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A new generation is flocking to
cities, driving major economic
and social shifts
Bright city lights are shining
on alternative investment
opportunities as urbanization
trends impact everything from
agriculture to real estate to
infrastructure
The story of the past century has been one of dramatic population
shifts that coincide with relentless industrialization in many parts
of the world. In this century, the pace of urbanization has retained
its momentum as people migrate from rural to urban areas to seize
greater economic opportunities and experience the dynamism of
the world’s metropolises. According to the United Nations, more
than half of the world’s population already lives in urban areas
today, and the organization predicts that this percentage will rise to
68% by 2050.

Surging Cities
North America is among the world’s most urbanized —
82% of people in this region lived in urban areas in 2018.
— United Nations
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Agriculture: Farms and cities
How will our agricultural sector keep
pace with the needs of a rising global
middle class in urban areas? Future
demand for food, especially protein,
would appear to make agriculture a
solid investment. Yet, this global drive
to feed city dwellers can also add complexity to food production while straining natural resource systems. Urbanization means that formerly productive
agricultural land must be converted
to commercial and residential areas,
putting more pressure on remaining
arable land. In some regions, this
results in water scarcity, erosion and
other problems. Notably, in Brazil, the
demand for arable land comes with the
threat of deforestation (Nuveen recently formalized its Deforestation Policy to
help forestall this consequence across
our agricultural investments).

Infrastructure: Assets under
increasing pressure
Urban infrastructure is integral to a
city’s growth and productivity, yet it is
often taken for granted as it vies with
other budget priorities for funding. In
old cities, infrastructure is aging, while
in new cities the demand for new construction is rising. What must be fixed?
What must be built? How will the public
and private sectors collaborate to fund
the work that needs to be done? Even as
we seek answers to these questions, the
fundamental assumptions are in flux
due to changing commuting patterns
and explosive growth in shipping and
delivery congestion as e-commerce
moves into the mainstream.

Impact investing: The urban
socioeconomic challenge
Cities with burgeoning populations often experience gradual gentrification of
neighborhoods to appeal to middle-class
buyers. This process often is supported
by investment capital that seeks
lower-risk returns. This trend, however,
has a consequence: substandard
housing choices often are all that remain
for lower-income and elderly citizens.
One solution to the diminishing supply
of affordable housing in urban areas is
impact investing that’s aimed at
preserving rent subsidies while refurbishing the housing stock to create
livable communities.

Real estate: Tilt toward Asian
Pacific cities

1

We hope you find these perspectives useful as you review
your business activities and
strategies. We are long-term
investors, which means that we
are constantly looking toward
the future. We believe that the
ever-greater concentration of
people into urban areas will
have significant implications for
long-term investments. This is
why Nuveen is factoring in the
urbanite surge as we strive to
add alpha and reduce risk for
our investment clients.

By 2030, Asia Pacific, led by China and
India, will account for nearly half of the
world’s output, more than 50% of the
world’s urban population growth and
almost all of the top 50 global cities.
Though the global growth is in Asia
Pacific, not all of Asia Pacific is
monolithic — there is a vast diversity
in geography, culture and economics — Minaya_Jose 1_Uncropped.jpg
positioning investors to achieve broad
Jose Minaya
diversification and attractive riskChief Investment Officer
adjusted returns.
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Real assets:
Tastes and ties between
food and cities. Three trends
transforming agriculture
As the world’s
population increases
and concentrates in
cities, the nature of
farming will evolve
Justin Ourso
Head of Real Assets

Sanaz Raczynski
Head of Sustainability
Real Assets and Private Markets

W

hile millions of
New Yorkers hustle
through hectic days
amid towering
skyscrapers, there are millions of
apples, avocados and almonds that
must be grown, harvested and delivered to sate their appetites. Farms fuel
cities — which is why farms and cities
have always had a symbiotic relationship. Cities cannot exist without farms,
or vice versa.
Burgeoning cities and shifting consumer tastes are transforming the food
ecosystem and the investing landscape.
The global demand for food will only
increase, which makes farmland a good
investment opportunity. Yet, as cities
transform, so must farms. How will
farms evolve into the modern era?
We support the evolution of farms to
be more efficient and technologyenhanced. As the world’s largest farmland investor with agricultural operations on four continents — we’ve identified three key trends that are redefining
agriculture investment fundamentals:

