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Monthly investor update - March 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 
 

March brought more global equity market volatility, with a correction in technology stocks and a 
potential US/China trade war spooking investors. European REITs acted as a safe haven and 
recorded a 3.5% gain for the month, compared to a 2.2% decline for the Eurostoxx 50. UK and 
German 10 year sovereign bond yields continued their decline, following their respective January 
peaks, with the 10 year gilt yield declining 15bp and the 10 year Bund yield 17bp. German REITs, 
particularly the interest rate sensitive German residential sector, had a good month, with 
residential REITs rallying 7.3%. The Spanish market continues to perform strongly, adding 6.5%, 
taking the year to date gain to 9.5%. March brought more high-profile corporate activity to the 
sector, with Klepierre announcing it had made an offer to acquire Hammerson which was rejected 
by the Hammerson Board. Klepierre have been set a deadline of 16 April by the UK Takeover 
Panel to submit a formal bid or walk away. 

European REITs, as measured by EPRA (1) gained 3.5% in March and are down 3.3% year to date. 
The Eurostoxx 50 (2) lost 2.2% and is down 3.8% year to date. The Fund Euro share net asset value 
increased by 1.3%, taking the year to date return to –4.0% and the return over the last twelve 
months to +12.3% (compared to +7.5% 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.  

 

March 2018 +1.3% 

Year to date -4.0% 

Last twelve months +12.3% 

Two years annualised +7.2% 

Three years annualised +4.0% 

Five years annualised +13.5% 
 

*   Net returns for the Euro Class A Share. See page 5 for perfor-

mance of the GBP and USD 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) +3.5% -3.3% 

Eurostoxx 50  (1)  -2.2% -3.8% 

 Portfolio statistics   

Level of investment 100% 

Number of holdings 32 

Average holding size 3.1% 

Top 10 holdings 59% 

Liquidity (2) 95% 

Weighted average lease expiry (years) (3) 4.5 

Weighted average loan-to-value (3) 40.1% 

Weighted average loan maturity (years) (3) 6.2 

Weighted average cost of debt (3) 2.7% 

Fund AUM (in Euro million)   35.4 

Firm AUM (in US$ million)   335.7 

(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  55% 

Sterling  23% 

Other (5)  22% 

EPRA and Eurostoxx 50 returns stated in Euro, on a net total return basis. 

Performance data for GBP and USD share classes are shown on page 5.  

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 

Markets were spooked by the prospect of a US/China trade war, after the US government announced that 
they would seek a Section 301 action against China. Section 301 of the US Trade act of 1974 allows the 
President to take all appropriate action, including retaliation, in the face of any practice by a foreign 
government that violates an international trade agreement or is unjustified, unreasonable, or 
discriminatory, and that burdens or restricts US commerce. The initial statement announced a potential 
action based on the practices of the Government of China related to technology transfer, intellectual 
property, and innovation. A list of products that would be subjected to 25% tariffs was released, swiftly 
followed by a Chinese announcement to raise tariffs on 106 US products. Both sides have left room for 
negotiation in their public statements and the measures are still subject to public consultation in the US. 
As this process concludes towards the end of May, the likely outcome will start to become more clear. 

There were some signs of a slowing in the rate of economic growth in the Euro Area. The latest survey 
evidence showed a broad economic deceleration, widespread in terms of both geography and sector.  
However, the numbers had come from exceptionally high levels, so the latest figures are no cause for 
concern. The data showed that GDP growth is now running at an annualised rate of 2.5%. More recently 
there was a sharp drop in industrial production numbers in Germany, reflecting lower energy production in 

February due to 
unseasonably warm 
weather. The combination 
of greater geopolitical 
uncertainty and weaker 
economic data has 
contributed to lower bond 
yields across Europe. 

In the UK, the spring 
budget statement gave 
some much needed wriggle 
room to the Chancellor.  
The forecasts for the 
budget deficit were better 
than expected due to 
higher tax receipts.  This 
has not led to an 
immediate change in fiscal 
policy, but may allow 
looser fiscal policy to be 

introduced towards the end of the year, a move that could help cushion against any Brexit impact whilst 
also appeasing some disillusioned voters who have been drifting towards the more socialist rhetoric of the 
Labour Party.   

