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Executive Summary
This FAQ list is prepared to introduce concepts of REITs to new investors. In the last decade, many
Asian countries have adopted the REIT structure, and, as of the end of 2013, there are over 130 REITs
listed in Asia Pacific.
REIT is a form of commercial real estate investing, characterized by its ability to generate stable
dividends. Through the medium term, REITs also grow their dividend stream, and thus capital value.
REITs are more liquid than actual buildings; and owning REITs typically requires less capital and detailed
real estate knowledge than owning actual buildings. REITs are more transparent than other real estate
stocks. Overall, investors can look to owning REITs, typically through a portfolio of REITs in multiple
countries, as a way to gain investment exposure in commercial real estate.
Commercial real estate is also introduced in this paper. It is different from residential real estate in that
commercial real estate does not serve as permanent homes. It is directly tied to the economic growth
and inflation of a country. Investment can take different styles, from the stable, cash-generating, core
to the capital-seeking opportunistic. Investment vehicles can also range from direct ownerships, direct
funds, to REIT portfolios.
For more information, please use the contact information listed at the bottom of the page.

Section 1: Questions about REITs
1. What are REITs?

REITs are a form of commercial real estate investing. A unit of a REIT represents ownership of a portfolio
of buildings, managed by a REIT manager. The buildings are typically commercial real estate generating
rents. This means that owning units of a REIT is analogous to owning rent generating commercial real
estate.
REITs were designed to provide smaller investors a vehicle to invest in commercial real estate. A typical
REIT regime features:




REITs must own rental estate,
a vast majority (typically 90%) of net income must be distributed to unit holders, and
in some jurisdictions, REITs do not pay income tax.

These features allow REITs to function like a real estate asset, with regular cash dividend and equal tax
treatment. Equal tax treatment ensures that investors do not pay more tax if they own assets in a REIT
versus directly owning real estate assets.
2. How do REITs differ from other types of real estate stocks?

Real estate stocks include developers, landlords and REITs. Developers are at a different point of the
risk curve, as developing assets carries a higher risk than collecting rents. While good developers can
navigate through these risks to generate returns, development projects generate little cash flow during
development. This generally restricts the developers’ abilities to match REITs for stability and amount of
dividends paid.
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Landlord stocks invest in rental properties like REITs, but they do not have any dividend payout
requirements. This typically lowers the dividend ratio.
REITs are often seen as the most transparent type of real estate stocks, because of the legal restrictions
on owning real estate and paying dividends. The lease structure, with multi-year leases, creates
earnings visibility several years into the future. This transparency is one of the reasons why REITs are
more often compared to directly owning real estate assets than just another type of equities.
3. What are the investment characteristics of REITs?

REITs generate income through stable rental contracts that typically last multiple years. Leases on office
properties in Asia Pacific, for example, are often two to three years long and can be as much as ten
years or longer. Leases on industrial properties can last up to 20 years. The rents create visible dividend
streams to shareholders. In fact, professional investors typically can forecast REIT income and dividends
within a 5% accuracy range.
4. How do REITs grow?

First, empirical evidence demonstrates that real estate rents tend to correlate with inflation over the
long term. In a stable economy with mild inflation, real estate rents tend to grow at a pace that is
analogous to inflation. This is the inflation hedge characteristic shared by all commercial real estate
classes. In the short term, furthermore, rents respond to supply and demand cycles, and when the
economy is doing well, rents may achieve above trend growth.
Second, REITs have an active management team. On behalf of unit holders, the management team
makes asset decisions, such as buying additional properties, selling existing properties, or investing in
asset enhancement programs (renovations). In many jurisdictions, REITs are also allowed to perform a
limited level of development activities. These investment decisions collectively keep the REIT portfolio
refreshed and competitive, which typically lead to some capital value growth.
5. Are REITs a good investment in an environment of rising interest rates?