Trend #1: The next generation
is creating a new generation
of farms
The world’s population — currently
7.6 billion — is projected to reach 9.8
billion by 2050. This phenomenon of
rapid growth will continue to pressure
the world’s farms to produce more
food, feed, fiber and fuel — with greater

efficiency and profitability. At the same
time, experts predict that 68% of the
world’s population will live in urban
areas by 2050, compared to half of the
population today. Among those moving
from rural to urban areas are many
young people, which has contributed
to increasing the average age of U.S.
farmers to 59.
Taken together, these trends present
institutional investors with the opportunity to play a major role in building
tomorrow’s agricultural system. Since
young people have less interest in
managing farms, farms need to take
greater advantage of technology to enable producers to unlock the power of
scale. Automation and mechanization,
enhanced farm data management, and
consistent evolution in farming practices make it likely and logical for farmers to increase their scale. However,
investment in new land to achieve scale
requires significant capital. Since new
land acquisition might not represent
the optimal use of the farmer’s capital,
it creates a meaningful entry point for
long-term, institutional investors.
In addition to capital, institutions bring
scale, knowledge and staff expertise
to the table. Nuveen, for example, has
agronomists, foresters, entomologists,
farmers and sustainability experts as
part of its team, with the aim of enhancing the value of its farm investments.
Such partnerships may appeal to farm
owners who want to keep their farms

CASE STUDY

Napa Vineyards:
Developing
sustainable water
management
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while also renting additional farms to
achieve greater scale economies and to
optimize their agricultural equipment.
Other farm owners may view partnerships in the context of a succession
plan, letting them monetize their land
for the next generation — who have
moved to the city.

Trend #2: As urbanization
reduces the availability of
arable land, boosting farmland
efficiency is critical
One of the consequences of urbanization is that the development of
transportation systems, housing, and
commercial and industrial centers can
result in conversion of arable land at a
time when the need for food continues
to rise. Recent research suggests that
nearly 33% of the world’s adequate or
high-quality food-producing land has
been lost in the past 40 years. This
is why it’s essential to optimize the
production of existing arable land —
to produce more food and reduce the
pressure on arable land and the resulting pressure for deforestation.
To boost farmland efficiency, Nuveen
employs a number of sustainability
practices that increase agricultural
productivity of our assets over the long
term. Here are a few of the sustainability practices we measure to help
increase productivity:

• C
 hemical and production
inputs: Tenants use variable-rate
or equivalent technologies to apply
fertilizers or pesticides efficiently
across virtually all of our row crop
portfolio (99.6% in 2018).
• Soil health: Ongoing testing (at
least every four years) is conducted
to monitor soil health and assess
PH and nutrient levels.
• Water management: Irrigation
practices are implemented to
conserve water (e.g., drip, sprinkler
or laser-leveled land irrigation),
particularly in water-stressed
regions.
In addition, Nuveen has taken important steps to discourage deforestation,
particularly in sensitive ecosystems
like Brazil. Deforestation contributes
to an estimated 15% of global carbon
dioxide emissions. In 2018, Nuveen
adopted a Zero Deforestation Policy
for our farmland investments in Brazil
to discourage the depletion of forested
areas and native vegetation.

Trend #3: Urbanites lean
toward higher-nutrition,
higher-value foods
The rapid growth in urban populations will drive greater demand for
food — but what kind of food will that
be? Increasingly, as the incomes of
urban dwellers rise, they are able to

Irrigating a typical vineyard requires
about 165,000 gallons of water
per acre, which is a lot of water for
drought-prone California. So, we worked
with the Napa Sanitation District to
route treated wastewater to vineyards
and other locations. The results?