Real estate markets 

The unpopular bid by shopping centre landlord Hammerson for rival Intu was disrupted by the 
intervention of continental peer Klépierre. Hammerson launched the INTU bid on 6 December, offering 
0.475 of its own shares for each INTU share. The deal, which would combine the two UK shopping centre 
REITs, didn’t seem to win broad support from the Hammerson shareholders, opening the door for a rival 

bid for either REIT. On 18 
March The Times leaked a 
story that Klépierre, the 
French REIT, had made an 
informal approach to 
acquire Hammerson. This 
was confirmed by 
Klépierre, prompting a 26% 
jump in the Hammerson 
share price to reach 550p, 
still a 20% discount to its 
most recent reported net 
asset value. In anticipation 
of the INTU/Hammerson 
merger collapsing, the 
INTU discount to the 
Hammerson offer price 
jumped, from less than 2% 

to over 20%. Following the Klépierre announcement that an informal approach was made, the UK 
Takeover Panel set Klépierre a put-up or shut-up deadline of 16th April, by which time they need to either 
submit a formal bid for Hammerson or walk away. The deadline comes just days before the Hammerson / 

Global REITs: Month Year to date

European REITs (in €) 3.5% -3.3%

US REITs (in US$) 3.7% -8.4%

Global REITs (GPR 250 - in US$) 2.5% -5.7%

European REITs:
(in home currency)

Spain 6.5% 9.5%

Switzerland 3.0% 0.4%

Germany 7.3% -0.8%

Sweden 2.8% -1.9%

UK 5.3% -2.6%

Ireland 0.4% -3.6%

France -0.7% -7.4%

Netherlands 0.0% -9.3%

Italy 3.6% -12.6%

European sub-sector:
(in home currency - companies in 

our coverage universe only)

UK property trusts -1.6% 0.9%

German residential 4.7% -0.1%

UK specialists 3.5% -2.0%

Recovery markets  # 1.9% -2.6%

Nordics 0.4% -3.6%

Continental offices -0.3% -4.1%

UK small & mid caps -0.3% -4.2%

UK diversified majors 6.3% -4.6%

UK developers -1.1% -8.8%

Continental retail REITs -0.5% -9.8%

#   -  Spain, Ireland, Italy

Fixed income:

10 year UK gilt yield (bps) -15 16

10 year German bund yield (bps) -17 1

UK and German 10 year bond yields 

Source: Bloomberg, April 2018 
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 Intu merger is set to be voted on at the respective AGMs that fall on the 24th 
and 25th April. Hammerson released a defence statement that called the 
Klépierre bid ‘wholly inadequate and entirely opportunistic’. It described the 
approach as ‘….a calculated attempt to exploit the disconnect between our 
recent share price performance and the inherent value of our unique and 
irreplaceable portfolio’. This leaves the Hammerson management team in a 
difficult position, given that the INTU share price discount to its own net asset 
value was exactly the opportunity they were looking to exploit when they 
announced the INTU offer in December. 

Chart of the month 

The flood of M&A activity in the listed real estate sector and the continued 
interest of private equity players in the sector has contributed to a significant 
narrowing in the valuation dispersion between companies. As illustrated in 
the chart, the dispersion in terms of NAV discounts is at its narrowest level 
since the end of 2014. With dispersion in the sector this narrow, future 
performance should be stronger amongst the higher quality companies and 
those that are able to deliver NAV growth. 

Property of the month 

T1 Mall of Tallinn is the latest in a string of retail developments to be built in 
Tallinn, the capital of Estonia. The mall is due for completion this October and 
will add 55k sqm of retail space with over 200 shops across 4 floors. The 
rooftop will even have a 45m diameter ferris wheel on top of it, rising to 120m 
above sea level. This comes despite the current retail stock in Tallinn (615k 
sqm) arguably reaching saturation point, as evidenced by the downward 
pressure on rents driven by intensifying competition within the retail sector as 
well as increasing vacancy. Some 150k sqm of new retail developments, 
including the T1 Mall of Tallinn, is ecpected to complete in 2018 and 2019. The 
Mall, located on the Ülemiste lake, next to the airport, plans to become the 
future heart of the city, also featuring the new Tallinn railway station and a 
square with trams that will connect it to the city centre. Listed shopping 
centre landlord Citycon, who already own the Rocca al mare and Kristiine 
shopping centres in the city, should be fearful of these new developments. 

