Index

abnormal returns
Dealing Stage 104, 109, 115, 121,
123-4, 130, 133, 154-7
Envisioning Stage 24, 27
Executing Stage 160, 189, 192
Optimising Stage 248, 277
Planning Stage 82-5, 87-8, 90-1
Watching Stage 198, 240
accountability 15, 18, 19, 35
accounting 21
accretive acquisitions 50
accuracy of appraisals 183-4, 224-5
active Style 27
Advanced Financial Analysis 115-33
context and relativity 123-4
documentation 115, 157
Optimising Stage 264-6
Performance Measurement 231-2
Portfolio Analysis 239
pricing models 124-33, 141-2,
144-6, 157
REIT structure and principles' 100-1,
115-17, 140-52, 154
risk premium 118-21, 1424
target rate of return- 117-21, 124,
131-2, 1424
theoretical badis of mis-pricing
122-4, 146-52, 157
weighted average cost of capital 101,
118, 142
affiliated societies 47-8
allowances 121
appraisal accuracy 183, 221, 224-5
appraisal basis 221, 223, 245
appraisal reports 187-8
appraisal smoothing 181-3, 188,
221, 223-4

appraisal techniques 3, 106, 108, 109
see also Independent Appraisal
appraisal variation 183
appraiser appointment/
instruction 185-6
appraiser negligence/behaviour 184-5,
225-6
appropriateness 34
Arbitrage Pricing Theory 67
ARR see average rates of return
Asia 12
asset allocation-cee Strategic Asset
Allocaticn; Tactical Asset
Allocation
Asset Icentification 80-91
Dcaling Stage 103—4
¢conometric modelling 88-90
Jorecast information 88
impounding information 81
information processing 44, 84-91
market efficiency 44, 81-4
pricing 81-7, 94
REIT structure and principles 43-4,
57-9, 93-6
rental, capitalisation and discount
rates 47, 74, 88, 90
risk-return performance 50, 80-1,
86-7
asset management plans 168, 203
Asset Management Step 253-60
capital expenditure 253, 257
expected events 258
lease renewals 250-1, 253-6
letting vacancies 256-7
monitoring and reporting 257-8
proactive components 254-8
reactive components 258-9
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Asset Management Step (cont’d)
REIT structure and principles
249-50, 253-4, 2778, 281-2
rent reviews 250-1, 253-5
unexpected events 258
Asset Management Team
Optimising Stage 250-1, 253-60, 263,
267-8
Watching Stage 203, 208-9, 213, 2334
asset strategies 73
assumption validity 199, 205
attribution analysis 2.34-8
auctions 275
Australia 11-12, 17
average rates of return (ARR) 106

Bank Bill Swap Bid Rate (BBSY) 140
benchmarks 223-4, 22.7-30, 236
bonds 114
bottom up Style 28, 269-70
branding and image 25
budgeting 45, 250-1
building criteria
Dealing Stage 120, 134, 136
Planning Stage 79, 86
business planning 45
buyer populations 222

Capital Asset Pricing Mode! 1
Dealing Stage 117
Planning Stage 44, 5%.-61, 65-7, 69, 94
Watching Stage 215,231
capital expenditure
Dealing Stage 108, 111-12, 127,
144-9
Envisioning Stage 21, 24, 34, 37
Executing Stage 162, 168, 186
Optimising Stage 253-4, 257, 259,
263,278-9, 281-2
Planning Stage 45, 79
Watching Stage 208-9, 211,
216-20, 232
capitalisation rates
Dealing Stage 106, 108, 146, 150
Planning Stage 47, 74, 88, 90
Watching Stage 215

capital market theory 65
capital return
Performance Measurement 211, 213,
217-18, 221-2
Property Portfolio Strategy 49
Capital Transactions Team
Dealing Stage 101-5, 140
Executing Stage 171
Optimising Stage 274-5
Planning Stage 84, 92-3
Watching Stage 202
capital value 216-19
cash flows
Advance Financial Analysis 124-7,
129, 141-2, 144-9
Performance Measurement 216
CEO see Chief Executive Officers
CFO see Chief Financial Officers
check lists 2623
Chief Execui:ve Officers (CEO)
Envisioning Stage 19-21, 30
Exccuting Stage 164, 173, 175
Optimising Stage 258
LREIT structure and principles 3, 5-6
“hief Financial Officers (CFO)
Dealing Stage 114
Envisioning Stage 21-2
REIT structure and principles 3, 6
China 57
coercive power 185
Commercial Transaction Closure
Step 169
commercial transactions
Documentation Step 171-2
Governance Decision 168
Structuring 110-12
communication 16, 20
comparative analysis
Optimising Stage 254, 258, 260-3,
269-70
Performance Monitoring 208-9
comparative sales appraisal
techniques 108
Compliance and Risk Management
Team 20-1, 200-1
comprehensibility 34