75%
reduction in

groundwater
use

buy foods that both cost more and are
more nutritious. For example,
urbanites tend to consume less from
the grains group (such as wheat and
corn) and more dairy and meat. They
also consume more prepared foods,
which typically carry a price premium.
This changing dietary preference,
combined with a continued influx of
people into cities, will impact every
aspect of the food supply chain and
create new challenges for delivering
foods (particularly fresh vegetables and
fruits) into the urban core.
Nuveen is cognizant of these and
related trends, and we invest in both
farmland and agribusinesses to take
advantage of exciting opportunities.
For example, the rising middle class
is accelerating the demand for “super
foods” and clean, healthier protein.
Eggs and tree nuts, such as pistachios
and almonds, align well with this trend.
Accordingly, Nuveen has established
itself as a top-five grower of almonds
in the United States.
These three trends connect the
interests of investors, farmers and
consumers — and illustrate the vital
role that capital can play in ensuring
that the world will have the food it
needs, cultivated in sustainable ways,
in tomorrow’s world.

65%
reduction in

irrigation
costs
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Infrastructure:
A rising wave of urbanization
intensifies the need for major
investments in assets
As the world’s
population further
concentrates in
cities, the need for
infrastructure
investment rises
Jay Rosenberg
Head of Nuveen Public Real Assets

I

nfrastructure is the lifeblood
of urban centers, facilitating
growth and supporting efficiently operating economies. Roads,
railways, seaports and airports keep
people and goods moving. Meanwhile,
energy providers deliver electricity
and natural gas to power appliances
and heat homes and buildings. Water
utilities, for their part, meet the most
basic of human needs by providing
access to clean drinking water.
Infrastructure is integral to economic
vitality and quality of life throughout
the world. However, given population
growth and urbanization trends, there
is a great need for more investment in
infrastructure.

Infrastructure is vital, but taken
for granted
Urban infrastructure is often taken
for granted as it vies with other budget priorities for funding. In old cities,
infrastructure is aging, while in new
cities the demand for new construction
is rising. Paying for these infrastructure
imperatives will only get tougher in the
decades ahead. Already, more than half
of the world’s population lives in urban
areas — and this may increase to 68%
by 2050, according to United Nations
predictions.

While some developed economies in
Europe and Japan are experiencing
stagnating or even declining populations, others like the U.S. and Australia, continue to experience substantial
growth. The United States, for example, continues to grow, having added
25 million people in the past decade.
What’s more, the growth has been
concentrated in the 50 biggest U.S.
metro areas, which puts additional
strains on those cities’ infrastructure
assets.1 There is a similar dynamic
in Australia, where the population is
growing faster than any other country
in the developed world with growth
concentrated in cities, according to
Transurban’s Henry Byrne.2 Meanwhile
the sheer number of people already
living in developing countries like
China and India (2.7 billion combined),
the rest of Asia, and Africa has led to
massive amounts of infrastructure
investment already. In both mature as
well as developing economies, there is
ongoing maintenance and refurbishment of existing infrastructure assets
as well as build-out of new infrastructure to foster economic growth and
development and to give citizens access
to the transportation, water, electricity, gas and communication facilities
required for daily life. These escalating
infrastructure needs will demand
massive amounts of capital investment.

Infrastructure needs are
outpacing investments
According to Oxford Economics, investment in global infrastructure will
require nearly $94 trillion between 2016
and 2040, which is an average of $3.7
trillion per year. That figure is 19% higher than what would be delivered under
current trends. Electricity and roads
comprise more than two-thirds of those
global investment needs, according to
the same study.3
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Not all of the investment required will
be for new facilities, however. Maintenance and replacement of existing
infrastructure assets will also be a priority, especially in developed economies
where much of the initial investment in
infrastructure came soon after the end
of World War II.
Water systems, for example, can be
severely deteriorated even though
their condition isn’t visible like that
of a bridge or an airport terminal. It’s
estimated that in the U.S. there are
240,000 water main breaks per year
— wasting over two trillion gallons of
treated drinking water — while leaking
pipes account for another six billion
gallons lost daily. Yet utilities currently
have a replacement rate of only 0.5% of
existing pipes per year, which means it
would take approximately 200 years to
replace the entire system, nearly double
the estimated useful life of the pipes.4
The American Water Works Association
estimates that $1 trillion in spending
will be required over the next 25 years
to maintain and expand service to meet
demand.5
Another infrastructure challenge comes
in the energy arena, as rising demand
puts pressure on supply systems worldwide. In their International Energy
Outlook 2017, the U.S. Energy Information Agency predicts that between 2015
and 2040 the world will see increasing
natural gas consumption in all sectors,
with electric power and industrial facilities accounting for almost 75% of the
increase. They foresee higher demand
for refined petroleum products for use
in travel and freight services with a near
doubling of jet fuel consumption, as well
as increases in electrical use in residen-

Infrastructure investment gap
by region, 2016 – 2040
Extent to which estimated investment need is greater
than investment expected under current trends.

