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Who are we?
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Who are we?

� Independent FTSE 250 listed fund management 

business

� £52.9bn* assets under management worldwide

� Managing investments  - equities, bonds and 

property since 1934

� Over £10bn* in property assets globally

� 16% of Henderson AUM

� Over 190 property staff

� Managing property in all of its forms 

� Direct

� Indirect

� Listed

� European retail accounts for 40% of total AUM

Property funds by country (source of assets):

£10.6bn*

Europe 40%

US 14%

Asia Pacific 5%

UK 42%

* At 30 June 2009; does not include property securities

Capital markets context

A core strength for Henderson

£52.9bn split by Asset Class*

Equities 48%

Cash 11%

Property 16%

Fixed Income 21%

Private Capital 2%Hedge Funds 2%
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Where are we now?
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Where are we now?

� Green shoots, silver linings...

� How do we define recovery?

� Will we ever recover to mid-2007 levels?

� Shape of recovery

� Any recovery is likely to be highly polarised – less uniform than last bull run

� Positioning for recovery.... You could be too late!

Positioning for the recovery
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Where are we now?

Source: IPD Monthly Digest, July 2009

All property Capital growth index (October 89 and June 07 = 100)
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� Harmonisation of prices

� Recession

� Bubble bursts

� Zero liquidity

� Zero appetite for risk

� Increased appetite for 

risk

� Competition among 

investors sees yields 

fall to historic lows

� Secondary retail market 

goes crazy

� Increasing appetite and 

demand for property

� Lowering interest rates

� Slack lending

� Property yields start to 

fall

� Modest appetite for risk 

among property 

investors

� Property is recognised 

as a good diversifier

� Retail sector is growing 

in popularity

Early 2000s 2009? 2008Market simmering Boiling point Global recession

Where are we now?

Back to the beginning and back to basics

The UK property market bubble
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Where are we headed?
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Where are we headed?

Retail sales growth House price growth Consumer confidence
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Indicators improving but we’re not out of the woods yet 

� Buoyant retail sales (compared to other European markets)

� Housing market looking stronger

� Consumer and business confidence picking up, but still weak

� Trending in the right direction

Source: Datastream

The consumer economy - heading in the right direction?
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Where are we headed?

Lessons learned 

“The high street retail vacancy rate 

will reach 15% by the end of 2009 –

the equivalent of 135,000 retail 

outlets.“  (Source: Experian)
Tenant failures and vacancies

� Recession served to sort the men from boys

� Weak concepts struggling and poor retailers failed to survive

� The UK retail market will emerge leaner and fitter

� Surviving retailers will thrive as they take greater market share
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Where are we headed?

� Is it round One to Retailer?

� New Leases

– Increased rent free packages 12 – 24 months

– Increased Cap Ex to assist shop fits

– Reduced net effective rents

– Expansion funded by L/L or shared risk

� Existing Leases

– Deferred rent reviews

– Monthly rent payments

� An example of landlords and a retailer working together

– JJB “benchmark” CVA agreement

– Focus DIY – CVA Agreement

Balance of power certainly in retailers’ favour 

Landlord vs Retailer
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� Availability of “cheap” assets?

� REIT’s have raised equity 

through right issues – no need to 

sell prime assets!

� Volume of banks distressed 

selling was over estimated

� Opportunities to access prime 

end of market remain scarce

� Weight of money

– Sovereign

– Private

– Opportunistic

Where are we headed?
Retail pricing - going for a song?
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What are we doing?
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What are we doing?

Better than average growth from prime schemes 

� Certain types of shopping centres 

will perform very differently

� The short term looks bleak for the 

UK occupier market

� Prime assets enjoy positive sales 

growth even in difficult times

� Return to positive growth post 2010

� With strong growth from large, 

dominant shopping centres

� The UK will continue to attract 

international retailers seeking 

representation in Europe
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Henderson Global Investors

201 Bishopsgate, London EC2M 3AE

Tel: 020 7818 1818 Fax: 020 7818 1819

Important information

This document is issued by Henderson Global Investors Limited and is solely for the use of professionals, defined as Eligible Counterparties or 

Professionals in the Glossary of the Financial Services Authority’s Handbook of Rules and Guidance for Authorised Firms made under the Financial 

Services and Markets Act 2000, and is not for general public distribution. Any other persons who receive this document should not rely on or act upon its 

contents.

This document may not be reproduced in any form without the express permission of Henderson Global Investors and to the extent that it is passed on care 

must be taken to ensure that this reproduction is in a form which accurately reflects the information presented here. No responsibility or liability is accepted 

by Henderson Global Investors or by any of its directors for any action taken on the basis of the content of this document.

This document has been produced based on Henderson Global Investors' research and analysis and represents our house view. The information is made 

available to clients only incidentally. Unless otherwise indicated, the source for all data is Henderson Global Investors. Any reference to individual 

companies is purely for the purpose of illustration and should not be construed as a recommendation to buy or sell or advice in relation to investment, legal 

or tax matters.

This document does not constitute or form part of any offer or solicitation to issue, sell, subscribe or purchase any investment, nor shall it or the fact of its 

distribution form the basis of, or be relied on in connection with, any contract for the same. 

Please remember that past performance is not a guide to future performance. The value of an investment and the income from it can fall as well as rise as a 

result of market and currency fluctuations and you may not get back the amount originally invested. Tax assumptions may change if the law changes and 

the value of tax relief will depend upon individual circumstances.

Henderson Global Investors is the name under which Henderson Global Investors Limited (reg. no. 906355), Henderson Fund Management plc (reg. no. 

2607112), Henderson Investment Funds Limited (reg. no. 2678531), Henderson Investment Management Limited (reg. no. 1795354), Henderson Alternative 

Investment Advisor Limited (reg. no. 962757) and Henderson Equity Partners Limited (reg. no.2606646) (each incorporated and registered in England and 

Wales with registered office at 201 Bishopsgate, London EC2M 3AE and authorised and regulated by the Financial Services Authority) provide investment 

products and services. Telephone calls may be recorded and monitored.
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