conflicts of interest 17

contact networks 100-3

context 123-4

continuous disclosure 1

contracts
Executing Stage 172
Optimising Stage 252
Watching Stage 201

control 17

core portfolio approach 72

core Style 29-30, 266

corporate culture 18

corporate entities 15

corporate tax 12

costs
appraisal techniques 108
Envisioning Stage 16
replacement 74
see also weighted average cost of

capital

creditworthiness 86

crisis management 162

culture see corporate culture

currently available information 84-5

customer service roles 250, 252

Dealing Stage 99-158

Advanced Financial Analysis 100-1,
115-33, 140-52, 154

Capital Transactioas Team 101-5

key points 1567

people 101-2

Portfolio Impact Assessment 100,
133-5, 1527

Preliminary Analysis 100, 104-9,
111, 154-6

Preliminary Negotiation 100, 1024,
111-12, 136-7, 154-6

REIT structure and principles 2, 7-9,
99-102, 135-6, 1537

Structuring 100, 109-15, 140, 154-7

Super REIT 135-54

debt

Structuring 113-14, 118

Transaction Closure 170, 174

Watching Stage 202

Index 293

decision rules
Dealing Stage 101, 130-3, 146-52, 157
Watching Stage 213, 215, 219-21
decision tree analysis 129
delegation of authority 163-4
demographic criteria 273
disclosure, continuous 19
discount rates 47, 88, 90
discounted cash flows 125-6, 129
Disposal 272-6
method 274-5
process 273-4
REIT structure and principles
249-50, 279, 281-3
diversification 64-6, 68
documentation
Governance. Decision 166, 174
Independenc-Appraisal 187-8
Optiniicing Stage 251
Poicterio Impact Assessment 135
Strocturing 114-15
‘I'ransaction Closure 170
Documentation Step 171-5
execution and exchange 175
negotiation 171-4
Optimising Stage 265, 274
REIT structure and principles 160-2,
190-4
sign-offs 174
do nothing decision 55-6
Dow Jones Equity All REIT Index 228
Dow Jones US Total Stock Market
Index 228-9
Due Diligence 176-80
Documentation Step 172-4
fiduciary duty 177
Governance Decision 165-6, 168
operationalizing 177-80
Optimising Stage 265, 274
REIT structure and principles 160-2,
1914

econometric modelling 47, 88-90
economic analysis 167
economic base strategies 72
economic information 47



294 Index

economies of scale 32, 52-3, 87
effective corporate governance 18
efficient market hypothesis 82
Employee Retirement Income Security
Act (1974) 52
entrepreneurs 2
environmental risk mitigation 179, 200
Envisioning Stage 13-40
Chief Executive Officers 19-21, 30
Chief Financial Officers 21-2
Fund Management Teams 20, 23-4,
30, 37
governing entities 17-19
key points 39-40
Objectives 30-1, 35-6, 40
outsourced service providers 16-17
people 16-24
REIT structure and principles 1-2,
7-8, 13, 39-40
Style 24-5, 26-30
Support Teams 20, 22-3
Vision, Goals and Strategic Plans
15-16, 18, 20, 24-6, 30-7, 3940
equity 113-14, 118, 201
ethics 19
ex ante returns 214-15
exchange of documents 175
Executing Stage 159-95
Documentation 160-2, 171-5, 190-4
Due Diligence 160-2;-155-6, 168,
172-4, 176-80, 101-4
Governance Decision 160-9, 190,
192-4
Independent Appraisal 160-2, 168,
172-4, 180-8, 191-5
Investor Interface Team 162-3
key points 193-5
people 161-3
REIT structure and principles 2, 7-8,
159-61, 189-95
Super REIT 189-92
Transaction Closure 160-2, 169-70,
190, 1924
execution of documents 175
expectations 231-2
expected events 258, 271
expenses 127