Rising interest rate is a sign of economic strength, and economic strength tends to increase rents. Thus,
in a rising interest rate environment, REITs tend to experience rising dividends, creating a positive total
returns. In fact, we tracked the performance of all US Equity REITs since 1972, and in the 22 years in
which interest rates went up, in 18 of those years REITs had positive total return. In fact, the average
total return was 14%. Price performance, which excludes dividends, was also positive in 15 of the 22
years, and the average price return was 5.9% during years of rising interest rates. This compares to the
US 10-year Bond’s average price fall of 7.4% over the same period.
US REIT Performance between 1972 - 2013
Years with Positive Interest Rate Movements

22

Years with Positive Total Return

18

Years with Positive Price Return

15

Average Total Return In Years with Interest Rate Increase

14%

Average Price Return In Years with Interest Rate Increase

5.9%

Average Price Return of an analogous US Ten Year Bond

-7.4%

Source: NAREIT, US Government Bonds, Admiral Investment
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6. Who are the investors of REITs?

Traditionally, one major group of REIT investors is institutional investors such as pension funds,
insurance companies, charity trusts and university endowments. The common characteristic of these
investors is that they all have regular cash outflow – pension funds pay pensioners, insurance companies
pay policy payouts, and charity trusts and university endowments pay for whatever activities that they
are set up to do. The regular dividend payout from REITs helps these investors to meet these cash out
flows.
7. What are the major alternatives to REITs?

Institutional investors also invest in other forms of real estate, such as direct real estate ownership or
unlisted property funds. Individual investors also use direct real estate ownership as an investment tool.
For example, an investor owning properties beyond his primary home is a form of direct real estate
ownership.
Owning REITs offers a form of real estate that is liquid, less expensive, and diversified. Please see
Section 5 of this document for a quick discussion on the differences between owning direct properties
and REITs.
8. What are the different formats of REITs investing?

One major benefit of REITs is their diversified benefits – instead of owning a single asset, which faces
risks specific to the asset, from the risk of losing one tenant to encountering natural disasters. Owning
units of a single REIT, on the other hand, offers ownership of multiple assets. This is especially true for
the largest REITs, which may own hundreds of buildings and have thousands of tenants. Any tenant that
leaves or goes bankrupt has a small impact to individual unitholders.
This level of diversification, however, still pales against owning a portfolio of REITs, which owns real
estate, through REITs, in multiple countries and in multiple sector types. This level of diversification
provides investors with certain protection when an individual economy or property type underperforms.
9.

Why are diversification benefits important to REITs?

Real estate has idiosyncratic risks. Imagine owning a single building in your favorite city. The building
may burn down or suffer from a natural disaster; governments may change zoning or infrastructure
plans that affect building values; or large tenants may also leave. Owning multiple buildings, on the
other hand, reduces these risks, as any specific issue has a smaller impact to a large portfolio. Owning
buildings in multiple countries further reduce the risks, as the impact of the economic or real estate
market in individual countries is largely reduced.
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Section 2: Investing in REIT Funds
1. What are REIT funds?

REIT funds are portfolios of REITs. In Asia Pacific, there are now over 130 REITs, and a REIT fund may
invest in 30 to 60 REITs. The biggest strength of a REIT fund is its ability to diversify, as investors can
own all different property types in several countries by investing in a single REIT fund. The alternative is
to own individual buildings in several cities, an investment strategy that increases the concentration risk
unless the direct portfolio can achieve the same level of diversification.
2. What countries does a regional REIT portfolio invest in?

An Asia Pacific REIT portfolio typically buys REITs listed in three different economic blocs: the Asia Pacific
OECD Countries (Australia, New Zealand and Japan), Greater China, and ASEAN (Singapore, Malaysia,
Thailand and Indonesia). The three economic blocs have different economic cycles, and thus provide an
additional layer of natural diversification.
3. Why does it matter to invest in multiple REIT markets?

