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Section 1 

Introduction 

 

1. Introduction 

1.1 This document sets out the ground rules for the construction and management of the Heitman Prime Real 
Estate Index Series, calculated by FTSE Russell. 

1.2 The Heitman Prime Real Estate Index Series is designed to represent the performance of a selection of 
Real Estate stocks with capping at a regional and stock level within region. 

1.3 The index series is calculated and published in USD. 

1.3.1 The Heitman Prime Real Estate Index Series does not take account of ESG factors in its design. 

1.4 FTSE Russell 

1.4.1 FTSE Russell hereby notifies users of the index series that it is possible that circumstances, including 
external events beyond the control of FTSE Russell, may necessitate changes to, or the cessation of, the 
index series and therefore, any financial contracts or other financial instruments that reference the index 
series should be able to withstand, or otherwise address the possibility of changes to, or cessation of, the 
index series. 

1.4.2 Index users who choose to follow this index series or to buy products that claim to follow this index series 
should assess the merits of the index series rules-based methodology and take independent investment 
advice before investing their own or client funds. No liability whether as a result of negligence or otherwise 
is accepted by FTSE Russell for any losses, damages, claims and expenses suffered by any person as a 
result of: 

– any reliance on these ground rules; 

– any inaccuracies in these ground rules; 

– any non-application or misapplication of the policies or procedures described in these ground rules; 
and/or 

– any inaccuracies in the compilation of the index series or any constituent data. 
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Section 2 

Management responsibilities 

 

2. Management responsibilities 

2.1 FTSE International Limited (FTSE) 

2.1.1 FTSE is the benchmark administrator1 of the index series. 

2.2 FTSE is responsible for the daily calculation, production and operation of the index. and will: 

– maintain records of the index weightings of all constituents; 

– make changes to the constituents and their weightings in accordance with the ground rules; 

– apply the changes resulting from the index reviews as required by the ground rules; and 

– disseminate the index series. 

2.3 The Heitman Prime Real Estate Index Series will be reviewed annually in June. 

2.4 Heitman Real Estate Securities, LLC (Heitman) 

2.4.1 Heitman specifies the constituents for the Heitman Prime Real Estate Index Series and has engaged  
FTSE Russell to calculate, produce and operate the index series.  

 
1 The term administrator is used in this document in the same sense as it is defined in Regulation (EU) 2016/1011 of the European Parliament and of the Council of 8 June 2016 on 

indices used as benchmarks in financial instruments and financial contracts or to measure the performance of investment funds (the European Benchmark Regulation). 

http://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:32016R1011&from=EN
http://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:32016R1011&from=EN


Heitman Prime Real Estate Index Series, v1.8, November 2025 

FTSE Russell  5 of 13 

Section 3 

Eligible securities 

 

3. Eligible securities 

3.1 Heitman provides a list of constituents for the Heitman Prime Real Estate Index Series. 

3.2 Heitman will select the list of constituent securities for the Heitman Prime Real Estate Index Series based 
upon the following characteristics. 

– Securities that are listed in markets defined as eligible in the FTSE Global All Cap Index Series, which is 
part of the FTSE Global Equity Index Series. 

– Securities are screened for size with a minimum average free float market capitalisation of USD 750 
million, average figures are taken over the previous year (using average month-end values). The cut-off 
date for security inclusion is 15 May annually. 

– Securities are screened for liquidity with a minimum average daily trading volume of USD 2 million. 
Average daily trading volume is calculated for the annual review using data from April in the previous 
year to May. 

– Securities issued by companies that have more than 75% of their gross asset value in prime markets. 
Prime markets are determined by Heitman as the 30 top global gateway cities that benefit from global 
physical and/or financial trade, have high barriers to entry, dominate their regions or countries, or provide 
high-value niche goods and services. Several global industry recognised indexes are used to derive the 
prime markets, including Global Cities Index and IBM Most Competitive Cities Index. 

– Securities issued by companies that have more than 50% of their AUM in prime assets.  

– Prime assets are physical property assets that are determined by Heitman based on factors including 
location, physical specification, sustainability, tenant quality and income stability. In practice, prime 
assets are also ones that command high prices/values in both absolute and relative terms and are 
competitively sought after. 