expertise 17

expert power 185
explicability 2

explicit risk analysis 101

Facilities Management Step 249-50,
260-3, 278, 281-2
Facilities Management Team 208-9,
250, 252-3, 260-3
factual information 166-7
falling markets 123-4
fashion criteria 273
feasibility 35
fiduciary duty 177
financial analysis 168
financial management rate of return
(FMRR) 132, 221
financial risk mitigacion 200
financial strategic models 32
fiscal measur=s 273
flexibility .7
FMRR sce financial management rate
Ct return
furecast information 84, 87-8, 90-1,
116, 124-5, 141
forecasting
Dealing Stage 121, 124-5
Optimising Stage 250-1, 271-2
Planning Stage 45, 47, 88
fundamental analysis 60
funding transactions
Documentation Step 174
Governance Decision 168
Structuring 112-13
Transaction Closure 170
Fund Management Team
Dealing Stage 109-10, 113-14
Envisioning Stage 20, 23, 30, 37
Executing Stage 170, 173-4
Optimising Stage 258, 269
Performance Measurement 229
future focus 18
future returns 214-15

generic criteria 76-7
geographic criteria 211
geographic risks 120, 134



geographic strategies 71-2
GIM see Gross Income Multiplier
globalisation 180-1
Goals
Dealing Stage 110
Envisioning Stage 14-16, 18, 20,
24, 36, 38-9
Optimising Stage 249, 253, 257-8,
266, 269, 283
Planning Stage 48-9, 53
governance
Envisioning Stage 17-19, 25
legislation and taxation 11-12,
18-19
Optimising Stage 273
Governance Decision
asset management plans 168
commercial transactions 168
delegation of authority 163-4
documentation 166, 174
economic and real estate market
analysis 167
factual information 166-7
financial analysis 168
funding transactions 168
information required by decisien
maker 164-8
Optimising Stage 265,274
Portfolio Impact Assessinent 168
REIT structure ani principles 160-9,
190, 192-4
report and appeadices 166
risk management 168
SWOT analysis 167-8
Governing Entity
Dealing Stage 115
Executing Stage 161, 163-6, 168,
174-5, 186
Optimising Stage 258, 270, 274
REIT structure and principles 6,
17-19
Watching Stage 203, 239
Governing Entity Audit
Committee 200
Gross Income Multiplier (GIM) 138
growth Style 28, 29
guarantees 111-12

Index 295

heuristics 106-7
human resources (HR) 22-3

idiosyncratic risk
Dealing Stage 118, 120-1, 143-4, 157
Optimising Stage 250, 251
Planning Stage 44, 49, 65-6, 77
Watching Stage 236
image see brand image
imperfect correlation 63-5, 95
impounding information 81
impounding risk 128-30, 148-50
income appraisal techniques 108
income growth 216-17
income returns 215-17
in-principle documentation 115,
157, 174
indemnities 111-12
Independent Appraisal 180-8
apuraisal reports 187-8
Zppraiser appointment/
instruction 185-6
appraiser negligence/behaviour
184-5, 225-6
Documentation Step 172-4
Governance Decision 168
issues 182-5
mis-pricing 123
Optimising Stage 258, 265, 274
Performance Measurement 221-6
point estimates versus ranges 182-3
price, value and worth 182
REIT structure and principles 160-2,
191-5
requirement for appraisal 181
smoothing, accuracy, variation and
margin of error 183-4, 223-5
indexation 51, 223-4, 227-30
information power 185
information processing 44, 84-91, 101
information technology (IT)
services 22
Initial Yield 138-9, 234
intermediation principle 11
internal rate of return (IRR)
Dealing Stage 101, 132-3, 148, 157
Watching Stage 215, 219-21
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international entities 4-6