Real estate markets are driven by supply and demand. Demand is based on economic activities, and the
increasingly connected global economy has made individual economies more connected today than
they were thirty years ago. Supply, however, is always a local phenomenon, as real estate space is tied
to the local buildings. Thus, the correlation of the real estate market between markets can be low.
In Admiral’s Field Notes: REITs and Rental Real Estate, it is demonstrated that the correlation of Asia
Pacific real estate is quite low. For different country pairs of Australia, Singapore, Japan and Hong Kong,
the correlation is under 0.4 for all pairs except for that between Hong Kong and Singapore. Such a low
level of correlation means that, even if one market suffers, the other market should continue to perform.
A multi-country portfolio thus offers a more stable total return profile.
.
UBS Singapore
UBS Australia
UBS Japan
UBS Hong Kong
UBS Singapore
UBS Australia

0.4452

0.3119
0.3653

0.3484
0.3675
0.3202

Since index inception or 2001 to 2012. The UBS Investor Index is an index that that captures REITs and landlord stocks around the world. In this exercise we use the
country sub-indices.
Source: Bloomberg, Admiral Investment

4. Why are REITs a good component of retirement portfolios?

Retirement portfolios should be cash generating, stable, and hedged against long term threats such as
inflation risks. REITs, because of their dividends-from-rent structure, fulfill many of these requirements.
Compared to the fixed payout of bonds, REITs dividends tend to grow, especially during a market
upcycle. Normal stocks do not have a dividend payout requirement. This makes REITs a better inflation
hedge. The growth during upcycles also makes REITs defensive towards rising interest rate environment
versus fixed income products.
5. What are the advantages of a managed portfolio of REITs?

A managed portfolio of REITs refers to a fund structure that owns multiple REITs. A professional fund
manager typically manages the vehicle and seeks to profit from price discrepancies among REITs. In
Asia Pacific, for example, there are over 130 REITs. A well diversified portfolio may own between 30 to
60 REITs. The active choice provides the following benefits.
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A. REITs are traded on the stock market every day, and there are mis-pricings that a portfolio manager
can target. For example, a stock may be overbought or oversold compared to its peers, or an entire
country (e.g. HK REITs) may be overbought or oversold. This is primarily how professional managers
target to outperform versus the index.
B. REIT valuation ultimately depends on real estate fundamentals. A professional team will devote
resources to cover each of the major real estate markets. Real estate fundamentals depend on
supply and demand of real estate, and supply is fairly visible because commercial real estate can
take several years to build. By summing up projects that are in construction, analysts can create a
relatively accurate estimate of available space three or four years into the future. This information,
coupled with reasonable estimates of economic fundamentals, forms a basis for estimating real
estate fundamentals, rent levels, and ultimately income and dividend levels of individual REITs. Top
analysts can consistently get within a 2% accuracy range for estimating a REIT cash flow.
C. REITs are living animals. In any particular year, they can acquire or dispose assets; they may also
embark on asset enhancement and development projects. These initiatives can be money winning
or losing. Thus, without constantly monitoring the developments, the portfolio of a particular REIT
can quickly turn into something else. Thus, having a full time manager to review each management
team and each upcoming deal is crucial to maintaining the quality and value of the portfolio.
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Section 3: REITs and Development
1.

What is the role of development projects in real estate investment?

Development work is by nature riskier than buy-and-hold strategies. The key item is that, until
completion, the development project does not generate income. The margin of error is thus smaller
than stable projects, which have rental income to help mitigate any risks from needing additional cash
investment. A development project also has multiple moving parts, including planning and approval,
financing, and actual construction. Even the best developers can see budget overrun or missing
deadlines. Management skillset is the key tool to manage through a development project.
In addition, any income expected from a development project is a forecast several years into the future.
The development team may misjudge the site itself; the property market may have turned; and
unexpected events, such as sudden changes in infrastructure plans or city planning, may also change the
site fundamentally. Thus, the achieved return can be above or below expectation. This does not,
however, mean that the risk is purely on the downside; a top developer can create above expectation
return if they navigate the risks exceptionally.

2.

Are REITs allowed to invest in development projects?

