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Why global real estate?

Global real estate securities provide investors with exposure to 
commercial real estate assets – such as offices, retail, health-
care facilities, storage space, data centers – via publicly traded 
securities. Created in the United States more than 50 years ago, 
listed real estate came of age in the 1990s and have prolifer-
ated around the developed world since then, as higher qual-
ity assets and management teams migrated from private- to 
publicly listed real estate with more real estate owner/opera-
tors seeking public listings.

Global real estate securities have a history of providing diver-
sification to traditional balanced stock- and bond portfo-
lios, with low correlations and beta relative to broad equity 
markets. In general, bond investors search for income within 
a depressed yield environment, while equity investors look 
for shelter to cope with rising macro uncertainties. Global real 
estate securities are at the sweet spot offering both shelter 
and high income: 

• Shelter: A key part of the value proposition of global real 
estate securities is their defensive characteristics. By 
investing in high-quality owner/operators of commercial 
real estate, investors can enjoy the benefits of predictable 
and stable cash flows backed by long-term leases and 
stable income generation

• High Income: global real estate securities – especially 
REITs – are mandated to distribute the majority (often 
more than 90%) of their lease-based revenues from their 
properties as dividends to shareholders. The high dividend 
yield allows the asset class to perform well, even in a low 
growth environment when capital appreciation is muted

During times of rising equity volatility – such as Q4 2018, but 
also May and August 2019 – global real estate securities have 
provided downside protection. At the same time, the asset class 
has generated strong income over time.

Regardless of one’s view on the staying power of the current 
business cycle, there are secular trends which positively impact 
the global real estate securities market over the long-term. 
The growth of e-commerce and the online economy has fue-
led rapid growth in demand for industrial properties focused 
on warehousing and logistics. A related theme is the growth 
of cloud computing and the “internet of things” which must 
be accommodated via specialised data centers. These growth 
themes reflect the change in the infrastructure which supports 
our daily lives, and will continue to support rapid growth in 
demand for specialised real estate for decades to come.

Source: © 2022 Morningstar, Inc. All Rights Reserved as at: 
23.01.2020. European Open End Funds database. Performance in 
USD, net of fees. Period under consideration: 30.09.2018 – 31.12.2019. 
The performance represented is historical; past performance is 
not a reliable indicator of future results. The value of your invest-
ment can go up and down, and you could lose some or all of your 
invested money.
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Highlights
• Besides diversification to a traditional bond/equity 

portfolio, global real estate securities are poised to 
provide high income and downside protection during 
equity sell-offs

• Nordea entered into a partnership with Duff & Phelps, 
a specialist in the management of global real estate 
securities 

• The active high conviction approach has consistently 
added value for investors thanks to a unique emphasis on 
owner/operators of high quality commercial real estate 
with revenues driven by recurring rental income
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Any investment decision in the sub-funds should be made on the basis of the current prospectus and the Key Investor Information Document (KIID).



Duff & Phelps – Specialised in global real 
estate securities

Variations across the global economic growth picture, the wide 
spectrum of management, financial, and asset quality, as well 
as the disparate level of familiarity and securities research 
around the globe make a strong case for active management 
in global real estate securities. Active management can add 
significant value in the real estate sector, as inefficiencies exist 
within small- and mid-cap names. 

Nordea has selected Duff & Phelps Investment Management 
(“Duff & Phelps”) – a specialist in investing in global real estate 
securities – to sub-manage the Nordea 1 – Global Real Estate 
Fund starting from June 2019. Duff & Phelps stands out among 
peers for several reasons:

• Deep team and Continuity: Geoffrey Dybas and Frank 
Haggerty have been co-Portfolio Managers of the Duff 
& Phelps Global Real Estate Securities Strategy for more 
than ten years and are surrounded by an experienced and 
collaborative team 

• Team Structure: The fund benefits from a centrally located 
team and is marked by a collaborative culture. The global 
real estate securities analysts cover multiple sectors which 
leads to cross sharing of industry knowledge, a mitigation 
of property sector coverage concentration risk, and allows 
analysts to cover sectors that are in- and out-of-favor. This 
structure and culture fosters exceptional idea generation. 
Make no mistake about it, team members – including the 
analysts and the portfolio managers – spend a great deal 
of time travelling the globe to conduct property tours to 
gain a real-time view and stay ahead of the Wall Street 
consensus

• Quality Focus on Durable Businesses: the fund invests in 
owner/operators of commercial real estate, which delivers 
more reliable and consistent cash flows than those gen-
erated by speculative real estate companies such as land 
developers and homebuilders. This approach has histori-
cally delivered a superior risk-adjusted investment return1 

Disciplined to build a high-conviction 
portfolio

A disciplined process is applied to build a diversified portfo-
lio comprised of our 50 – 70 best ideas within the global real 
estate space: 

1) Market and sector opportunities inform our views: 

We start by researching the interaction between the three 
dimensions of the real estate market: a) the macro environ-
ment, b) the real estate rental market, and c) the real estate 
investment market. This step is the foundation to the rest of 
the investment process, helping drive our preferences for 
real estate assets by property sector, geographic location, and 
lease duration, to name a few variables.