International Financial Reporting
Standards 180-1

International Valuations Standards
Committee (IVSC) 122-3, 180-1

interviews 1

intuition 1

investment appraisal techniques 108

investor capital 110-11

investor characteristics 66-7

Investor Interface Team 20, 162-3, 175

investor relations 162-3

IPD UK Annual Property Index 229

IRR see internal rate of return

IT see information technology

iterative processes 55, 95, 170

IVSC see International Valuations
Standards Committee

Jensen Measure 231
judgment 1, 127-8

lease renewals 250-1, 253-6
lease structure strategies 73
legislation 11-12
Documentation Step 174
Due Diligence 178-9
Independent Appraisal 181,185
Optimising Stage 273
Planning Stage 52, 7825
letting vacancies 121, 256—/
leveraging 29, 107, 134
lifecycle strategies 73
liquidity 118, 142
listed entities 14-15
loans 114
localised entities 4
location criteria
Dealing Stage 120, 134, 136
Disposal 273
Planning Stage 79, 85
lot size 76-7

management of outsourced service
providers 16
management structures 4-6, 17-24, 39

mandatory leases 267

margin of error 183-4

marketable assets 67

market analysis 167

market efficiency 44, 81-4, 101, 116

market information 47

marketing 162

MIRR see modified internal rate
of return

mis-pricing

Dealing Stage 101, 115-16, 121-4,
131-3, 141, 146-52, 157
Planning Stage 69-70, 84, 87, 91, 94

mixed asset portfolios 76-7

modern portfolio theory. 44, 61-4,
67-8

modified internal rate of return
(MIRR) 132, 221

money weighied rate of return
(MWRR} 219-20

Monte= Carlo analysis 60, 129

multi period return 220-1

M'NER see money weighted rate
of return

negotiation 171-4
net cash flow 234
net income 253
Net Income Multiplier (NIM) 138-9
net present value (NPV)
Dealing Stage 101, 130-1,
146-52, 157
Performance Measurement 213,
221
networks 100-3
NIM see Net Income Multiplier
nominal risk free rate 119, 215
non-diversifiable risk 65-6
notes 114
NPV see net present value

Objectives 30-1, 35-6, 39
Observing Phase 2, 9, 199, 249-50, 276
see also Optimising Stage; Watching
Stage
obsolescence 273



occupational health and safety risk
mitigation 200
operating activity ratios 107
operationalizing Due Diligence 177-80
operations line management 5
opportunistic Style 29, 72, 266
Optimising Stage 247-83
Asset Management 249-50, 253-60,
277-8, 281-2
Asset Management Team 250-1,
253-60, 263, 267-8
Disposal 249-50, 272-6, 279, 281-3
Facilities Management 249-50,
260-3, 278, 281-2
Facilities Management Team 250,
252-3, 260-3
key points 282-3
people 250-3
Portfolio Rebalancing 249-50,
269-72,278-9, 281-3
Property Management 249-50,
260-3, 278, 281-2
Property Management Team 250-2.
260-3
REIT structure and principles 2,.8-5
247-53, 276-83
Super REIT 276-80
Transformation 249-53;.263-9, 278,
281-3
optional leases 267.-2
outsourced servize providers 16-17,
252, 262-3
overseeing the present 18

passive Style 26-7

past return 214-15

payback methods 106

Performance Measurement 210-33
appraisal basis 223
appraisal smoothing 223-4
appraiser behaviour 225-6
capital return 211, 213,217-18,221-2
expectations 231-2
income return 215-17
indexes and benchmarks 223-4,