In some markets, REITs are currently not allowed to develop. In other countries, however, REITs are
allowed to develop real estate assets. In Singapore, for example, REITs are allowed to devote 10% of
their asset value in development projects. Australia does not have specific rules, so legally REITs can put
a majority of their capital in development projects. In practice, however, market forces, such as
investors’ preference for a stable dividend, limit the amount of development work taken.

3.

Why does it benefit investors to allow REITs to develop?

Investors receive three benefits from REIT development projects. First, REITs that can develop gain an
additional value driver. Instead of being limited to buying stable assets from other real estate players,
REITs can earn any development gains on behalf of their unit holders.
Second, development improves the portfolio of a REIT. Real estate portfolios age with time. The same
portfolio is less competitive, and thus less valuable, when the average age of the buildings is twenty
instead of five. Allowing development gives REITs a tool to lower the average age of their entire
portfolio.
Third, development allows REITs to unlock value of their existing portfolio. A REIT can redevelop a site
to improve the overall asset value. Without the ability to develop, however, a REIT will have to either
run an older, and thus suboptimal, portfolio or to sell older buildings to a developer and lose the value
from redevelopment.
In summary, investors benefit from REITs having an additional tool to augment their value.
Development income is usually not the dominant factor of any REIT’s income. This is a key distinction
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from developers, especially in countries where the dominant model is predominantly building and
selling residential units.

4.

How do development projects factor into a developer’s portfolio?

Developers exist in many forms, especially when developers in multiple stock markets are reviewed
together. Some, such as the Japan developers, have consistently over 70% of their portfolio in rental
real estate. Others, such as homebuilder stocks, predominantly generate income from building and
selling residential homes. Therefore, depending on the business model, development activities may or
may not be a key driver for the developer.

5.

How would REITs be viewed differently from developers?

Developers are not REITs, and thus they are not bounded by the REITs’ legal restrictions to only own real
estate and pay out most income as dividend. This means that a developer is typically more flexible, but
it may also be less transparent. This is especially true when the developer’s income is predominantly
driven by real estate sales. Real estate sales are one-time transactions, while a rental contract creates a
cash flow stream that lasts several years into the future. This makes future earnings from development
projects less visible than earnings from rental contracts. Often, this is a reason why investors can expect
relatively steady and typically higher dividend stream from a REIT portfolio but not from a hybrid
developer stock / REIT fund.
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Section 4: Questions on Commercial Real Estate
1. What is commercial real estate?

Commercial real estate refers broadly to real estate assets that are not used as permanent residential
purposes. The three major types include office, retail and industrial properties, but other types,
including hotels, rented apartments, data centers, and health care properties, are also commercial real
estate.
The key common thread of all commercial real estate is that their long term worth is correlated to the
rents they generate from serving their target tenants. See our discussion below on the investment
characteristics of commercial real estate for why this primacy on rents matter.
2. How do the property types differ from one another?

The property types serve different purposes, although all of them benefit from good economic
fundamentals. Office buildings house the white collar workers of tenant companies, and as such, it
responds to increase in employment levels. Office buildings see strong networking effects, as
companies of the same industry tend to congregate in the same area. This leads to sub office markets,
such as a financial services hub or an advertising agency hub.
Modern logistics centers are usually the most valuable of the industrial buildings. The best-in-class
logistics properties serve as the logistics hub of large logistics players. The buildings are often
customized and the tenant often spends significant resources to design its logistics network around the
asset. This gives both the landlord and the tenant an incentive to negotiate stable and long term leases
(often over 10 years).
Institutional quality retail properties are usually malls, which house retail shops for individual shoppers.
The key metrics of any mall is the total spending at the mall, because over the medium term this
determines rent levels. Total spending is often separated into the number of shoppers (footfall) and the
average spending per customer. This allows the mall to manage the two statistics separately.
Compared with office or logistics properties, retail properties require more active management by the
landlord.
3. Why is commercial real estate a desirable asset class?

