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Monthly investor update - February 2018 

The Clearance Camino Fund invests in European real estate securities with a focus on the core 
Western European economies. The investment portfolio is diversified and the Fund adheres to a 
conservative investment strategy, with a strict investment and risk management process. The 
Fund targets real estate companies with quality assets, an appropriate and sustainable capital 
structure and good management. The Fund invests with a medium to long term objective in real 
estate companies of all sizes, but adheres to strict liquidity requirements to ensure the investment 
portfolio remains liquid at all times. There is no leverage at the Fund level.  

The Investment Manager is Clearance Capital Limited.  

Manager comment 
 

February was a difficult month for global equities, with developed equity markets showing a c. 
10% decline mid-month, before recovering slightly into the month-end. REITs underperformed, in 
Europe and in the United States, despite bond yields remaining broadly flat. The UK major REITs 
were the worst performers in February, declining by 11.4%. Next worst performer was 
Continental retail which declined by 9.4% as the sentiment towards retail property continues to 
deteriorate. Six of the ten worst performers in February were retail REITs, despite robust results 
reported during the month. Spain was the best performing REIT market in February (-1%) and year 
to date (+2.8%), followed by Sweden which was down 1.8% (-4.6% year to date). 

European REITs, as measured by EPRA (1) lost 5.6% in February and are down 6.6% year to date. 
The Eurostoxx 50 (2) lost 4.6% and is down 1.7% year to date. The Fund Euro share net asset value 
declined by 4.4%, taking the year to date return to –5.2% and the return over the last twelve 
months to +10.7% (compared to +4.0% for EPRA, the fund benchmark).  

 

(1)  EPRA refers to the FTSE/EPRA NAREIT Developed Europe Net Total Return Index, an index of the 103 largest and most liquid 
real estate companies in Europe. The index is sponsored by the European Public Real Estate Association (EPRA) and 
calculated by FTSE. EPRA is the official benchmark of the fund (before 29 September 2017 the official benchmark was the 
European Harmonised Index of Consumer Prices plus 4% per annum).  

(2) Eurostoxx 50 refers to a market capitalisation weighted index of the fifty largest European companies listed in 12 Eurozone 
countries, measured on a total return basis. The index is sponsored and calculated by Stoxx Limited.  

 

February 2018 -4.4% 

Year to date -5.2% 

Last twelve months +10.7% 

Two years annualised +8.4% 

Three years annualised +3.7% 

Five years annualised +13.4% 
 

*   Net returns for the Euro Class A Share. See page 6 for perfor-

mance of the other share classes. 

Visit the fund on The International Stock Exchange web site: 

http://www.tisegroup.com/market/companies/3342 

Market performance Month 
Year to 

date 

EPRA  (1) -5.6% -6.6% 

Eurostoxx 50  (1)  -4.6% -1.7% 

 Portfolio statistics   

Level of investment 100% 

Number of holdings 32 

Average holding size 3.1% 

Top 10 holdings 59% 

Liquidity (2) 96% 

Weighted average lease expiry (years) (3) 4.4 

Weighted average loan-to-value (3) 40.3% 

Weighted average loan maturity (years) (3) 6.3 

Weighted average cost of debt (3) 2.7% 

Fund AUM (in Euro million)   34.0 

Firm AUM (in US$ million)   331.0 

(1) Source: Bloomberg, net total return index 
(2) % of portfolio which can be sold in ten trading days assuming 25% of 

average trading volumes 
(3) Of the underlying holdings of the fund 
(4) Over the last five years 
(5) Swiss Francs, Swedish Krona, Norwegian Krone 

Risk statistics (4) 

Annualised volatility  12.2% 

Sharpe ratio   1.1 

Correlation with EPRA  95% 

Upside capture 96% 

Downside capture  81% 

Currency exposure 

Euro  54% 

Sterling  23% 

Other (5)  23% EPRA and Eurostoxx 50 returns stated in Euro, on a net total return basis. 

Please refer to the disclaimer on the last page of this report regarding the disclosure of performance displayed in the chart. 