227-30

Index 297

multi period return 220-1
past, present and future
returns 214-15
REIT structure and principles 199,
242-5
return measurement 212-27
risk adjusted returns 230-1
risk measurement 230-2
sale prices and appraised
values 221-2, 225
target rate of return 215
total return 218-20
Performance Monitoring 207-10
comparative analysis 208-9
expectations 231-2
Optimising Stage. 266, 268, 273
Planning Stage 197-8
REIT structare and principles 199,
232-<2.:241-5
reporeug 210
Phases of REIT process
Observing Phase 2, 8-9, 199, 249-50,
276
Preparing Phase 1-2, 7-8, 13-14,
38-40, 93
Transacting Phase 2, 8-9, 160-1,
188-9
planning 254, 260-3, 269-70, 273
Planning Stage 43-97, 197-8
affiliated societies 47-8, 58-9
Asset Identification 43-4, 50, 57-9,
80-91, 93-6
key points 95-6
people 44-8
Portfolio Management Team 44-5,
81, 86-7
Property Portfolio Strategy 434,
46-96
REIT structure and principles 1-2,
7-8, 13, 36-8, 40, 434, 57-9, 91-6
Research Team 46-7, 58, 87, 90
Stock Selection 43-4, 46, 50, 57-8,
75-80, 84-5, 92-6
Strategic Asset Allocation 43-4, 46,
54, 56-7, 59-70, 91-6
Strategy Team 46, 57, 87, 90
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Planning Stage (cont’d)
Tactical Asset Allocation 43-4, 46,
54, 57-8, 61, 69-75, 92-4, 96
point estimates 182-3
Portfolio Analysis 233-40
attribution analysis 234-8
Optimising Stage 265
Performance Measurement 212
recurrent analysis 234
recursion 238-9
REIT structure and principles 199,
242-5
two variable approach 237-8
Portfolio Impact Assessment 133-5
Governance Decision 168
Optimising Stage 265, 267, 274
portfolio metrics 134-5, 153
REIT structure and principles 100,
152-7
risk-return performance 133-4
short form documentation 135
Portfolio Management Team 44-5, 81,
86-7
Dealing Stage 134, 140, 150-1
Executing Stage 161-2, 171, 173, 180,
184-8
Optimising Stage 257-8, 259, 285
265, 267-72, 274
Watching Stage 199-200,-2.03,
205-9, 233-9
portfolio metrics 133,145,
153-4, 168
Portfolio Rebalancing 269-72
proactive components 269-71
reactive components 271-2
REIT structure and principles
249-50, 278-9, 281-3
portfolios
Envisioning Stage 14, 25, 27-8,
36-7
metrics 134-5, 153
REIT structure and principles 2, 3
see also Property Portfolio Strategy
Post Audit 204-6
basis of assumptions 205
learning process 205-6
Performance Measurement 231-2

REIT structure and principles 199,
241, 243-5
timing 204
power in the space market strategic
models 33
Preliminary Analysis 104-9
appraisal techniques 108
heuristics 106-7
limitations 108-9
Qualitative Preliminary
Analysis 105, 109, 137-8, 141
Quantitative Preliminary
Analysis 105-9, 138-41
ratio analysis 107
REIT structure and principles 100,
137-41, 154-6
Structuring 111
Preliminary Negotiation 100, 1024,
111-12, X2¢-7, 154-6
Optimising Stage 264, 274
Preparir g Phase 1-2, 7-8, 13-14, 38-9, 93
se¢ a'so Envisioning Stage; Planning
Stage
present returns 214-15
Drice
Dealing Stage 101, 122-4, 157
Independent Appraisal 182
price takers 66
pricing
Dealing Stage 101, 111-12, 115-19,
121-33, 140-1
Planning Stage 60, 69-70, 81-7, 91, 94
pricing models 124-30, 157
cash flows 124-7, 129, 141-2, 144-9
decision rules 130-3, 146-52, 157
discounted cash flows 125-6, 129
impounding risk 128-30
judgment 127-8
private treaty 275
proactive asset management 254
probability analysis 129
procedural power 185
profitability ratios 107
Property Management Step 260-3
outsourced 262-3
REIT structure and principles
249-50, 278, 281-2



Property Management Team 37, 38
Optimising Stage 250-2, 260-3
Watching Stage 208-9
Property Portfolio Strategy 46-96
accretive acquisitions 50
Asset Identification 43-4, 50, 57-9,
80-91, 93-6

Dealing Stage 101

do nothing decision 55-6

economies of scale 52-3

indexation 51

iterative process 55, 95

new versus existing portfolios
53-4

Optimising Stage 269-71

REIT structure and principles 43—4

reshaping existing portfolios 54

risk-return performance 48-50,
56-7

Stock Selection 43-4, 46, 50, 57-8,
75-80, 84-5, 92-6

Strategic Asset Allocation 43-4, 46,
54, 56-7, 59-70, 91-6

Tactical Asset Allocation 43-4, 46,
54, 57-8, 61, 69-75, 92—4, 96

purchase contracts 172

Qualitative Preliminary
Analysis 105, 109; 137-8, 141
Quantitative Preliminacy
Analysis 1052 158-41
quantitative Strairegic Asset
Allocation 59-61