2) Identify the best businesses:

We seek to identify true owner/operators of commercial real 
estate that generate a significant portion of their cash flows 
from recurring rents of their underlying properties. We call this 
our “business model suitability test”. Historically, these com-
panies have delivered superior risk-adjusted returns versus the 
overall universe. 

A proprietary scoring system is applied to ensure that we 
focus our active research efforts on securities which meet our 
quality criteria. It is an 11-point system which awards up to a 
maximum of six points across a collection of fundamental fac-
tors and a maximum of five points across valuation factors. We 
focus our active research efforts on those companies that are 
ranked well on the proprietary scoring system.

3) Determine the best ideas:

Field research and company modeling are hallmarks of our 
research process. Our research combines financial statement 
analytics and field visits. We reach proprietary conclusions by 
following a time-tested and team-oriented investment style. 
We thoroughly analyse the companies that rank well through 
our filtering process across five key areas: Management, Prop-
erty Analysis, Cash Flow Analysis, Forecast Future Growth Pros-
pects and Duff & Phelps Multi-Valuation Process. By utilising 
multiple valuation metrics, we mitigate the risk that one will 
not work in a particular market cycle, geography or sector, and 
seek to ensure that we have consistent performance over time.
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1) The performance represented is historical; past performance is not a reliable indicator of future results and investors may not recover the 
full amount invested. The value of your investment can go up and down, and you could lose some or all of your invested money.



Strong track record

The Duff & Phelps Global Real Estate Securities Strategy has 
outperformed the benchmark in all the rolling 3-year periods 
since the strategy’s inception in March 2009. 

In other words, the strategy has historically always added 
returns on top of the benchmark for investors who remain 
invested for 3 years. The strategy does not only add value rela-
tive to its benchmark. It has also been among the top perform-
ers in the eVestment Global REIT peer group.

Source: eVestment. Date: 30.09.2021. Performance annualized, gross of fees in USD. Peer group: eVestment Global REIT. The performance rep-
resented is historical; past performance is not a reliable indicator of future results and investors may not recover the full amount invested. 
The value of your investment can go up and down, and you could lose some or all of your invested money. 

Consistently among top performers in its peer group

30

35

25

20

15

5

10

0

40

Du� & Phelps Investment Management Co. FTSE EPRA/NAREIT Developed – Net Total Return Index

3 years 5 years1 year 7 years 10 years 

Nordea 1 – Global Real Estate Fund

Fund manager Duff & Phelps Investment Management Co.

Fund domicile Luxembourg 

ISIN codes LU0705260189 (BP-USD) 
LU0705259504 (BI-USD)

Annual management fee 1.50% (BP-USD) 
0.85% (BI-USD)

Base currency USD

Reference index FTSE EPRA/NAREIT Developed –  
Net Total Return Index

Launch date 15.11.2011

Risks

Please be aware that there are risks associated with investing in 
this sub-fund, amongst others in: Depositary receipt, Derivatives, 
Emerging and frontier markets, Liquidity, Real estate invest-
ments, Securities handling, Taxation. For further details, please 
refer to the Key Investor Information Document, which is available 
as described in the disclaimer at the end of this document.