Americas

Africa

Oceania

10%

Europe

Asia

World

47%

10%

Cities Pull the World Forward

39%

16%

10%

Large cities today generate about 75% of global GDP.
This is expected to increase to 86% between 2015 and 2030.
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Good Water
Wasted
An estimated 240,000
water main breaks in
the U.S. per year waste
over two trillion
gallons of treated
drinking water.

tial and commercial buildings as personal incomes rise and urban migration
continues. All of this will account for a
projected increase in total world energy
consumption of 28%.6

Where are the investment
opportunities?
Given the clear investment required to
meet the world’s needs for infrastructure to facilitate ongoing economic
development, population growth, and
global urbanization, how does one
capitalize on the opportunity? Nuveen
has been a big proponent of dedicated
listed infrastructure investment for
over a decade, focusing on companies
that operate, own, develop and maintain infrastructure assets and facilities
around the world that are traded on
global exchanges.
The “needs-based” case for infrastructure investment is clear, but there are
additional characteristics of companies
operating in these areas that we find
compelling. While each sector has its
own nuances, our investable oppor-

tunity set is significantly made up of
companies that own and operate
location-specific hard assets that
garner a fee through use or based on
a long-term contract or concession.
The companies charge a tariff or toll
to the rate-payers to earn a return
on their deployed capital. Because of
two key factors — contract-facilitated
cash flows and relatively consistent
supply-and-demand characteristics —
the earnings of these companies are
typically more stable with lower levels
of market sensitivity as measured by
beta and impact from global economic
cycles. What these factors have resulted
in over the last 15 years is not only superior risk/adjusted returns relative to
a broad global equity universe, but also
superior absolute returns, as shown in
the chart below. Total ret
Beta
annualized
15 yr.
S&P Global
Infrastructure
Index

8.22 0.86

MSCI
All Country
World Index

6.75 1.00

Cumulative global infrastructure
spending requirement
2015 prices and exchange rates
100,000

80,000

14.9 bn

93,700
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Billions U.S.$

6

60,000

40,000

20,000

0
Current trends

Source: Oxford Economics

Investment need
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Global investment requirements by Sector
2016 – 2040
Billions U.S.$, 2015 prices and exchange rates
Current trends

Investment need
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The investment opportunities among
listed infrastructure companies
continue to grow, as well. Since 2009
we have seen over 300 new company
listings in the utility and transportation
sectors alone via initial public
offerings.7 Existing companies have
not been shy about committing capital
to fill the need, either. Some examples
include: NextEra’s plan to spend $40
billion on new infrastructure energy
investments through 2020; Duke
Energy’s plan to modernize its electric
grid with a $25 billion investment; and
Australia’s Transurban’s investments
or commitments of $A18 billion on new
transportation projects or expansions
(and additional $A10 billion committed
pipeline through 2023).

Big demands drive major
opportunities
No doubt, the absolute dollar amounts of
needed global infrastructure investment
— to keep up with demand from
population growth and urbanization
— can seem daunting. However, it is
exactly this escalating need in many
corners of the world that will provide
profitable investment opportunities.
Over time we have seen very positive
risk/return characteristics in the
global listed infrastructure space.
We intend to continue investing in
disciplined companies that have
deployed capital efficiently, and that
have provided attractive returns for
shareholders while meeting the needs
of their constituencies. Through this
strategy, we are confident that we
can provide an attractive investment
option for clients seeking to
participate in what we believe to be a
very exciting opportunity now and for
many years to come.