– Securities issued by companies that own properties across one or more of the following property types: 
office, industrial, residential, retail, diversified and hotel.  

– The above security screening produces approximately 75 to 95 securities in total to be provided to 
FTSE Russell. 
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3.3 The Heitman Prime Real Estate Index Series will comprise the following indexes: 

Heitman Prime Real Estate Index 

Heitman Prime Real Estate Net Tax Index 

Heitman Prime Real Estate Net Tax (LGIM) Index 

Heitman Prime Real Estate 100% Hedged to GBP Net Tax (LGIM) Index 

Heitman Prime Real Estate Net Tax (UKPN) Index 

Heitman Prime Real Estate 100% Hedged to GBP Net Tax (UKPN) Index 

3.4 The Heitman Prime Real Estate Index will be calculated in real time. 
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Section 4 

Review of constituents 

 

4. Review of constituents 

4.1 Review dates 

4.1.1 The Heitman Prime Real Estate Index is reviewed annually in June. 

4.1.2 The annual review will be undertaken using data from the close of the last business day in May. 

4.1.3 Heitman Real Estate Securities, LLC is responsible for conducting the annual review of eligible securities for 
the Heitman Prime Real Estate Index (see rule 3.2). 

4.1.4 FTSE Russell is responsible for weighting the index constituents (see rule 4.2). 

4.2 Index weighting 

4.2.1 Each stock in the Heitman Prime Real Estate Index Series will be equally weighted annually in June using 
prices as at the close of business on the second Friday in June and the starting shares in issue figure and 
investability weight taken on the next working day following the third Friday of June. 

4.2.2 The Heitman Prime Real Estate Index Series will be capped by region annually in June with a maximum and 
minimum weight of 45% and 10% respectively for the three regions, Americas, Asia and Europe. 

4.3 Quarterly application of the annual review 

4.3.1 The annual review of the Heitman Prime Real Estate Index is implemented through the year rather than  
at one point in time. To achieve this, the index is divided into four equal tranches. Each tranche is managed 
as a separate portfolio and rebalanced according to the following schedule with changes effective as of the 
close of the third Friday of the quarter. Prices as of the second Friday of the quarter and shares in issue and 
free float as of the review effective date will be used for the quarterly tranche rebalance process. 

– Tranche 1 June 

– Tranche 2 September 

– Tranche 3 December 

– Tranche 4 March 

4.3.2 In June, tranche 1 includes all the additions to the index as a result of the annual index review, at their 
review weights. Security weights remain unchanged for tranches 2, 3 and 4. In September, tranche 2 is 
reviewed to the June weights and any securities that were added to the index as a result of the annual index 
review are now added to tranche 2, while tranches 3 and 4 remain unchanged. This process continues for 
tranche 3 in December and tranche 4 in March. Deletions from the index as a result of the annual review  
will be implemented tranche by tranche, with the deletion occurring in tranche 1 in June, tranche 2 in 
September, tranche 3 in December and tranche 4 in March. 
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4.3.3 The following is an example of the quarterly application of annual review. It provides a simple illustration  
of how the quarterly implementation impacts a security’s weight in the Heitman Prime Real Estate Index.  

Security XYZ - weight = 40%      

          

Security XYZ at inception        

          

Tranche 1 

40% 

 Tranche 2 

40% 

 Tranche 3 

40% 

 Tranche 4 

40% 

  

Final weight in the index (average of all four tranches)  
= 40% 

          

At review, security XYZ has a new weight of 30%, implemented in tranche 1: Final weight in the index 

(average of all four tranches) 

          

June  Tranche 1 

 

30% 

 Tranche 2 

 

40% 

 Tranche 3 

 

40% 

 Tranche 4 

 

40% 

37.5% 

          

The new review weight of 30% is applied in tranche 2:   

          

September  Tranche 1 

 

30% 

 Tranche 2 

 

30% 

 Tranche 3 

 

40% 

 Tranche 4 

 

40% 

35% 

          

The new review weight of 30% is applied in tranche 3:   

          

December  Tranche 1 

30% 

 Tranche 2 

30% 

 Tranche 3 

30% 

 Tranche 4 

40% 

32.5% 

          

The new review weight of 30% is applied in tranche 4:   

          

March  Tranche 1 

30% 

 Tranche 2 

30% 

 Tranche 3 

30% 

 Tranche 4 

30% 

30% 
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4.3.4 Though a security’s weight is set during the annual review, its weight in the index will fluctuate with price 
movement. The following is an example of the quarterly review implementation and price performance 
impact to a security’s weight in the Heitman Prime Real Estate Index. 