Like for like sales in its portfolio were already down 7% in 2017, with like for 
like footfall falling 8%. Re-leasing spreads were a dismal -4%, and this trend 
looks set to worsen given the Mall of Tallinn’s vicinity to Kristiine in particular, 
a mere 4km away.  

Temperature of the market 

The following news items caught our attention this month:- 

• In their January 2018 full year results, fashion retailer Next reported an 
overall sales decline of 0.5% over the year. However, physical store sales 
dropped by 7.9% while online sales jumped 9.2%. Next is a key fashion 
anchor tenant in many UK and European shopping centres and declining 
sales must ultimately translate into lower rents. On the 19 lease renewals 
Next completed in 2017, they reported a 25% decline in renewal rents. On 
top of that they managed to secure £5 mln of landlord capital 
contributions which will help fund store refurbishment. In a shot across 
the bow for landlords, they stated that they expected to achieve a similar 
result in their 2018 lease renewals.  

• The arrival of the Elizabeth Line—the new London underground line known 
during the project stage as Crossrail—will create £4bn extra turnover in 
London’s West End by 2021, according to a report commissioned by a 
number of West end landlords. It forecast an increase in retail turnover in 
the West End from £9bn in 2017 to more than £13bn in 2021. This will be 
driven by an additional 69.6 million visitors coming to the area within the 
first three years of the first section opening in 2018, the report said, 
estimating that the catchment area for the West End will increase by 28%. 

• Cybersecurity firms have emerged as a large new occupier. Cybersecurity 
firms are expected to take up around 1m sq ft of office space in the UK’s 
regional cities over the next five years, as British businesses step up their 
online safety measures. A report from estate agency Savills estimated that 
given the amount of venture capitalist investment into the sector, 
cybersecurity companies will expand rapidly, bringing about a substantial 
space requirement. Around £220m of funding was made available to 
cybersecurity firms in 2017, the highest year on record and more than 
twice the previous year.   

• John Lewis has announced slowing like-for-like sales growth, and declining 
profit, in a signal to the market of how challenging non-food retailing has 
become. Despite like-for-like growth in the department store business of 
0.4%, and total revenue growth of 1.8%, the Partnership’s profits fell by 
21.9% (before exceptional items) in the year to 27 January. Even for 
retailers as strong as John Lewis, which continues to deliver some top-line 
growth to maintain market share, this underlines the difficulty in 
maintaining profitability in current market conditions. The headwinds 
facing the Partnership are common to the broader retail market.  

• The CBRE 2018 EMEA Occupier Survey found that flexible space could 
account for half of all new office occupation by 2021. 45% of all 
respondents expected to make “significant use” of flexible office space by 
2021 as a key element of their overall space requirement. The proportion 
of companies making no use at all of flexible space is expected to decline 
from 35% to 21% over the next three years. 

• In another sign of extreme difficulties being caused by a contracting 
physical retail world, Royal London Asset Management has put the 
Abbeygate Shopping Centre in Nuneaton, Warwickshire, up for sale for 
£3.7 mln. The centre comprises 90,000 sq ft of retail and office space, 
sitting on a 1.9 acre site. At the offered price the centre is valued at just 
over £40 per square foot and represents a 78% decline in value from the 
£17m paid by Royal London in 2005. 

• Banks and financial firms have halved the number of jobs they expect to 
move abroad before Britain leaves the European Union, according to an 
analysis by Reuters. The City institutions appear to have scaled back their 
relocation plans over the past six months, as British and EU officials made 
progress in Brexit negotiations. Ministers have provided more clarity over 
Brexit in recent months, and executives said that they had cut the number 
of financial jobs they planned to relocate or create elsewhere to 5,000. The 
findings come six months after the same survey reported in September 
that 10,000 such roles would be moved by the time Britain left the EU.      T1 Mall of Tallinn 

Net asset value discount gap between 25th and 75th percentile 

Source: Datastream, Morgan Stanley, April 2018 
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Investment portfolio 
 

The Nordics remains the largest regional concentration within the portfolio, with 26% 
of the underlying assets owned by the companies we hold being located in the Nordic 
region, compared to 27% the prior month. 20% of the underlying real estate is located 
in the United Kingdom and Germany respectively (21% and 20% previously), with 17% 
in France (16%). Exposure is measured on a see-through basis to the location and na-
ture of the underlying real estate, rather than country of listing or stock exchange 
classification. Office and residential property made up 28% and 27% of the see-through 
value of the underlying real estate respectively, followed by retail (16%) and industrial 
(10%). 