1 The Brookings Institute, Why Infrastructure Matters: Rotten
Roads, Bum Economy, 2015.
2 Henry Byrne of Transurban,“Taking it to the streets,” 2018.
3 Oxford Economics, (Global Infrastructure OutlookInfrastructure investment needs 50 countries, 7 sectors
to 2040).
4 American Society of Civil Engineers. 2017 Infrastructure
Report Card, 2017.
5 https://www.prweb.com/ releases/2012/2
prweb9222932.htm.
6 U.S. Energy Information Administration,
https://www.eia.gov/todayinenergy/detail.php?id=32912.
7 Bloomberg analysis.
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Real estate:
A tilt toward cities as investors
seek to capitalize on Asia Pacific’s
momentum
Asia Pacific’s
growing cities offer
compelling real estate
opportunities for
institutional investors
Harry Tan
Head of Research, Asia Pacific

A

Asia Pacific, led by China
and India, is projected to
account for nearly half
of the world’s economic
output by 2030. That’s an impressive
figure. But, the bigger news for real
estate investors is this: by that same
year, more than 50% of the world’s
urban population growth — and almost
all of the world’s top 50 cities — will
have emerged in the Asia Pacific region.
This means that opportunities for
investment will abound in the region.
But, Asia Pacific is not monolithic: there
is a vast diversity in geography, culture
and economics, which investors must
navigate expertly to achieve broad
diversification and attractive riskadjusted returns.
We all know that global megatrends
— urbanization, rising middle classes, aging populations, technology and
the shift of economic power from the
West to the East — will have a major
impact on the built environment and
the demand for real estate. No doubt,
short-term performance of real estate
will continue to be driven by economic
cycles, but investors looking for longterm value growth will be keeping their
focus on structural drivers of demand
to discern the nuances that will drive
success.

Seeing through a city lens
The impact of the global megatrends on
real estate value is much more notable at
the city level, as opposed to the national
level. This is why we focus on creating
investment strategies that center on
the unique dynamics of cities. This
approach is consistent with the way occupiers think about their requirements
and representation. It also forestalls
missing compelling opportunities due to
negative country-level perceptions, and
vice versa.

By 2030,
Asia Pacific
will include …
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Every city has its own DNA, which
provides investors with investment
choices and justification through
economic-driven diversification. Here
are just a few examples of the variances
among key cities:
• I nvesting in Hong Kong and
Singapore is largely a bet on
financial services growth. Hong

Kong serves as a conduit for China’s
relatively closed capital market,
whereas Singapore is the banking
hub for private banking and Southeast Asia.
• Beijing and Tokyo may appear 		
dissimilar in outlook, but they
both provide density dividends 		
underpinned by strong business 		
concentration.

• Key secondary cities often
present investment prospects
that can rival those of capital cities.
For example, Melbourne is the
sporting and cultural capital of 		
Australia, attracting tourists and
international students with its blend
of affordability and quality of life.

11

46

of the world’s

of the world’s

top 25 cities

top 50 cities
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City view: Finding the right
place and the right grade
It’s true that Asia Pacific accounts for
only about 17% of the total investable
stock globally. But, we must note that
this level of stock rose by 23% between
2010 and 2016, which accounted for an
impressive 64% of the growth in global
office stock during the period. What’s
more, we believe that Asia Pacific
will continue to be the world’s biggest
contributor to the expanding property
universe in the years to come.
With such momentum at work, real
estate investors in the region have a
much wider array of assets from which
to choose. However, structuring a global
real estate portfolio through a robust
strategic or tactical allocation requires
an in-depth understanding of the
specific opportunities in each segment
of each market.
In Tokyo, for example, the level of
Grade-B office stock accounts for
about three-quarters of the investable
universe. This concentration stems
from Japan’s early development of
an industry-driven economy and the
highly diversified nature and scale of
the city. This explains why modern,
high Grade-B Tokyo offices form a substantial proportion of a typical global
or domestic institutional real estate
portfolio. Investors are attracted to
the liquidity, investability and smaller
scale of these assets.
What about the availability of Grade-A
stock in Tokyo? Market-watchers are
attuned to many large-scale office projects in the development pipeline in the
Toranomon and Shinagawa districts,
which promise to raise the percentage
of Grade-A office stock in those markets
in the coming years. However, many

of these developments will be held
privately in developers’ balance sheets,
which will dampen the potential rise
in available Grade-A investment stock.
This is why local market knowledge is
critically important for investors.

