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Janus Global Real Estate Fund

Investment Environment
While still volatile, the fourth quarter provided a much smoother ride than the previous
three months. It also proved a good quarter for global real estate, with the sector posting
just shy of a 5% gain to close out the year. That strong finish wasn’t quite enough to get
the sector back to flat for calendar 2015, and it certainly wasn’t enough to make us
more optimistic about the short-term prospects for equity markets. In fact, the continued
uptick in volatility, which we discussed in last quarter’s commentary, suggests to us that
investors are increasingly apprehensive about the global economy and the durability of
its underwhelming growth. We share their concerns.
For real estate specifically, a more cautious approach seems warranted for several
reasons, not the least of which is that the sector has had one heck of a run since its
trough in 2009. It has also benefited from an unprecedented period of low interest rates,
making its lifeblood, capital, both plentiful and cheap. Clearly, central banks, at least in
much of the developed world, wanted to reflate asset prices. And, in the case of
commercial real estate, they’ve succeeded. We think it gets harder from here, even
though rates are still very low, certain central banks from Japan to Europe continue to
ease, and fundamentals remain strong. This is not to say that we’re bearish on real
estate; we just think the easy money has been made.
As we scour global markets, we’re currently most enthused about the investment
opportunities we’re finding in Europe and parts of Asia. We’re uncovering less that
appeals in the U.S., and we remain wary of emerging markets. We’re not sure that the
macro environment will get any less turbulent, but if it does we think the emphasis will
shift back to stock picking, something we would certainly welcome.

Performance Discussion
The Fund underperformed its benchmark, the FTSE EPRA/NAREIT Global Index, during
the period. However, we were pleased to see that stock selection was additive to relative
performance. Among countries with a substantial weighting in the index (an index
weighting of 1% or more), stock selection was strongest in Japan and Singapore. Stock
selection in the U.S. and China detracted from relative performance during the quarter.
Our geographic allocation detracted from relative performance. An underweight to China
was the largest detractor from performance. While our geographic allocation detracted
from relative performance, our lack of exposure to South Africa contributed to
relative results.
In terms of returns by sector, our holdings in hotel and resort REITs were a large
detractor from the Fund’s performance. Our holdings in real estate operating companies
were the top contributor to the Fund’s absolute performance. Relative to the index, our
holdings in real estate development companies and hotel and resort REITs were the
largest detractors from relative performance. Our holdings in casino and gaming
companies and real estate operating companies contributed most to relative results.
For detailed performance information or to download a Fact Sheet, please visit
www.janus.com/funds
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Portfolio Manager:
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Executive Summary
• The real estate sector enjoyed
solid returns for the fourth
quarter, though the gain still left
the FTSE EPRA/NAREIT Global
Index roughly flat for the
calendar year.
• The Fund underperformed its
benchmark during the quarter.
• Our investment approach has
led our Fund to look quite
different from its benchmark
index. We plan to stick to this
approach in 2016.
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Outlook
Although it lagged its index modestly, the Fund finally had a
somewhat in-line quarter, at least relative to recent quarters
when performance differences – both positive and negative –
were significantly more pronounced. We mention this because,
as discussed last quarter, we anticipate that, given how different
the Fund tends to look from the index, results will likely
continue to diverge, especially in today’s more volatile markets.
As long-term investors are aware, we don’t set out to be
different from the index, but we also don’t let the index
supersede the results of our intensive research and bottom-up
approach. Our best ideas get owned in size, whether or not
they’re a significant component of, or even in, the index. Over
the years, this research-driven process has tended to lead to a

small-cap bias and more of a deep value approach, which is
consistent with how the Fund looks today. We mention this
here, because if we do enter into a more defensive/negative
market environment, as pondered in our Investment
Environment discussion above, this positioning could result in
more volatility (investors tend to gravitate to the more liquid
large-caps when things get rocky). Obviously, this is something
we think about a lot, and, as a result, we have made some
tweaks to the portfolio. However, we don’t think a potential
downturn warrants abandoning the disciplined and somewhat
unique process that has made the Fund a long-term
outperformer. Having endured the collapse of 2008/2009, we
know that ultimately the market recognizes value and patience
should, in fact, pay.