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

(1) - Performance in Euro 

 
The German residential REITs were the clear winners in March, with Deutsche Wohnen 
(+11.6%), Vonovia (+7.2%) and LEG Immobilien (+6.9%) performing strongly. This per-
formance was partly driven by a 17bp decline in the 10 year German bund yield, with 
the yield to maturity falling from 0.6% to 0.43% during the month. The German resi-
dential REITs have tended to show high short term correlation with bund yields, as 
short term general equity investors seek exposure to falling bond yields, and vice ver-
sa.  
 
German real estate fund manager Publity recorded a 37.6% decline in March, driven by 
disappointing year-end results and a questionable outlook. The small holding account-
ed for less than 0.2% of the fund net asset value at month-end.  
 
Relative to the benchmark, the fund performed poorly in March, adding only 1.3% in 
value against a 3.5% increase for EPRA. While there was no single major contributor to 
this underperformance, the majority of the fund holdings underperformed EPRA dur-
ing the month. For the year-to-date, the fund performance of –4.0% is slightly behind 
the index performance of –3.3%. Over the last twelve months the fund (+12.3%) has 
significantly outperformed EPRA (+7.5%) continuing it’s long term trend of outperfor-
mance.  
 
During the month we increased our exposure to French office REIT Gecina, from 3.6% 
to 5.5%. Vonovia (9.1%), Unibail-Rodamco (8.1%) and Fabege (8.1%) remain the largest 
holdings.  
 
 

Outlook 

 
Slightly weaker economic numbers in Europe and the heightened geopolitical uncer-

tainty in the last month have contributed to falling bond yields across Europe. Falling 

yields and a general flight to safety have been supportive of listed real estate, resulting 

in an outperformance of general equity markets. Whilst the sparring between the US 

and China continues and a negotiated settlement remains likely, volatility will remain 

elevated. Corporate activity remains elevated, with two further private equity take-

private bids (Victoria Park and Hispania) announced in the first few days of April.  

Largest holdings   

Top performers:  Deutsche Wohnen +11.6% 

 Inmobiliaria Colonial  +8.1% 

 Vonovia  +7.2% 

 LEG Immobilien  +6.9% 

 Great Portland Estates  +6.0% 

EPRA (net total return)   +3.5% 

Bottom performers:  Norwegian Property -5.2% 

 Civitas Social housing  -5.6% 

 Technopolis  -7.2% 

 Instone  -11.8% 

 Publity -37.6% 

Geographic exposure   

Asset class exposure   
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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 

Source: Bloomberg, fund records, April 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 

Month 

Camino EUR Class A -4.0% 20.4% -7.3% 22.3% 25.9% 14.3% 7.2% 4.0% 13.5% 1.3% 

Camino GBP Class A -4.9% 23.3% 7.0% 17.6% 18.2% 17.2% 11.7% 10.2% 14.4% 0.7% 

Camino USD Class A (1) -1.7%         2.4% 

EPRA Net Total Return (Euro) (2) -3.3% 12.4% -5.3% 18.0% 25.0% 10.4% 2.9% 0.6% 10.9% 3.5% 

Eurostoxx 50 Net Total Return (Euro) -3.8% 9.2% 3.7% 6.4% 4.0% 21.5% 8.7% -0.5% 8.0% -2.2% 
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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   8,311,715 shares  
 Sterling  10,829,644 shares 
 US Dollar 1,070,394 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:   €1.9789 
 Euro Class B:  €0.9768 
 Euro Class C:  €1.0260 
 Sterling Class A: £2.0092 
 Sterling Class C: £1.0093 
 US$ Class A:  $1.0606 
 US$ Class B:  $1.0022 
 
Total expense ratio 2.25% for the most recent financial year for the 

Class A shares 
 
Annualised total returns Annualised return is the weighted average com-

pound growth rate over the period measured.  

 

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