Return summary 
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Market performance 

Source: Bloomberg, Clearance Capital 

Market overview 

The Italian election took place in the first week of March. Polling before election day had correctly 
predicted an inconclusive result, but under-estimated the shift towards the populist parties. The far-left 5-
Star Movement achieved 32% of the vote, making it by far the largest party, whilst the far-right Northern 
League achieved a significantly higher share of the vote than the centre right Silvio Berlusconi-led Forza 
Italia. The result has ruled out the hoped-for possibility of a grand coalition of the centrist parties, and has 
opened the door for the two populist parties to form a government, although this would prove difficult 
given significant ideological differences. It is likely that the uncertainty following the vote could cause 
some volatility in Italian markets, but this should be contained given that the anti-EU rhetoric of the 
populist parties has been toned down in this campaign. 

At the ECB meeting on 8 March the Governing Council continued its gradual move towards tighter 
monetary policy. The Council voted unanimously to remove references to increasing future asset 
purchases from its forward guidance. Should economic data remain robust in coming months, it is likely 
that the ECB could announce a final termination date for their quantitative easing programme. The most 
recent set of forecasts from the ECB showed expectations that growth would remain around 2% until 
2020, with inflation reaching 1.7%. This should support the continuing decline in the rate of 
unemployment and higher wage growth. 

During the month the Conservative Government in the UK met to decide upon a unified approach to the 
Brexit negotiations. The tense discussions within the government reached the conclusion that they would 
seek a ‘three baskets’ model that would agree different levels of market access and regulatory alignment.  
The EU response suggested an off-the-peg deal modelled on the free trade agreement with Canada was 
the only option. This would involve an exit from the single market and customs union and a free trade 
agreement focused on goods. 

Real estate markets 

The bid by UK shopping centre landlord Hammerson for close peer Intu in an all share deal has not been 
well received by shareholders. Since the deal was announced in December, the Hammerson share price fell 
by as much as 16.5% as investors questioned the logic of the deal, fearing that the quality of the portfolio 

would be diluted whilst being 
financed by heavily 
discounted equity. The 
discount of the Intu share 
price to the bid price 
widened to as much as 6%, 
as fears grew that the deal 
would fail. This has forced 
the under-fire Hammerson 
management team into a 
charm-offensive, drumming 
up support from their 
shareholder base.  It is likely 
that the deal will be voted 
through in the end, given the 
significant overlap in the 
shareholder registers of the 
two companies, but the 
continued weakness in the 

Hammerson share price may make it a takeover target itself. 

The other European retail mega-deal announced in December, Unibail-Rodamco’s acquisition of Westfield, 
has also been badly received by sceptical markets. Many investors feel that a full price has been offered by 
Unibail and are sceptical about the promised synergies. A key element of the deal is revenue synergies, 
expected to come from the ability to offer a broader product range to retailers. Investors are perhaps 
rightly cautious of revenue synergies given that they are notoriously difficult to prove after the deal has 
completed. In comparable recent deals, management teams have failed to give sufficient subsequent 
confirmation of synergies achieved, or been able to demonstrate improved cashflow growth in the merged 
entity. 

Chart of the month 

The backers of the Jamie’s Italian restaurant chain have agreed rent cuts and site closures in a move aimed 
at preventing the under-pressure business from collapsing entirely. The eatery, owned by celebrity chef 
Jamie Oliver, has secured backing from 95% of its creditors to slash its rent bill and close some sites as part 
of a Company Voluntary Arrangement (CVA). Jamie’s Italian has suffered from the increasingly brutal 
trading conditions in the casual dining space. The industry is facing cost pressures from rising business 
rates and the national living wage. In the past few weeks burger restaurant chain Byron also agreed a CVA 
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Source: Bloomberg, Clearance Capital, March 2018 

Global REITs: Month Year to date

European REITs (in €) -5.6% -6.6%

US REITs (in US$) -7.8% -11.7%

Global REITs (GPR 250 - in US$) -6.1% -8.0%

European REITs:

(in home currency)

Spain -1.0% 2.8%

Switzerland -2.0% -2.5%

Ireland -5.3% -3.9%

Sweden -1.8% -4.6%

France -7.4% -6.7%

UK -6.0% -7.5%

Germany -5.4% -7.6%

Netherlands -8.5% -9.3%

Italy -13.0% -15.6%

European sub-sector:

(in home currency - companies in 

our coverage universe only)