Top Contributors and Detractors for the Quarter Ended 12/31/15
Top Contributors

Ending
Weight (%)

Contribution (%) Top Detractors

Ending
Weight (%)

Contribution (%)

Aroundtown Property Holdings PLC

3.34

0.61

Countrywide PLC

0.79

-0.28

Las Vegas Sands Corp

1.02

0.48

Pebblebrook Hotel Trust

0.94

-0.24

CapitaLand Ltd

2.15

0.44

ClubCorp Holdings Inc

0.87

-0.15

Kennedy-Wilson Holdings Inc

4.03

0.34

Tricon Capital Group Inc

0.78

-0.14

American Tower Corp

3.04

0.29

Atrium European Real Estate Ltd

1.42

-0.13

The holdings identified in this table, in compliance with Janus 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 877.33JANUS (52687) or visit
janus.com/advisor/mutual-funds.

Top Contributors

Top Detractors

Aroundtown Property: Aroundtown is a specialist real
estate company that invests in value-add, income-generating
properties, primarily in Germany. We believe it has a proven
business model predicated on operational excellence, offmarket acquisitions, and a focus on high-barrier-to-entry
markets. We also like its conservative financial profile, and
view it as a defensive investment opportunity that provides
direct exposure to both an existing portfolio with strong cash
flow and a compelling acquisition pipeline.

Countrywide Plc: Countrywide is the largest estate agent
(residential real estate broker) in the UK. The company went
public in March 2014, and we participated in the offering,
attracted by what we considered a compelling valuation for a
company uniquely positioned to benefit from any sort of
recovery in a very depressed UK housing market. We think
there are now clear signs of improvement in the housing
market, which should lead to higher transaction volumes,
and, in turn, should result in increased revenues for
Countrywide. Given how well the business model scales, we
anticipate the bulk of these additional revenues flowing
through to the bottom line and boosting earnings.

Las Vegas Sands: We believe this gaming company is well
positioned to benefit from wealth creation in Asia. The
company owns one of the world’s most profitable casinos in
Singapore and has significant interests in Macau, where we
think it has competitive advantages as a preferred
destination among Asian gamblers. Its shares have been
under pressure as Macau has shown it’s not immune from

Pebblebrook Hotel: Listed in late 2009 as a blind pool,
Pebblebrook has already grown into an approximately $4
billion hotel REIT. We have a high level of confidence in its
management team, and we think they’ve done an
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Top Contributors (continued)

Top Detractors (continued)

China’s slowing economy, but we believe its long-term
prospects remain very attractive.

exceptional job of acquiring and repositioning/upgrading
hotels in multiple U.S. markets. If, as we continue to believe,
the upcycle for the hotel industry has at least a year or two
left to run, Pebblebrook should be well positioned to
continue generating strong returns.

CapitaLand: Singapore-based CapitaLand has continued to
emphasize its renewed focus on returning capital to
shareholders and simplifying what had become an
increasingly complex corporate structure. The most recent
major move along these lines involved buying back their
retail business, which they had spun out into a separate
entity several years ago. We believe these moves should
help re-establish the company’s credentials as an attractive
vehicle for investing in real estate in Singapore and China,
and they have helped restore our confidence in one of the
core tenets of our investment thesis – that CapitaLand is an
astute allocator of capital, which it historically has been.
Kennedy-Wilson Holdings: This California-based real
estate private equity firm has, in our opinion, proved an
astute buyer of commercial real estate, which has allowed it
to significantly grow its assets under management in recent
years. We believe it continues to execute well in its home
market of California, where it’s active in the multifamily and
office sectors, and we continue to like the company even
after the spin-out of its European business (KWE).
American Tower REIT: American Tower owns wireless
communications and broadcast towers in the U.S. and
internationally. The company leases antenna sites on
multitenant towers to communications service providers for
mobile voice and data communications. We expect mobile
traffic growth and the rollout of 4G services to boost
wireless network spending, which, in turn, should spur
demand for tower tenancy, as well as additional towers. We
like that a large percentage of American Tower’s revenue is
generated internationally, where rapid growth in low-priced
Android smartphones should drive significant mobile data
and therefore tower demand.