The sub-funds mentioned are part of Nordea 1, SICAV, an open-ended Luxembourg-based investment company (Société d’Investissement à Capital 
Variable), validly formed and existing in accordance with the laws of Luxembourg and with European Council Directive 2009/65/EC of 13 July 2009. 
This document is advertising material and does not disclose all relevant information concerning the presented sub-funds. Any investment 
decision in the sub-funds should be made on the basis of the current prospectus and the Key Investor Information Document (KIID), which are 
available, along with the current annual and semi-annual reports, electronically in English and in the local language of the market where the men-
tioned SICAV is authorised for distribution, without charge upon request from Nordea Investment Funds S.A., 562, rue de Neudorf, P.O. Box 782, 
L-2017 Luxembourg, from the local representatives or information agents, or from our distributors as well as on www.nordea.lu. Investments in 
derivative and foreign exchange transactions may be subject to significant fluctuations which may affect the value of an investment. Investments 
in Emerging Markets involve a higher element of risk. The value of your investment can go up and down, and you could lose some or all of 
your invested money. Investments in equity and debt instruments issued by banks could bear the risk of being subject to the bail-in mecha-
nism (meaning that equity and debt instruments could be written down in order to ensure that most unsecured creditors of an institution 
bear appropriate losses) as foreseen in EU Directive 2014/59/EU. For further details of investment risks associated with these sub-funds, 
please refer to the relevant Key Investor Information Document (KIID), available as described above. The investment promoted concerns the 
acquisition of units or shares in a sub-fund, not in any given underlying asset such as shares of a company, as these are only the underlying assets 
owned by the fund. Nordea Investment Funds S.A. has decided to bear the cost for research, i.e. such cost is covered by existing fee arrangements 
(Management-/Administration-Fee). Nordea Investment Funds S.A. only publishes product-related information and does not make any investment 
recommendations. A summary of investor rights is available in English through the following link: https://www.nordea.lu/documents/engage-
ment-policy/EP_eng_INT.pdf/. Nordea Investment Funds S.A. may decide to terminate the arrangements made for the marketing of its sub-funds 
in any respective EU-country of distribution in accordance with Article 93a of Directive 2009/65/EC. Published by Nordea Investment Funds S.A., 
562, rue de Neudorf, P.O. Box 782, L-2017 Luxembourg, which is authorized by the Commission de Surveillance du Secteur Financier in Luxembourg. 
Further information can be obtained from your financial advisor. He/she can advise you independently of Nordea Investment Funds S.A. Please 
note that all sub funds and share classes might not be available in your country of jurisdiction. Additional information for investors in Swit-
zerland: The Swiss Representative and Paying Agent is BNP Paribas Securities Services, Paris, Succursale de Zurich; Legal successor (expected 
merger date: on or around 1 October 2022): BNP Paribas, Paris, Zurich branch, Selnaustrasse 16, 8002 Zurich, Switzerland. Additional information 
for investors in Germany: The Information Agent in Germany is Société Générale S.A. Frankfurt Branch, Neue Mainzer Straße 46-50, 60311 Frank-
furt am Main, Germany. A hard copy of the above-mentioned fund documentation is also available here. Additional information for investors in 
Austria:The Facility Agent in Austria is Erste Bank der österreichischen Sparkassen AG, Am Belvedere 1, 1100 Vienna, Austria. Additional informa-
tion for investors in the Netherlands: Nordea 1, SICAV is a Luxembourg Undertaking for Collective Investment in Transferable Securities (UCITS) 
registered in the Netherlands in the register kept by the AFM, and as such is allowed to offer its shares in the Netherlands. The AFM register can be 
consulted via www.afm.nl/register. Additional information for investors in France: With the authorisation of the AMF the shares of the sub-funds 
of Nordea 1, SICAV may be distributed in France. Centralising Correspondent in France is CACEIS Bank, located at 89-91 rue Gabriel Peri, 92120 
Montrouge, France. Investors are advised to conduct thorough research before making any investment decision. Additional information for 
investors in Belgium: The Nordea 1, SICAV is registered in Belgium. Financial Service Agent responsibilities have been assumed by Nordea Invest-
ment Funds S.A.A hard copy of the above-mentioned fund documentation is available upon demand free of charge from the management compa-
ny Nordea Investment Funds S.A. (562, rue de Neudorf, L-2017 Luxembourg, Grand Duchy of Luxembourg) or on the website: www.nordea.be. Ad-
ditional information for investors in Spain: Nordea 1, SICAV is duly registered in the CNMV official registry of foreign collective investment 
institutions (entry no. 340) as authorised to be marketed to the public in Spain. The Depositary of the SICAV’s assets is, J.P. Morgan Bank Luxem-
bourg S.A. In Spain, any investment must be made through the authorised distributors and on the basis of the information contained in the manda-
tory documentation that must be received from the SICAV’s authorised distributor prior to any subscription. The Representative Agent is Allfunds 
Bank S.A.U., C/ de los Padres Dominicos, 7, 28050 Madrid, Spain. A complete list of the authorised distributors is available in the CNMV’s webpage 
(www.cnmv.es). Additional information for investors in Portugal: The Management Company of the SICAV, Nordea Investment Funds S.A., and 