UK property trusts -1.1% 2.5%

Nordics -2.6% -4.3%

Recovery markets  # -5.1% -4.7%

UK small & mid caps -3.9% -4.8%

German residential -4.1% -5.0%

Continental offices -5.8% -5.0%

UK specialists -4.7% -6.3%

UK developers -10.8% -8.6%

Continental retail REITs -8.8% -9.4%

UK diversified majors -7.3% -11.4%

#   -  Spain, Ireland, Italy

Fixed income:

10 year UK gilt yield (bps) -1 31

10 year German bund yield (bps) -4 18
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 with its credits and Strada has had to close roughly a third of its 26-strong 
estate. Since 2011 the number of restaurants in the UK have ballooned, as 
shopping centre landlords have converted empty shops into family dining 
areas, resulting in an oversupplied market. 

Property of the month 

Various sources have reported that AXA is in the final stages of acquiring 
Lendlease's 25% stake in the Bluewater Shopping Centre, 22 miles South East 
of London, for £465m. At the rumoured price, the valuation yield is c. 4.8%.  
Lendlease originally brought their stake to the market a year ago asking 
£600m. The asking price was subsequently reduced to £510m. If sold at the 
rumoured price, it would represent a 22% discount to the original asking price, 
for one of the UK’s top shopping centres. Landsec, the UK’s biggest REIT, 
bought their 30% stake 3 years ago on a 4% yield and have decided not to bid 
for the Lendlease interest, notwithstanding the deep discount to the price 
they paid. Landsec acquired the management contract of the scheme together 
with their 30% stake and have always argued that their stake with 
management rights is worth a keener price than the rest. That is of course 
true, but there is no doubt the current round of bidding suggests significant 
downside potential for prime UK regional shopping centres, although one 
should take caution in reading too much into the sale of a minority interest 
rather than the entire asset.  It does however seem that the transactional 
market is catching up with the stock market which is pricing UK retail REITs at 
steep discounts to net asset value.  

Temperature of the market 

The following news items caught our attention this month:- 

• Investment in student accommodation in the United States and Europe 
has gone from less than 4 per cent a year of worldwide spending by 
sovereign wealth funds between 2011 and 2015 to more than 15 per cent 
in 2016, according to the latest figures from IE Business School. Javier 
Capapé, director of the Sovereign Wealth Lab at IE Business School, said: 

“Sovereign wealth funds are looking at ways they can invest for the next 
10 to 15 years and capture trends that will affect their returns and give 
them a profitable business. They expect middle-class families in places like 
China and India to increasingly be able to send their children to study in 
Europe and the US.” 

• Residential rents in Dublin are now more than 25% above their previous 
peak in 2008, Daft.ie said, as a housing shortage continued to squeeze the 
country’s real estate market. Rents in the city rose by 11% last year, Daft 
said. Rents rose nationwide by an average of 10%. In some segments in 
Dublin, rents have now doubled since 2010. Relatively few new homes 
have been built after the real estate crash in 2008, pushing rents up. There 
were fewer than 1,350 homes available for rent in Dublin, about 80 
percent lower than in 2009. 

• It has been a particularly bleak month for UK retailers. Maplin, the 
electronics chain, fell into administration, with more than 200 stores likely 
to close with 2,500 jobs at risk. The UK arm of Toys-R-Us also filed for 
bankruptcy with more than 100 stores and 3,000 jobs at risk. 
Administrators continue to seek buyers for both chains. Mid-market 
fashion retailer New Look announced a CVA which will allow them to 
restructure some lease obligations, subject to bondholder consent. New 
Look divided their 600-strong store portfolio into an A, B and C list. Its top-
performing stores will continue to trade unaffected, while the 380 stores 
on their B-list will seek rent reductions of between 25% and 55%, or face 
closure. c. 70 stores on the C-list will close. New Look’s UK sales have been 
plummeting, down 10.7% in the most recently reported period to 23 
December 2017.  

• Investment in European real estate rose to €80.7bn in the last quarter of 
2017, one of the highest levels ever recorded, according to Knight Frank’s 
European Outlook report. It took investment for the whole year to €232bn, 
an increase of 8.4% on 2016. Although activity in the UK bounced back last 
year, the figures were still down on 2014 and 2015, whereas in Germany 
the €50.9bn recorded last year was a 10-year high. The French market 
recovered over the course of 2017 and in Q4 France saw more capital 
invested than in the three previous quarters combined. In terms of sector 
breakdowns, investment volumes in logistics and industrial rose by 42% 
year on year to a record €38.9bn, equivalent to 17% of the total 
commercial market.  