Commercial real estate, if invested as a stable rental investment (core or core plus), benefits from a
visible cash flow stream. Rental contracts typically last multiple years, which protect rental payments in
both up and down cycles. The tenants’ ability to pay depends on the level of business that they can
produce, as a mall tenant can only pay as much rent as it can generate from retail sales. Similarly, an
office tenant’s ability to pay rent is tied to the per office-employee revenue of the tenant. These link
the long term value of real estate to the economic fundamentals and inflation rates. Thus, commercial
real estate is typically seen as a cash vehicle that grows with the economy and hedges against inflation.
4. How do you invest in commercial real estate?

There are several different dimensions to invest in real estate.
A. The first dimension is the risk level. Different investment styles have different risk levels, but the
key determinant has largely been a tradeoff between the certainty of expected cash flow and the
potential upside. At one end of the spectrum, investors target the best buildings that have a stable
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General Inquiries: inquiries@admiralinv.com
Media Inquiries: pr@admiralinv.com
Version 1.0. 1 March 2014.

11

安泓投資有限公司

rental profile. This generates a stable cash flow but typically gives up much potential upside. At the
other end of the spectrum, investors target opportunities such as development, where significant
work is required to create or improve an asset for significant gains. The former is known as a core
deal and the later an opportunistic deal.
REITs are usually known as a core-plus investment, as it generates stable rental income, like a core
deal, but also aims to increase portfolio value over the medium term.
B. The second dimension is the vehicle. Broadly, an investor can choose to invest in a single asset, in
an unlisted co-mingled fund, a portfolio of REITs, or a strategy with derivatives. The first two
options are typically limited to only larger institutional investors, as they take hundreds of millions
of dollars to create a diversified portfolio.
A diversified REIT portfolio, on the other hand, can be created with much less capital. Separate
accounts, adopted usually by institutional investors, typically start at USD 50 million. Smaller-still
investors, such as individuals, can join REIT funds that have much lower threshold, sometimes just
thousands of dollars. The percentage return achieved by the separate accounts and the individual
investors should be similar.
5.

How much is commercial real estate a percentage of a typical portfolio?

Commercial real estate is often part of an institutional investor’s overall portfolio. Institutions that need
to pay out cash regularly, such as a pension fund or an insurance company, typically has a higher
percentage of their portfolio, sometimes up to 15%, in commercial real estate. In addition, industry
organizations have suggested a 20 to 30% allocation of commercial real estate in REIT portfolios for
additional diversification. This is sometimes simplified to advising clients to keep 3 to 5% of their overall
portfolios permanently invested in REITs.
For smaller clients, where direct ownership of commercial real estate is expensive, a larger allocation to
REITs may also make sense.
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Section 5: Questions Specific to Current Investor of Direct Ownership Real Estate
Note: This section has previously been published as “Basic Primer for Real Estate Investors Considering REITs.”
Since then we have edited and expanded our answers to some of the questions.
1. What are the incentives for institutional real estate investors to invest in REITs?