Security XYZ - weight = 40%      

          

Security XYZ at inception        

          

Tranche 1 

40% 

 Tranche 2 

40% 

 Tranche 3 

40% 

 Tranche 4 

40% 

  

Final weight in the index (average of all 4 tranches) = 40% 

          

At review Security XYZ has a new weight of 30%, implemented in tranche 1: Final weight in the index 

(average of all four tranches) 

          

June  Tranche 1 

 

30% 

 Tranche 2 

 

40% 

 Tranche 3 

 

40% 

 Tranche 4 

 

40% 

37.5% 

          

The new review weight of 30% is applied in tranche 2: while a price decrease of 20% 
has occurred within the remaining tranches:  

 

          

September  Tranche 1 

 

24% 

 Tranche 2 

 

30% 

 Tranche 3 

 

32% 

 Tranche 4 

 

32% 

29.5% 

          

The new review weight of 30% is applied in tranche 3: while a price increase of 10% 
has occurred within the remaining tranches: 

 

          

December  Tranche 1 

26.4% 

 Tranche 2 

33% 

 Tranche 3 

30% 

 Tranche 4 

35.2% 

31.2% 

          

The new review weight of 30% is applied in tranche 4: while a price increase of 5% 
has occurred within the remaining tranches:  

 

          

March  Tranche 1 

27.7% 

 Tranche 2 

34.7% 

 Tranche 3 

31.5% 

 Tranche 4 

30% 

31.0% 

 

4.3.5 Once the new weight is determined for each security, the weights are normalised such that they sum to 1. 
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Section 5 

Changes to constituent companies 

 

5. Changes to constituent companies 

5.1 Intra-review additions 

5.1.1 There will be no intra-review additions. Additions are only eligible for inclusion at the next annual review. 

5.2 Intra-review deletions 

5.2.1 If a constituent is removed from the Heitman Prime Real Estate Index Series, it will not be replaced and the 
deleted stock weight will be allocated across the remaining constituents. 
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Section 6 

Corporate actions and events 

 

6. Corporate actions and events 

6.1 If a constituent in the Heitman Prime Real Estate Index Series has a stock split, stock consolidation, rights 
issue, bonus issue, a change in the number of shares in issue or a change in free float (with the exception  
of tender offers), the constituent’s weighting in the Heitman Prime Real Estate Index Series remains 
unchanged pre and post such an event. 

6.2 Full details of changes to constituent companies due to corporate actions and events can be accessed in 
the Corporate Actions and Events Guide for Non Market Cap Weighted Indexes using the following link:  

Corporate_Actions_and_Events_Guide_for_Non_Market_Cap_Weighted_Indices.pdf 

A corporate action is an action on shareholders with a prescribed ex-date. The share price will be subject to 
an adjustment on the ex-date. These include the following:  

– capital repayments;  

– rights issues/entitlement offers;  

– stock conversion;  

– splits (sub-division)/reverse splits (consolidation); and 

– scrip issues (capitalisation or bonus issue).  

A corporate event is a reaction to company news (event) that may impact the index depending on the index 
rules. For example, a company announces a strategic shareholder is offering to sell their shares (secondary 
share offer) – this could result in a free float weighting change in the index. Where an index adjustment is 
required, FTSE Russell will provide notice advising of the timing of the change.  

6.3 Takeovers, mergers and demergers 

The treatment of takeovers, mergers and demergers can be found within the Corporate Actions and Events 
Guide for Non Market Cap Weighted Indexes. 

https://www.lseg.com/content/dam/ftse-russell/en_us/documents/policy-documents/corporate-actions-and-events-guide-for-non-market-cap-weighted-indices.pdf
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Appendix A 

Further information 

 

A Glossary of Terms used in FTSE Russell’s ground rule documents can be found using the following link: 

Glossary.pdf 

Further information on the Heitman Prime Real Estate Index Series is available from FTSE Russell. 

For contact details, please visit the FTSE Russell website or contact FTSE Russell client services at 
info@ftserussell.com. 