• More than 423,000 new homes in the UK have been granted planning 
permission but are still waiting to be built – despite the country suffering a 
chronic housing shortage. Councils are approving 9 in every 10 planning 
applications, but sites are being left empty as developers fail to build 
quickly enough and councils are unable to step in. The number of 
consented but unbuilt homes has increased by 16% from 2016, research by 
the Local Government Association and industry experts Glenigan has 
found. 

• A Parisian charm offensive, designed to lure financial businesses to France 
in the wake of Britain’s decision to leave the EU, appears to have 
floundered. Figures compiled by JLL show a dip in leasing activity by 
finance firms in Paris last year compared to 2016. Banks and other 
institutions signed lease agreements for 127k sqm of space during 2017 in 
the French capital, down from the 188k sqm a year earlier. The amount of 
leasing activity in Paris remained significantly below London, which 
retained its top spot in Europe for the third year running. Meanwhile, 
Frankfurt has seen a clear positive growth trajectory over the past two 
years, according to JLL. The German financial capital saw 164k sqm taken 
up by banks during 2017 – more than double the 2015 figure. 

• According to figures from Real Capital Analytics, Asian investors ploughed 
$20.2bn into UK real estate in 2017, more than double the $9.5bn invested 
in the previous year. Petra Blazkova, RCA's senior director of analytics for 
the Asia-Pacific, said: "There is still plenty of Asian capital chasing London 
real estate - Brexit or not. In fact, the UK experienced the biggest influx of 
Asian capital last year, supported by several mega deals." Stephen 
Hubbard, chairman of CBRE, noted that Hong Kong investors dominated 
London's investment market last year, but investors from Singapore and 
Malaysia appear to be on the rise. The weak Pound partly explains this 
increase in investment demand.   
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Source: Peel Hunt, March 2018 

Bluewater Shopping Centre, Greenhithe 
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Investment portfolio 
 

The Nordics remains the largest regional concentration within the portfolio, with 27% 
of the underlying assets owned by the companies we hold being located in the Nordic 
region, compared to 26% the prior month.  21% of the underlying real estate is located 
in the United Kingdom (unchanged from the previous month), 20% in Germany (also 
unchanged) and 16% in France (15%). Exposure is measured on a see-through basis to 
the location and nature of the underlying real estate, rather than country of listing or 
stock exchange classification. Residential and office property made up 27% and 28% of 
the see-through value of the underlying real estate respectively, followed by retail 
(16%) and industrial (11%). 

The top and bottom performers (1) for the month were: 

(1) - Performance in Euro 

 
During the month we increased our holding in Swedish office landlord and developer, 
Fabege, from 6.9% to 9.2%. It is now our largest holding and was the top performer in 
February. With transactional yields in many European markets now at record lows, we 
continue to focus on real estate companies with rental growth potential. Rental 
growth drives income and distributions, as well as net asset value. Fabege have a large 
pre-let development pipeline in the new Solna business district, to the North of the 
Stockholm CBD. They have been very successful in developing this new decentralised 
office node, where they have large land holdings, and continue to develop office space 
on a pre-let basis, driving income and valuation growth. The sale of a recently complet-
ed office building at an 8% premium to book value, equating to around a 3.5% yield, 
has reaffirmed our assessment of spot net asset value. This underpins the values in the 
rest of the portfolio and future potential of the Arenastaden area in Solna. Office de-
velopment in Stockholm remains low relative to demand. Notwithstanding some areas 
of Stockholm seeing rental growth decelerating (such as the CBD), Fabege is expected 
to capture 25% uplifts on its current round of rent renegotiations in Solna.  

Spanish housebuilder, Neinor Homes, declined sharply in February, as they disappoint-
ed on an operational update. The stock fell by 16.2% but did limited damage in our 
portfolio, where it is only a 1.2% holding. While we like the dynamics of the Spanish 
housing recovery, it is difficult to capture as there are no existing quoted housebuilders 
and one has to access the market via three recent IPOs still needing to go through their 
risky ramp-up phase.  
 
