency fluctuations,
political and economic uncertainty, increased volatility, lower liquidity and differing

financial and information reporting standards, all of which are magnified in
emerging markets.
Real estate securities, including Real Estate Investment Trusts (REITs), are
sensitive to changes in real estate values and rental income, property taxes, interest
rates, tax and regulatory requirements, supply and demand, and the management skill
and creditworthiness of the company. Additionally REITs could fail to qualify for certain
tax-benefits or registration exemptions which could produce adverse
economic consequences.
Concentrated investments in a single sector, industry or region will be more
susceptible to factors affecting that group and may be more volatile than less
concentrated investments or the market as a whole.
Environmental, Social, and Governance (“ESG”) factors are integrated into the
investment process by focusing on those ESG factors considered most likely to have a
material impact on the financial performance of the issuers. ESG factors are one of many
considerations in the investment decision-making process and may not be determinative
in deciding to include or exclude an investment.
Initial Public Offerings (IPOs) are highly speculative investments and may be subject
to lower liquidity and greater volatility. Special risks associated with IPOs include limited
operating history, unseasoned trading, high turnover and non-repeatable performance.
FTSE EPRA Nareit Global Index reflects the performance of real estate companies
and real estate investment trusts (REITs) from developed and emerging markets, and is
shown gross or net of foreign withholding taxes.
Index performance does not reflect the expenses of managing a portfolio as an index is
unmanaged and not available for direct investment.
Janus Henderson is a trademark of Janus Henderson Group plc or one of its subsidiaries.
© Janus Henderson Group plc.
Janus Henderson Distributors US LLC
Janus Henderson Group is the ultimate parent of Janus Henderson Distributors US LLC.
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