“Many [Tokyo]
developments will be
held privately in
developers’ balance
sheets, which will
dampen the
potential rise in
available Grade-A
investment stock. This
is why local market
knowledge is critically
important.”
Two other mature core cities, Singapore
and Seoul, share Tokyo’s real estate
market dynamics: The Grade-B investment universe ratio stands at about 70%
for Singapore and 60% for Seoul.
By contrast, key emerging office markets — particularly Shanghai, Beijing
and Melbourne — have been rapidly
developing new, large-scale buildings
that offer global institutional investors
greater opportunities to actively deploy
capital into the Grade-A space. In
Shanghai (and, to a lesser extent, Beijing), local developers often sell newly
built local office stock into the market
to recycle cash flows, particularly in
China’s more decentralized districts.

Such is not the case in Hong Kong,
however, where central Grade-A office
assets are held closely by the developers. Regardless of the price cycle, the
investment ticket size in cities such as
Hong Kong and Seoul tends to be much
bigger than in the Australian cities
(Grade-A) and Tokyo (Grade-B).

No two cities are alike
The rapid expansion of the investable
market across Asia Pacific will provide
global investors with a wider pool of
options than ever before. However,
investors will need to carefully consider
the depth of each specific market —
liquidity and the typical size of transactions — to make the most meaningful
capital allocation to pursue the best
risk-adjusted returns.
A city-by-city analysis of key trends will
yield a stronger investment strategy
that can harness the breathtaking
growth we’ll see in the region in the
coming decades.
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Asia Pacific growth by the
numbers

Nearly

More than

50%

50%

63%

of the world’s

of the world’s

growth in

economic
output
by Asia Pacific
by 2030

urban
population
growth

driven by Asia Pacific

global stock
driven by
Asia Pacific
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No doubt, many of these individuals
benefit from government housing programs: An estimated 2.5 million housing
units in the U.S. have federal tax credit
subsidies. However, more than one
million of these subsidies are expected
to expire over the next decade, according
to a report by Harvard’s Joint Center for
Housing Studies. Additionally, about
38 million households spend more than
30% of their income on rent, which
squeezes every other aspect of the family
budget. The number of cost-burdened
households in the U.S. is estimated at 39
million;8 more than 19 million households spend over 50% of income on
housing costs.9

Impact investing:
Let’s ensure that we make
room for everyone in our
growing cities
Smart investments
can preserve quality
affordable housing
options for low-income
and elderly people —
while also offering
competitive returns
Rekha Unnithan, CFA, CIMA
Impact Investing Portfolio Manager

A

As we envision the future
of American cities, we
must acknowledge that
the continued influx of
people will only make housing costs
rise, both for owners and renters. As
city populations rise, neighborhoods
gradually gentrify to appeal to the
sensibilities of middle-class urban
dwellers. This trend, helped along by
investment capital that seeks lower-risk
returns, continually drives up housing costs until there are few quality
housing options for lower-income and
elderly people.

One powerful solution to the diminishing supply of affordable urban housing
is impact investing that’s aimed at
preserving rent at affordable levels while
refurbishing the housing stock to create
livable communities. Conceptually, this
means striving to preserve affordable
housing for the long term, making safe,
energy-efficient apartments and properties available to working families so that
those communities can thrive today and
in the future. In this context, impact investments involve investing in solutions
that create and preserve safe, affordable
and sustainable housing while generat-

Difficult for renters to keep up
Since 2001, rental costs have risen steadily while median household income has
remained relatively flat. This has made it harder for many low-income families
and the elderly to keep up with both housing costs and other life expenses
160
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retrieved 30 Aug 2017, https://fred.stlouisfed.org/series/CUUR0000SEHA

ing material cash-on-cash and residual
returns for investors. These solutions
include:

ty service providers, such as hot-meal
services or library programs that are
geared toward seniors.