 

Outlook 

 
Whilst real estate fundamentals remain solid in most markets, it is likely that we will 
continue to see higher levels of volatility in equity markets as the prolonged period of 
ultra-loose monetary policy draws to an end. Although yield levels are generally low by 
historic standards, the spread over risk free rates remains high and this will provide a 
cushion in a time of increasing bond yields. In many European markets the rental re-
covery is still in its early stages and this will be supportive of values in the longer term. 
Provided that interest rates are rising because of GDP growth and inflation, driving 
rental growth, real estate values should remain well supported.  

Largest holdings   

Top performers:  Fabege +4.5% 

 A&J Mucklow  +1.8% 

 Victoria Park  +1.5% 

 Primary Health Properties  +0.5% 

 Argan  +0.3% 

EPRA (net total return)   -1.0% 

Bottom performers:  Unibail-Rodamco -7.2% 

 Landsec  -7.5% 

 Gecina  -8.3% 

 Publity  -10.2% 

 Neinor Homes -16.2% 

Geographic exposure   

Asset class exposure   
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9.2%
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9.0%

Vonovia
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Hispania
5.5%

Entra
5.1%

LEG Immobilien
4.8%

Argan
4.4%

Technopolis
4.4%

Land Securities
4.4%

United 

Kingdom
21%

France

16%
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1%
Germany

20%

Nordic

27%

Iberia
7%

Other
6%
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16%
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11%
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28%
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27%
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17%
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(1)  US$ shares first issued in November 2017 (2)           FTSE EPRA/NAREIT Developed Europe Net Total Return Index (EPRA) is the fund benchmark. The index is Euro denominated.  

Historic performance 

Net performance versus EPRA and Eurostoxx 50 (1) 
Indexed to 100 
EPRA and Eurostoxx 50 shown on a net total return basis vs. Camino Class A Euro  

Source: Bloomberg, fund records, March 2018 

Comparison to the benchmark 

5 Year annualised return 

5 Year annualised volatility 

Sharpe ratio (5 years) 

 

2018 YTD 2017 2016 2015 2014 2013 
Two years 
annualised 

Three years 
annualised 

Five years 
annualised 

Camino EUR Class A -5.2% 20.4% -7.3% 22.3% 25.9% 14.3% 8.4% 3.7% 13.4% 

Camino GBP Class A -5.5% 23.3% 7.0% 17.6% 18.2% 17.2% 14.3% 10.2% 14.0% 

Camino USD Class A (1) -3.9%         

EPRA Net Total Return (Euro) (2) -6.6% 12.4% -5.3% 18.0% 25.0% 10.4% 4.1% -0.6% 10.2% 

Eurostoxx 50 Net Total Return (Euro) -1.7% 9.2% 3.7% 6.4% 4.0% 21.5% 11.0% 1.1% 8.4% 

 90

 110

 130

 150

 170

 190

 210

Dec-12 Jun-13 Dec-13 Jun-14 Dec-14 Jun-15 Dec-15 Jun-16 Dec-16 Jun-17 Dec-17

Camino € Class A EPRA Eurostoxx 50

13.4%

10.2%

 Camino

 EPRA

12.2%

13.5%

 Camino

 EPRA

1.10 

0.76 

 Camino

 EPRA

40.3% 40.0%

Weighted average loan to value

Camino EPRA

4.4 

5.1 

Weighted average lease expiry

Camino EPRA

2.7%

2.6%

Weighted average cost of debt

Camino EPRA



 6 

Monthly investor update - February 2018 

Fund objective The Fund aims to deliver attractive long-term total 
returns by trading and investing in European listed 
real estate companies. The Fund adheres to a 
conservative investment style with long-only expo-
sures, no leverage, concentration limits of 10% and 
a robust investment process 

 
Compliance with objectives The Fund has consistently adhered to its invest-

ment objectives since launch 
 
Benchmark FTSE EPRA/NAREIT Developed Europe Net Total 

Return Index (1) 
 
Target Markets The fund targets real estate companies globally, 

but with a focus on Western Europe, including the 
United Kingdom 

 
Launch date 4 August 2010 
 
Currency share classes Euro, Sterling, US Dollar 
 
Shares in issue Euro   8,053,498 shares  
 Sterling  11,411,396 shares 
 US Dollar 569,977 shares 
 