Website: www.lseg.com/en/ftse-russell/ 

 

https://research.ftserussell.com/products/downloads/Glossary.pdf?_ga=2.215626903.1015990945.1601892371-1548400649.1593679882
mailto:info@ftserussell.com
http://www.lseg.com/en/ftse-russell/


 

Disclaimer 

© 2026 London Stock Exchange Group plc and its applicable group undertakings (“LSEG”). LSEG includes (1) FTSE International Limited (“FTSE”), (2) Frank Russell Company 
(“Russell”), (3) FTSE Global Debt Capital Markets Inc. “FTSE Canada”, (4) FTSE Fixed Income LLC (“FTSE FI”), (5) FTSE (Beijing) Consulting Limited (“WOFE”), FTSE EU SAS ("FES"). 
All rights reserved.  

FTSE Russell® is a trading name of FTSE, Russell, FTSE Canada, FTSE FI, WOFE, FES and other LSEG entities providing LSEG Benchmark and Index services. “FTSE®”, “Russell®”, 
“FTSE Russell®”, “FTSE4Good®”, “ICB®”, “Refinitiv” , “Beyond Ratings®”, “WMR™” , “FR™” and all other trademarks and service marks used herein (whether registered or unregistered) 
are trademarks and/or service marks owned or licensed by the applicable member of LSEG or their respective licensors.  

The Heitman Prime Real Estate Index Series is calculated by or on behalf of FTSE International Limited or its affiliate, agent or partner.  

FTSE International Limited is authorised as a Benchmark Administrator and regulated in the United Kingdom (UK) by the Financial Conduct Authority ("FCA") according to the UK 
Benchmark Regulation, FCA Reference Number 796803. FTSE EU SAS is authorised as Benchmark Administrator and regulated in the European Union (EU) by the Autoritée des 
Marches Financiers (“AMF”) according to the EU Benchmark Regulation. 

All information is provided for information purposes only. All information and data contained in this publication is obtained by LSEG, from sources believed by it to be accurate and 
reliable. Because of the possibility of human and mechanical inaccuracy as well as other factors, however, such information and data is provided "as is" without warranty of any kind. No 
member of LSEG nor their respective directors, officers, employees, partners or licensors make any claim, prediction, warranty or representation whatsoever, expressly or impliedly, 
either as to the accuracy, timeliness, completeness, merchantability of any information or LSEG Products, or of results to be obtained from the use of LSEG products, including but not 
limited to indices, rates, data and analytics, or the fitness or suitability of the LSEG products for any particular purpose to which they might be put.  The user of the information assumes 
the entire risk of any use it may make or permit to be made of the information. 

No responsibility or liability can be accepted by any member of LSEG nor their respective directors, officers, employees, partners or licensors for (a) any loss or damage in whole or in 
part caused by, resulting from, or relating to any inaccuracy (negligent or otherwise) or other circumstance involved in procuring, collecting, compiling, interpreting, analysing, editing, 
transcribing, transmitting, communicating or delivering any such information or data or from use of this document  or links to this document or (b) any direct, indirect, special, consequential 
or incidental damages whatsoever, even if any member of LSEG is advised in advance of the possibility of such damages, resulting from the use of, or inability to use, such information.  

No member of LSEG nor their respective directors, officers, employees, partners or licensors provide investment advice and nothing in this document should be taken as constituting 
financial or investment advice. No member of LSEG nor their respective directors, officers, employees, partners, or licensors make any representation regarding the advisability of 
investing in any asset or whether such investment creates any legal or compliance risks for the investor. A decision to invest in any such asset should not be made in reliance on any 
information herein. Indices and rates cannot be invested in directly. Inclusion of an asset in an index or rate is not a recommendation to buy, sell or hold that asset nor confirmation that 
any particular investor may lawfully buy, sell or hold the asset or an index or rate containing the asset. The general information contained in this publication should not be acted upon 
without obtaining specific legal, tax, and investment advice from a licensed professional.  

No part of this information may be reproduced, stored in a retrieval system or transmitted in any form or by any means, electronic, mechanical, photocopying, recording or otherwise, 
without prior written permission of the applicable member of LSEG. Use and distribution of LSEG data requires a licence from LSEG and/or its licensors. 
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