There are four investment reasons to consider a REIT mandate.
a. REITs are currently yielding better than most other direct real estate opportunities in Greater
China and parts of ASEAN. A typical Asia Pacific REIT account can yield 5 to 6% of dividend per
year.
b. REIT mandates can act as a capital absorber. If the investor has real estate allocation that
cannot be invested into the direct market immediately, a REIT mandate can be quickly
implemented to provide the yield income. Adding or subtracting capital is also easier – i.e. it’s
just a week’s worth of effort to increase a USD 100 million REIT account to USD 120 million or to
reduce it to USD 80 million. Direct real estate mandates would be much lumpier and harder to
invest.
c. REIT mandates can easily go global or regional. This diversification helps investors to reach a
broader allocation with a smaller amount of capital. Typically, the smallest institutions (e.g. a
single-issue charity fund) will have a much larger real estate allocation to REIT mandates
because they cannot reach full diversification with direct deals.
d. REIT mandates also provide a lead-lag diversifier to direct real estate. In the simplest term,
REITs tend to rise and fall before direct real estate, and thus, owning both will provide a level of
price stability at the portfolio level. In fact, NAREIT shows that, for 120 vintages over 30 years, a
REIT-direct hybrid portfolio has never shown a negative 5-year return, while both a pure REIT
and a pure direct portfolio has vintages with negative 5-year return. Please contact for more
information on this point.
In addition, REITs also have an advantage on the following execution and operational issues.
e. REIT mandates typically have lower transaction costs versus other forms of direct ownership.
This usually holds true for both single ownership and private equity funds. Transaction costs for
REITs include only stock trading costs, but transaction costs of direct ownership include stamp
duty, various professional reports, and debt fees if debt is taken.
f. REIT transactions are faster. It will take less than a week to sell exposure in Hong Kong, for
example, and buy Australia. Direct transactions will take months if not years to complete. This
allows for faster allocation and faster changes to existing allocation.
g. REITs require less operational expertise. This is especially true when investors are implementing
strategies aboard, as a REIT is regulated by the financial authorities of the listing market. Direct
investment, on the other hand, requires more investment knowledge of the local market. This
means that institutions with a smaller staff may use REIT as a regional or global diversifier.

2. Who are the typical investors of REIT mandates?

A fund manager typically works with a range of institutional and private wealth investors for REIT
mandates. Here are some typical profiles of our investors.
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a. Smaller institutions, such as charity trusts with single objective or independent pension funds of
smaller entities, may consider REIT mandates as their primary real estate exposure. For
example, an investor with USD 200 million in overall endowment typically has an allocation
between USD 15 to 30 million in real estate. Given the relatively smaller size, investing in direct
real estate can be inefficient and too lumpy. REIT mandates, on the other hand, provide a
diversified and yield producing product that funds the investor’s activities.
b. Larger institutions, such as major pension funds and insurance companies, may consider REIT
mandates as a diversifier in their overall real estate exposure. Typically, REIT mandates form
between 10 to 30% of the institution’s real estate exposure. The lead-lag effect we discussed
above is one benefit. In addition, the larger institutions also have a more flexible product to fine
tune their overall real estate exposure. It is much easier to add or subtract USD 20 million to a
REIT mandate than it is to a direct real estate portfolio. Lastly, REIT mandates may provide a
way to access markets that are operationally difficult to access through direct investment. For
example, many ASEAN countries have foreign ownership restrictions that limit the amount of
direct investment available. A country specific REIT portfolio, on the other hand, may be more
easily constructed.
c. Private wealth individuals may benefit from the yield from REIT mandates. Compared to bonds,
REITs tend to grow its dividend in line with inflation over the medium term, and thus REITs may
help protect investors from inflationary pressures over a longer time frame.

3. What’s the framework to think through the REIT versus direct real estate decision?

We believe that the first framework is control versus diversification. The main advantage of doing direct
real estate investment is the amount of control intrinsic to the product. But investors give up
diversification ability. REITs, on the other hand, give control to the professional managers, but they
typically provide a more diversified portfolio, given the same investment amount.
Direct real estate gives investors more information for the assets they own, often at the rent roll level,
but REITs are more transparent. The professional REIT CEOs are also monitored by the public market
(e.g. the professional fund managers who invest in the REITs), which typically provides a level of
performance pressure and market discipline.
A third framework is the liquidity given by REITs. An investor can trade in and out of REITs in days or
weeks, versus months for direct ownership. REIT portfolios are also not constrained by the level of
lumpiness. For example, an investor can own USD 10,000 or USD 1 million of the same REIT with the
same percentage results.
In short, we believe that REIT investing will take a slightly different mind-set. A REIT portfolio, even if
it’s heavily concentrated on a couple of names, provides diversification, transparency and liquidity.
Investors, therefore, would be better served if they take advantage of this and create dynamic portfolios
that respond to price movements and economic development.