ranges 182-3

ratio analysis 107

reactive asset management 258-9

Real Estate Investment Trust Act
(1960) 11

recurrent analysis 234

recursion 238-9

redevelopment 265-6

refurbishment 263-5

regulatory risk mitigation 200

REIT models 13

REIT Modernisation Act (1999) 12

REIT-specific risk mitigation 200

Index 299

REIT structure and principles
Dealing Stage 2, 8-9, 99-102, 135-6,
153-7
Envisioning Stage 1-2, 7-8, 13, 40
Executing Stage 2, 8-9, 159-61,
189-95
Optimising Stage 2, 8-9, 247-53,
276-83
Planning Stage 1-2, 7-8, 13-14, 38,
40, 434, 57-9, 91-6
Watching Stage 2, 8-9, 197-201,
239-45
relative return 237
relativity 123-4
rental rates
Dealing Stage 120-1
Planning Stage 47, 88-90
rent reviews 250-1, 253-5
replacemicut costs 74
IEpOIInY,
Optimising Stage 254, 257-8, 260-3,
269-70
Performance Monitoring 210
Research Team
Executing Stage 161-2
Optimising Stage 270
Planning Stage 46-7, 58, 87, 90
Watching Stage 205-6
reservation prices 222
reshaping existing portfolios 54
responsibilities see rights and
responsibilities
return measurement 212-27
revenues 127
reward power 185
rights and responsibilities
Dealing Stage 110-12, 157
Executing Stage 163, 169, 171, 180,
188, 193
Optimising Stage 277,279
Watching Stage 199, 201-3, 243, 245
rising markets 123-4, 224
risk adjusted returns 230-1
risk analysis 179
risk aversion 66
risk expectations 67, 231-2
risk free assets 65-6
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risk free rate 119, 215
risk management
Envisioning Stage 20-1
Governance Decision 168
Independent Appraisal 181
Watching Stage 200-1, 209
risk measurement 230-2
risk premium 118-21, 1424, 215
risk-return performance
Dealing Stage 109, 133-4
Optimising Stage 250, 267-8, 270,
283
Planning Stage 44-5, 48-50, 56-8,
76-7, 80-1, 86-7, 96
Watching Stage 211, 217
robustness of data 64-5
rotational strategies 73-4

sale contracts 172, 201
sale prices 221-2, 225
sales 162
sales and marketing line management 5
scale economies see economies
of scale
scenario analysis
Dealing Stage 113-14, 129, 150-1
Envisioning Stage 34, 36
Planning Stage 60
sector strategies 71
sectoral criteria 211
sectoral risks 120, 134
securities 114
segment structure 237-8
seller populations 222
semi strong form efficiency 83
sensitivity analysis 113-14, 129, 142,
150-1
service providers 16-17, 252, 262-3
Settlement 201-4
asset management plans 203
check list 202-3
REIT structure and principles 199,
241, 243-5
Sharpe Ratios 231
short form documentation 135
sign-offs 174
simulation analysis 113-14, 129

smoothing 183-4, 223-4
solvency monitoring 18
spatial aggregation 59
spatial based approaches 70-2
specialisation strategic models 32
specialised strategies 74
special purpose analysis 47
specific criteria 77-8
specific risk see idiosyncratic risk
Stages of REIT process
Dealing Stage 99-158
Envisioning Stage 13-40
Executing Stage 159-95
Optimising Stage 247-83
Planning Stage 43-97.197-8
Watching Stage 197-246
stakeholders 162-2
Steps of REIT process
Advanced Firiaicial Analysis
115-55
Asset/1deatification 80-91
Asse: Management Step 253-60
Digposal 272-6
Documentation Step 171-5
Due Diligence 176-80
Facilities Management Step 2.60-3
Goals Step 30-2
Governance Decision Step 163-9
Independent Appraisal 180-8
Objectives Step 35-6
Performance Measurement 210-33
Performance Monitoring 207-10
Portfolio Analysis 233-40
Portfolio Impact Assessment 133-5
Portfolio Rebalancing 269-72
Post Audit 204-6
Preliminary Analysis 104-9
Preliminary Negotiation Step 102-4
Property Management Step 260-3
Property Portfolio Strategy 46-96
Settlement 201-4
Stock Selection 75-80
Strategic Asset Allocation 59-70
Strategic Plan Step 32-5
Structuring 109-15
Style Step 26-30
Tactical Asset Allocation 69-75