• R
 egulated or restricted
affordable housing based on
40% – 80% AMI (HUD standards)

Our investments in affordable housing
are strategic and often sizeable. One
example of this is a recent investment
of $50 million in a joint venture with
Enterprise Homes, which is a nonprofit,
affordable housing developer affiliated
with Enterprise Community Partners.
The joint venture will help ensure that
more than 4,100 rental homes in
Central Maryland, Southern Pennsylvania, Northern Virginia, and Washington, D.C., will stay affordable to lowincome residents in those regions. This
investment opportunity was compelling
because of the consistently high quality
of the properties within the portfolio
and their location in high-demand
housing markets.

• Naturally Occurring 		
Affordable Housing (NOAH)
• Mixed-income housing
(affordable, workforce, market-rate)
• Other solutions appropriate for
specific underserved or vulnerable
populations (e.g., senior, student,
military)
Impact investments in real estate offer
the potential for steady, long-term income backed by strong market demand
and high barriers to entry.
Nuveen’s work in the affordable housing
arena constitutes investments in the
properties themselves. The acquisitions
process involves seeking out partnerships with developers or operators active in this asset class and whose views
of its potential — in terms of being
an attractive investment opportunity
coupled with preserving affordability —
align with ours. We look for properties
that are already affordable and that
have features that can be enhanced
through such steps as making retrofits
that optimize energy efficiency and
improving common spaces.
We also seek opportunities to improve
properties in ways that can improve the
quality of life for residents. For example,
we have discovered that many affordable housing properties have community rooms that are rarely used or are
nonexistent, in some cases. If such a
property is geared toward families with
school-age children, we might redesign
a space to accommodate after-school
programs. If, on the other hand, a property primarily serves seniors, we would
transform that space into a comfortable,
interactive area where residents might
want to participate in activities. Such a
space could also be used by communi-

As with all of Nuveen’s impact investing, our strategy for affordable housing
is to adhere to an intentional, disciplined process that focuses on generating specific, measurable outcomes over
the long term. We understand that impact investors vary in what they expect
in terms of risk and returns. My orientation is to pair a risk-adjusted financial
return with a commitment to outcomes
that will be evaluated over time. The
data we collect as part of that evaluation is critical, both because we report
it to stakeholders and capital providers,
and because we use it to optimize how
and where we invest in the future.
We do not view our investments as trading performance against achieving social
aims. Both aspects of our investments
are critical for success. By preserving
existing affordable housing stock, our
investments generate both rental income
and financial returns, while also
supporting the community and the
vitality that drive a city’s economic
performance over time. Everyone wins.
8 Joint Center for Housing Studies. “The State of the
Nation’s Housing”2017
9 Urban Institute,“The Cost of Affordable Housing:
Does it Pencil Out?”2016

Rent burden
lies heavily
on many
in U.S.
According to an April 2018 study
by The Pew Charitable Trusts,
the U.S. has seen an increasing
share of income going toward
paying rent, which can impact
the stability of renter households
as well as the overall economy.
The study found that in 2015:

38% of all renter house-

holds were rent-burdened,
compared to about 19% in 2001.

17%

of renter households
were severely rentburdened — spending 50% or
more of their monthly income
on rent.

46% of African-

American-led renter
households were rentburdened (versus 34% for
white households).

50%

of senior-headed
(65+) renter households
were rent-burdened.

64% of rent-burdened
families had less than $400
cash in the bank.

Alternatives: Our Tomorrow’s World approach —
Giving voice to the long-term perspective
We have been investing for over 100 years with the goal of outperformance.
Our specialist teams all operate with two collective investment approaches
and operations: innovation and sustainability.
Innovation: We lead the charge with breakthrough
ideas. We consider sustained structural trends — rather
than market cycles — as we develop durable strategies.
Sustainability: Our investments need to endure for
decades to come. Sustainability helps preserve long-term
value by protecting the asset against short-sighted views.
At Nuveen, we continue to give voice to the long-term perspective,
not at the expense of near-term performance, but as an added
emphasis on preparing carefully for tomorrow’s performance in
tomorrow’s world.

For more information, please visit nuveen.com.