4. Why can’t investors just buy a couple of REITs directly?

If privatization is a material possibility, then the investor should buy just the REITs they want. Otherwise,
we see two issues with owning REITs directly as a passive investor.
a. Part of the allure of REIT investing is the ability to quickly change allocation, especially at the
country level. For example, if HK REITs appreciated 15% against Singapore REITs within a
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quarter, it probably makes sense to seriously consider underweighting Hong Kong and then
overweighting Singapore. In my experience, this type of allocation shift makes sense several
times in a typical year. One factor is that REIT pricing tends to fluctuate faster than non-REITs,
making this shift profitable.
b. Unless an investor wants to be a significant investor in a particular REIT, the investor gives up
direct control over the assets when he invests in a REIT. Gaining more diversification is then a
more important goal.
A fund manager’s platform is an economy of scale advantage. A fund manager has a team of analysts to
investigate each REIT, so that we differentiate between the good and bad assets and generate a
valuation for each of them. From there, we can create a portfolio that seeks to beat the benchmark
while providing the same structure of returns from investing in an index basket.

5. Why can’t investors just investigate a REIT, invest and hold?

One reason, as mentioned above, is that REIT pricing move daily and a full time manager will help you
trade the inefficiencies for further gain. Secondly, REITs are living animals – in any particular year they
can acquire or dispose assets; they may also embark on asset enhancement and development projects.
These initiatives can be money winning or losing. Thus, without constantly monitoring the
developments, the portfolio of a particular REIT can quickly turn into something else. Thus, having a full
time manager to review each management team and each upcoming deal is crucial to maintain the
quality and value of the portfolio.
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Disclaimers
This publication has been produced by Admiral Investment (“Admiral), an investment manager regulated by the Hong Kong Securities and Futures
Commission. This publication is confidential and intended only for current clients and prospective clients of Admiral and their professional institutional
advisors only and is not to be provided to other persons. By reading and referring to this publication, the recipient confirms that it satisfies professional
investor status, as defined in the Securities and Futures Ordinance and its subsidiary legislation.
This publication does not constitute an offer to sell, or the solicitation of an offer to buy, any securities or any interests in investment funds advised by, or
the advisory services of, Admiral. This publication has been prepared without regard to the specific investment objectives, financial situation or particular
needs of recipients. No legal or tax advice is provided. Recipients should independently evaluate specific investments and trading strategies. By accepting
receipt of this publication, the recipient agrees not to distribute, offer or sell this publication or copies of it and agrees not to make use of the publication
other than for its own general information purposes.
The views expressed in this publication represent the opinions of the persons responsible for it as at its date, and should not be construed as guarantees of
performance with respect to any investment. Admiral has taken reasonable care to ensure that the information contained in this publication has been
obtained from reliable sources, but no representation or warranty, express or implied, is provided in relation to the accuracy, completeness or reliability of
such information. Admiral does not undertake and is under no obligation to update or keep current the information or content contained in this publication
for future events.
The forecasts contained in this publication are generated from a range of statistical techniques, including econometric models. They are subject to errors
stemming from three main sources: measurement errors in raw data, measurement and statistical errors in econometric models, and errors arising from
assumptions regarding the future behavior of explanatory variables. As a result, we place greater emphasis on trends and turning points than on precise
values. Please note that the forecasts do not include the impact of any commissions, fees or other charges that may be payable.
Past performance is not necessarily indicative of future results. In addition the price and/or value of and income derived from any particular investment
may vary because of changes in interest rates, foreign exchange rates, operational or financial conditions. Investors may therefore get back less than
originally invested. Furthermore, these investments may not be eligible for sale in all jurisdictions or to certain categories of investors. Admiral does not
accept any liability in negligence or otherwise for any loss or damage suffered by any party resulting from reliance on this publication.
© 2014 Admiral Investment Limited. All rights reserved. No part of this publication may be reproduced by any means, whether graphically, electronically,
mechanically or otherwise howsoever, including without limitation photocopying and recording on magnetic tape, or included in any information store
and/or retrieval system without prior written permission of Admiral Investment Limited.
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