Transaction Closure Step 169-70
Transformation 263-9
Vision Step 24-6
Stock Selection 28, 75-80
building criteria 79, 86
Dealing Stage 103-4, 137-8, 141, 143
generic criteria 76-7
information processing 84-7
legal criteria 78, 85
location criteria 79, 85
people 46
Portfolio Analysis 235-8
REIT structure and principles 43-4,
57-8, 92-6
risk-return performance 50, 76-7, 86-7
specific criteria 77-8
tenancy criteria 80, 86-7
strategic alternatives 34
Strategic Asset Allocation 59-70
Arbitrage Pricing Theory 67
Capital Asset Pricing Model 44,
59-61, 65-7, 69, 94
imperfect correlation 63-5, 95
investor characteristics 66-7
modern portfolio theory 44, 61,
67-8
new versus existing portfotias 54
Optimising Stage 269-70
people 46
quantitative approachies 59-61
REIT structureand principles 43-4,
56-7, 91-6
robustness of data 64-5
spatial aggregation 59
strategic environments 33—4
strategic models 32-3
strategic planning process 33-5
Strategic Plans
Envisioning Stage 15-16, 18, 20,
32-7,39
Optimising Stage 253, 266, 269-70
Strategy Team
Executing Stage 161-2
Optimising Stage 270
Planning Stage 46, 57, 87, 90
Watching Stage 205-6, 235, 238
strong form efficiency 83

Index 301

structured interviews 1
Structuring 109-15
commercial transactions 110-12
debt and equity mix 113-14
documenting the proposed
transaction 114-15, 157
funding transactions 112-13
REIT structure and principles 100,
140, 154-7
rights and responsibilities 111-12
Style
Envisioning Stage 24-5, 26-30
Optimising Stage 266, 269
Planning Stage 70, 72-3
Super REIT
Dealing Stage 9©-100, 135-54
Envisioning.ctage 36-8
Executing Stage 189-92
Optiniicing Stage 276-80
Planin:ug Stage 81, 91-3
REIT structure and principles 9
V/atching Stage 240-3
support Teams 22-3
sustainability 34
SWOT analysis 33, 167-8
systematic risk 46, 49, 65-6

Tactical Asset Allocation 69-75
characteristics 69-71
Envisioning Stage 28
miscellaneous approaches 71, 73-4
new versus existing portfolios 54
Optimising Stage 269-70, 272
quantitative approaches 61
REIT structure and

principles 43-4, 57-8, 92-4, 96
spatial based approaches 70-2
style based approaches 70, 72-3
Watching Stage 211

target rate of return
Dealing Stage 101, 117-21, 124,

131-2, 1424
Performance Measurement 215

targeting risk-return

performance 48-51

taxation 12, 66

Tax Reform Act (1986) 12



302 Index

tenancy criteria
Dealing Stage 120-1, 134, 136, 143
Planning Stage 80, 86-7
tender 275
time weighted rate of return
(TWRR) 220
top down Style 2.8, 269-70
top quartile performance 49
total return 218-20, 234
tracking error 234

Transacting Phase 2, 7,9, 160-1, 188-9

see also Dealing Stage; Executing
Stage
Transaction Closure
Executing Stage 160-2, 169-70, 190,
1924
Optimising Stage 265, 274
transaction price error 222
Transformation 263-9
mandatory leases 267
optional leases 267-8
redevelopment 265-6
refurbishment 263-5
REIT structure and principles
249-50, 278, 281-3
transparency
Dealing Stage 129
Envisioning Stage 12, 17
Independent Appraisal 181
REIT structure and priniciples 12
Treynor Index 231
trust entities 15
two variable approach 237-8
TWRR see time weighted rate
of return

uncertainty 183—4
unexpected events 258, 271-2
unitholders
Envisioning Stage 18, 19, 24
Executing Stage 162-3
governance 18
REIT structure and principles 9
unsystematic risk
Dealing Stage 118, 120-1, 142, 157
Planning Stage 44, 46, 65-6
Portfolio Analysis 236

vacancy periods 121, 256-7
validity of assumptions 199, 205
valuation see appraisal
value
Dealing Stage 101, 122-4, 157
Independent Appraisal 182
value added Style 30, 72, 266
values 19, 25
value Style 28-9
variation 183-4
vertical integration strategic
models 33
Vision
Envisioning Stage 15-16, 18, 20,
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