Risks and other important considerations
This material is not intended to be a recommendation or investment advice, does not constitute a solicitation to buy or sell securities, and is not provided
in a fiduciary capacity. The information provided does not take into account the specific objectives or circumstances of any particular investor, or
suggest any specific course of action. Investment decisions should be made based on an investor’s objectives and circumstances and in consultation
with his or her advisors.
Real estate investments are subject to various risks, including fluctuations in property values, higher expenses or lower income than expected, and
potential environmental problems and liability. Please consider all risks carefully prior to investing in any particular strategy. A portfolio’s concentration
in the real estate sector makes it subject to greater risk and volatility than other portfolios that are more diversified and its value may be substantially
affected by economic events in the real estate industry. International investing involves risks, including risks related to foreign currency, limited liquidity
particularly where the underlying asset comprises real estate, differing levels of government regulation and tax implications in some jurisdictions, and
the possibility of substantial volatility due to adverse political, economic or other developments.
This material is provided for informational or educational purposes only and does not constitute a solicitation in any jurisdiction. Moreover, it neither
constitutes an offer to enter into an investment agreement with the recipient of this document nor an invitation to respond to it by making an offer to
enter into an investment agreement.
This material may contain “forward-looking” information that is not purely historical in nature. Such information may include, among other things,
projections, forecasts, estimates of yields or returns, and proposed or expected portfolio composition. Moreover, certain historical performance
information of other investment vehicles or composite accounts managed by Nuveen has been included in this material and such performance
information is presented by way of example only. No representation is made that the performance presented will be achieved by any Nuveen funds, or
that every assumption made in achieving, calculating or presenting either the forward-looking information or the historical performance information
herein has been considered or stated in preparing this material. Any changes to assumptions that may have been made in preparing this material could
have a material impact on the investment returns that are presented herein by way of example.
This material is not intended to be relied upon as a forecast, research or investment advice, and is not a recommendation, offer or solicitation to buy or
sell any securities or to adopt any investment strategy. The information and opinions contained in this material are derived from proprietary and nonproprietary sources deemed by Nuveen to be reliable, and not necessarily all-inclusive and are not guaranteed as to accuracy. There is no guarantee that
any forecasts made will come to pass. Company name is only for explanatory purposes and does not constitute as investment advice and is subject to
change. Any investments named within this material may not necessarily be held in any funds/accounts managed by Nuveen. Reliance upon information
in this material is at the sole discretion of the reader. They do not necessarily reflect the views of any company in the Nuveen Group or any part thereof
and no assurances are made as to their accuracy.
Past performance is not a guide to future performance. Investment involves risk, including loss of principal. The value of investments and the income from
them can fall as well as rise and is not guaranteed. Changes in the rates of exchange between currencies may cause the value of investments to fluctuate.
Nuveen Real Estate is a real estate investment management holding company owned by Teachers Insurance and Annuity Association of America (TIAA).
Nuveen Real Estate securities products distributed in North America are advised by UK regulated subsidiaries or Nuveen Alternatives Advisors, LLC, a
registered investment advisor and wholly owned subsidiary of TIAA, and distributed by Nuveen Securities, LLC, member FINRA.

GBR-NKNWQ1A2-0219D 749909-G-AN-0220 5273_0119

Index definitions
MSCI ACWI ESG Universal Index. The MSCI ACWI ESG Leaders Index is a capitalization weighted index that provides exposure to companies
with high Environmental, Social and Governance (ESG) performance relative to their sector peers. MSCI ACWI ESG Leaders Index consists of large and
mid cap companies across 23 Developed Markets (DM) and 24 Emerging Markets (EM) countries*. The Index is designed for investors seeking a broad,
diversified sustainability benchmark with relatively low tracking error to the underlying equity market. The index is a member of the MSCI ESG Leaders
Index series. Constituent selection is based on data from MSCI ESG Research.
MSCI ACWI Index. The MSCI ACWI captures large and mid cap representation across 23 Developed Markets (DM) and 24 Emerging Markets
(EM) countries*. With 2,489 constituents, the index covers approximately 85% of the global investable equity opportunity set.