Dealing Weekly 
 
Domicile and legal status Guernsey, Class B Collective Investment Scheme 

regulated by the Guernsey Financial Services Com-
mission  

 
Listing The International Stock Exchange 
 http://www.tisegroup.com/market/companies/3342 

Dividends Non-distributing 
 
Initial charge Zero 
 
Management fee Class A: 1.5% per annum  
 Class B: 1.0% per annum 
 Class C: 0.7% per annum 
 
Incentive fee 15% above the benchmark, subject to positive 

absolute performance and high watermark  (1) 
 
Investment Manager Clearance Capital Limited 
 www.realestatealternatives.com 
  
Custodian BNP Paribas Trust Company (Guernsey) Ltd 
 
Administrator Northern Trust International Fund Administration 

Services (Guernsey) Ltd 
 
Auditor Deloitte  
 
ISIN GG00B4YR6B71 (Euro Class A share) 
 GG00B55CC870 (Sterling Class A share) 
 
Net asset value per share Euro Class A:   €1.9534 
 Euro Class B:  €0.9638 
 Euro Class C:  €1.0096 
 Sterling Class A: £1.9960 
 Sterling Class B: £0.9704 
 Sterling Class C: £1.0025 
 US$ Class A:  $1.0362 
 
Total expense ratio 2.5% for the most recent financial year for the 

Class A shares 
 

 

Regulatory information, notes on the calculation of performance data and risk warning 

Clearance Capital Limited is an authorised manager of alternative investment funds in the United Kingdom. Collective investment schemes are generally medium- to long-term investments. Past performance is 
not necessarily a guide to future performance, and that the value of investments may go down as well as up. A schedule of fees and charges and maximum commissions is available from the Manager on request. 
Collective investments are traded at ruling prices. The Manager does not provide any guarantee either with respect to the capital or the return of a portfolio. Performance is based on NAV to NAV calculations with 
income reinvestments done on the ex-div date. Lump sum investment performances are being quoted. Performance is calculated for the portfolio and the individual investor performance may differ as a result of 
initial fees, actual investment date, date of reinvestment and dividend withholding tax.  A detailed description of how performance fees are calculated is set out in the Costs, Fees and Expenses section of the 
Listing Document pertaining to the Fund. The manager has a right to close the portfolio to new investors in order to manage it more efficiently in accordance with its mandate.  Neither the Investment Manager 
nor the Investment Advisor are authorised under the Financial Advisory and Intermediary Services Act, 2002. This Report has been prepared solely to provide additional information to shareholders to assess the 
Fund’s strategies and the potential for these strategies to succeed. The investment performance is for illustrative purposes only and should not be relied on by any other party or for any other purpose. This report 
contains certain forward-looking statements with respect to the financial condition and results of the Fund. These statements are made in good faith based on the information available up to the time of approval 
of this report. However, such statements should be treated with caution as they involve risk and uncertainty because they relate to events and depend upon circumstances that will occur in the future. There are a 
number of factors that could cause actual results or developments to differ materially from those expressed or implied by these forward looking statements. The continuing uncertainty in global economic outlook 
inevitably increases the economic and business risks to which the Fund is exposed. Nothing in this report should be construed as a return forecast.  

Contact the Investment Manager: Wessel Hamman or Charl Cloete 

Clearance Capital Limited +44 203 002 7685 

 whamman@clearancecap.com or ccloete@clearancecap.com 

 

Contact the Administrator: Andrew Bonham 

Northern Trust  +44 1481 745 302 

 cab9@ntrs.com 

Clearance Capital Limited 

26 Throgmorton Street, London, EC2N 2AN 
Tel. +44 (0) 203 002 7685 

www.realestatealternatives.com 

Authorised and regulated by the UK Financial Conduct Authority 

(1)  The Fund was previously named the Stenham Real Estate Equity Fund and on 29 September 2017 the name, benchmark and performance fee changed. Before 29 September 2017 the performance fee was 10% of the excess return over 

the European Harmonised Index of Consumer Prices plus 4% per annum. Historic returns are shown based on the old performance fee basis until 29 September 2017 and on the new basis thereafter.
 

Please read this monthly investor report in conjunction with the Fund’s Minimum Disclosure Document. 

Fund terms 

http://www.tisegroup.com/market/companies/3342
http://www.realestatealternatives.com