the Depositary of the SICAV’s assets, J.P. Morgan Bank Luxembourg S.A., are validly formed and existing in accordance with the laws of Luxembourg 
and authorized by the Commission de Surveillance du Secteur Financier in Luxembourg. The Paying Agent in Portugal is BEST - Banco Electrónico 
de Serviço Total, S.A., duly incorporated under the laws of Portugal and registered with the CMVM as a financial intermediary. Additional informa-
tion for investors in Italy: Fund documentation as listed above is also available in Italy from the distributors and on the website www.nordea.it. The 
updated list of distribution agents in Italy, grouped by homogenous category, is available from the distributors themselves or from the Paying 
Agents: State Street Bank International GmbH – Succursale Italia, Allfunds Bank S.A.U. – Succursale di Milano, Société Générale Securities Services 
S.p.A., Banca Sella Holding S.p.A, Banca Monte dei Paschi di Siena S.p.A., CACEIS Bank S.A.,Italian Branch and on the website www.nordea.it. Any 
requests for additional information should be sent to the distributors. Before investing, please read the prospectus and the KIID carefully. We 
recommend that you read the most recent annual financial statement in order to be better informed about the fund’s investment policy. The pro-
spectus and KIID for the sub-funds have been published with Consob. For the risk profile of the mentioned sub-funds, please refer to the fund 
prospectus. Additional information for investors in the United Kingdom: The Facilities Agent is FE Fundinfo (UK) Limited., 3rd Floor, Hollywood 
House, Church Street East, Woking GU21 6HJ, United Kingdom. Additional information for investors in Ireland: The Facilities Agent is Maples 
Fund Services (Ireland) Limited, 32 Molesworth Street, D02 Y512 Dublin 2, Ireland. Additional information for investors in Sweden: The Paying 
Agent is Nordea Bank Abp, Swedish Branch, Smålandsgatan 17, 105 71 Stockholm, Sweden. Additional information for investors in Denmark: The 
Representative Agent is Nordea Danmark, Filial af Nordea Bank Abp, Finland, Grønjordsvej 10, Postbox 850 0900 CopenhagenC, Denmark. A hard 
copy of the above-mentioned fund documentation is available here. Additional information for investors in Norway: The Nordea 1, SICAV is reg-
istered in Norway. Additional information for investors in Finland: The Nordea 1, SICAV is registered in Finland. Additional information for inves-
tors in Latvia: The Representative Agent is Luminor Bank AS, 62 Skanstes iela 12, 1013 Riga, Latvia. Additional information for investors in Esto-
nia: The Representative Agent in Estonia is Luminor Bank AS, Liivalaia 45, 10145 Tallinn, Estonia. Additional information for investors in Lithuania: 
The Representative Agent in Lithuania is Luminor Bank AB, Konstitucijos pr. 21 A, 03601 Vilnius, Lithuania. Shareholders must evaluate possible 
investment risks and take this into consideration when making investment decisions.Additional information for investors in Brazil: This is a strict-
ly privileged and confidential document for the purposes of a potential investment in foreign securities on a one-on-one basis with potential inves-
tors with a pre-existing relationship with Nordea Investment Funds S.A. This document contains information addressed only to a specific individual 
and is not intended for distribution to, or use by, any other person. This document (i) is provided for informational purposes only, (ii) should not be 
construed in any manner as any solicitation or offer to buy or sell any securities or any related financial instruments, (iii) should not be construed in 
any manner as a public offer of any securities or any related financial instruments, and (iv) and will be addressed to a potential investor with restrict 
access of information. Neither Nordea Investment Funds S.A. nor Nordea 1, SICAV have been, and will not be, registered with the Brazilian Securities 
Commission (Comissão de Valores Mobiliários - CVM). Nordea 1, SICAV must not be offered or sold in Brazil except in circumstances which do not 
constitute a public offering or distribution under Brazilian laws and regulations. Any public offering, placement or distribution, as defined under 
Brazilian laws and regulations, of securities in Brazil, is not legal without prior registration under Law No. 6,385 of December 7, 1976, as amended. 
Documents relating to the offering of the Nordea 1, SICAV, as well as information contained therein, must not be supplied to the general public in 
Brazil (as the offering of the Nordea 1, SICAV is not a public offering of securities in Brazil) or used in connection with any offer for subscription or 
sale of the Nordea 1, SICAV to the general public in Brazil. Investors within Brazil should consult with their own counsel as to the applicability of 
these laws and regulations or any exemption there from. Additional information for investors in Canada: For further information please refer to 
the Canadian Information Statement, Canadian Marketing Legend and Notification to Canadian Clients. Source (unless otherwise stated): Nordea 
Investment Funds S.A. Unless otherwise stated, all views expressed are those of Nordea Investment Funds S.A. This document may not be repro-
duced or circulated without prior permission and must not be passed to private investors. This document contains information only intended for 
professional investors and financial advisers and is not intended for general publication. Reference to companies or other investments men-
tioned within this document should not be construed as a recommendation to the investor to buy or sell the same but is included for the 
purpose of illustration. The level of tax benefits and liabilities will depend on individual circumstances and may be subject to change in the future.
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