ClubCorp Holdings: ClubCorp is one of the largest owners
and managers of private golf, business, and sports/alumni
clubs in North America. We believe the company has
executed well on acquisitions, and think the opportunities for
further external growth are abundant, as the ownership of
private golf clubs remains very fragmented and there are
very few large owners. Nearly half the company’s revenues
come from recurring membership dues; it serves the “mass
affluent” demographic, which tends to be more resilient; and
it has a good track record when it comes to improving
profitability at its acquired properties.
Tricon Capital Group: Based in Canada, Tricon is an asset
manager and real estate investor focused primarily on land
and homebuilding, single-family rentals, and manufactured
housing. Most of its investments are in the U.S. We think the
company’s private funds and advisory business allows it to
leverage its capital and generate outsized returns, and we
believe it serves as a solid complement to its more
predictable real estate verticals.
Atrium European Real Estate: Atrium is the largest
publicly-traded owner of retail centers/malls in Central and
Eastern Europe. Our buy thesis is predicated on the fact
that Atrium trades at a significant discount to the value of its
assets and has one of the most underutilized balance sheets
in Europe. In addition, the vast majority of the company’s
properties are in Poland or the Czech Republic, both
countries that have grown, and should continue to grow,
faster than their western European counterparts, in our
view. We anticipate new developments over the next two
years can drive additional growth, which should allow for
further increases in the dividend.
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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 at 877.33JANUS (52687)
or download the file from janus.com/info. Read it carefully before you invest or send money.
Past performance is no guarantee of future results. Call 877.33JANUS (52687) or visit janus.com/advisor/mutual-funds for current month-end performance.
Discussion is based on performance of the Fund's "parent" share class (typically that with the longest history).
As of 12/31/15 the top ten portfolio holdings of Janus Global Real Estate Fund are: Kennedy-Wilson Holdings Inc (3.96%), Simon Property Group Inc (3.33%),
Aroundtown Property Holdings PLC (3.28%), American Tower Corp (2.99%), Kennedy Wilson Europe Real Estate PLC (2.89%), Chatham Lodging Trust (2.81%),
St Joe Co (2.44%), CapitaLand Ltd (2.11%), New Home Co Inc (1.97%) and NorthStar Realty Finance Corp (1.84%). There are no assurances that any Janus
portfolio currently holds these securities or other securities mentioned in this commentary.
The opinions are as of 12/31/15 and are subject to change at any time due to changes in market or economic conditions. Janus 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.
Security contribution to performance is measured by using an algorithm that multiplies the daily performance of each security with the previous day’s ending
weight in the portfolio and is gross of advisory fees. Fixed income securities and certain equity securities, such as private placements and some share classes of
equity securities, are excluded.
A Fund’s performance may be affected by risks that include those associated with nondiversification, non-investment grade debt securities, highyield/high-risk securities, undervalued or overlooked companies, investments in specific industries or countries and potential conflicts of interest.
Additional risks to a Fund may also include, but are not limited to, those associated with investing in foreign securities, emerging markets, initial
public offerings, real estate investment trusts (REITs), derivatives, short sales, commodity-linked investments and companies with relatively small
market capitalizations. Each Fund has different risks. Please see a Janus prospectus for more information about risks, Fund holdings and other
details.
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.
Investments in Real Estate Investment Trusts (REITs) may be subject to a higher degree of market risk because of concentration in a specific
industry, sector or geographic region. REITs may be subject to risks including, but not limited to: legal, political, liquidity, interest rate risks, a decline
in the value of real estate, risks related to general and economic conditions, changes in the value of the underlying property owned by the trust and
defaults by borrowers.
Investments in derivatives can be highly volatile and involve additional risks than if the underlying securities were held directly. Such risks include
gains or losses which, as a result of leverage, can be substantially greater than the derivatives’ original cost. There is also a possibility that
derivatives may not perform as intended, which can reduce opportunity for gain or result in losses by offsetting positive returns in other securities.
FTSE EPRA/NAREIT Global Index is a global market capitalization weighted index composed of listed real estate securities in the North American, European,
Asian and South American real estate markets including both developed and emerging markets.
A Fund’s portfolio may differ significantly from the securities held in an index. An index is unmanaged and not available for direct investment; therefore its
performance does not reflect the expenses associated with the active management of an actual portfolio.
Janus is a registered trademark of Janus International Holding LLC. © Janus International Holding LLC.
Funds distributed by Janus Distributors LLC
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