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MEMORANDUM

TO: Trustees
Teachers’ Retirement System of the City sof New York

FROM: Larry Schloss

DATE: February 24, 2011

RE: Teachers’ Retirement System of the City of New York Investment Meeting –
March 3, 2011

Enclosed is a copy of the public agenda for the March 3, 2011 Investment Meeting.  
The meeting will be held at 55 Water Street, 16th Floor Conference Room (9:30am)

If you have questions about any agenda item, please give me a call at 212-669-8318.
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TEACHERS’ RETIREMENT SYSTEM OF THE CITY OF NEW YORK

INVESTMENT MEETING

MARCH 3, 2011 

PUBLIC AGENDA

Page
I. Performance Reviews:  (35 Minutes)

� Flash Report  (Handout) ---
� Quarterly Reports:

� Overall Performance – December 31, 2010
(To be distributed) ---

� ETI Quarterly Report – December 31, 2010      6 
� Real Estate Quarterly Report – September 30, 2010  13
� Private Equity Quarterly Report – September 30, 2010  21
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I. Performance Reviews:
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FLASH  REPORT
(Handout) 
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ETI QUARTERLY REPORT

6



Th
e 

C
ity

 o
f N

ew
 Y

or
k 

- O
ffi

ce
 o

f t
he

 C
om

pt
ro

lle
r

B
ur

ea
u 

of
 A

ss
et

 M
an

ag
em

en
t

TR
S 

Ec
on

om
ic

al
ly

 T
ar

ge
te

d 
In

ve
st

m
en

ts
 Q

ua
rt

er
ly

 R
ep

or
t

C
ol

la
te

ra
l B

en
ef

its
 a

s 
of

 1
2/

31
/2

01
0

Pu
bl

ic
/P

riv
at

e 
Ap

ar
tm

en
t R

eh
ab

ili
ta

tio
n 

Pr
og

ra
m

 (P
PA

R
)

Le
nd

er
s*

C
PC

N
H

S
C

C
D

C
FS

B
N

C
B

C
I

LI
IF

Al
l L

en
de

r T
ot

al
s

D
ol

la
rs

U
ni

ts
D

ol
la

rs
U

ni
ts

D
ol

la
rs

U
ni

ts
D

ol
la

rs
U

ni
ts

D
ol

la
rs

U
ni

ts
D

ol
la

rs
U

ni
ts

D
ol

la
rs

U
ni

ts
C

on
tr

ac
tu

al
 C

om
m

itm
en

ts
$2

35
,0

00
,0

00
n/

a
$5

,0
00

,0
00

n/
a

$1
3,

20
0,

00
0

n/
a

$4
9,

50
0,

00
0

n/
a

$8
,2

50
,0

00
n/

a
$8

,2
50

,0
00

n/
a

$3
19

,2
00

,0
00

n/
a

C
ur

re
nt

 M
ar

ke
t V

al
ue

$7
8,

63
2,

76
6

n/
a

$6
00

,1
66

n/
a

$2
,2

11
,9

77
n/

a
$1

,7
32

,7
56

n/
a

$1
91

,2
86

n/
a

$1
,7

41
,9

18
n/

a
$8

5,
11

0,
86

8
n/

a
C

om
m

itm
en

ts
 4

Q
 1

0
(in

cl
ud

ed
 in

 to
ta

l)
B

ro
nx

$1
,5

83
,7

50
10

7
$0

0
$1

,9
47

,0
00

29
0

$0
0

$0
0

$0
0

$3
,5

30
,7

50
39

7
B

ro
ok

ly
n

4,
00

9,
40

8
96

0
0

0
0

0
0

0
0

0
0

4,
00

9,
40

8
96

M
an

ha
tta

n
16

2,
75

0
4

0
0

0
0

91
9,

74
1

61
0

0
0

0
1,

08
2,

49
1

65
Q

ue
en

s
0

0
0

0
0

0
0

0
0

0
0

0
0

0
St

at
en

 Is
la

nd
0

0
0

0
0

0
0

0
0

0
0

0
$0

0
To

ta
l

$5
,7

55
,9

08
20

7
$0

0
$1

,9
47

,0
00

29
0

$9
19

,7
41

61
$0

0
$0

0
$8

,6
22

,6
49

55
8

D
el

iv
er

ed
 4

Q
 1

0
(in

cl
ud

ed
 in

 to
ta

l)
B

ro
nx

$1
,3

76
,9

00
29

$0
0

$0
0

$0
0

$0
0

$0
0

$1
,3

76
,9

00
29

B
ro

ok
ly

n
1,

72
2,

02
0

14
1

0
0

10
7,

84
7

11
0

0
0

0
0

0
1,

82
9,

86
7

15
2

M
an

ha
tta

n
2,

59
2,

66
5

15
6

0
0

37
7,

50
8

42
0

0
0

0
0

0
2,

97
0,

17
3

19
8

Q
ue

en
s

1,
11

4,
17

4
27

0
0

0
0

0
0

0
0

0
0

1,
11

4,
17

4
27

St
at

en
 Is

la
nd

0
0

0
0

0
0

0
0

0
0

0
0

0
0

To
ta

l
$6

,8
05

,7
59

35
3

$0
0

$4
85

,3
55

53
$0

0
$0

0
$0

0
$7

,2
91

,1
14

40
6

To
ta

l C
om

m
itm

en
ts

B
ro

nx
$1

5,
63

3,
84

5
1,

10
8

$0
0

$2
,8

29
,7

50
36

6
$0

0
$0

0
$0

0
$1

8,
46

3,
59

5
1,

47
4

B
ro

ok
ly

n
61

,2
34

,7
35

2,
02

1
0

0
5,

29
0,

56
0

54
0

0
50

,4
57

6
59

7,
32

0
71

67
,1

73
,0

73
2,

15
2

M
an

ha
tta

n
10

,3
69

,9
00

59
0

0
0

2,
09

6,
64

0
17

8
91

9,
74

1
61

2,
81

2,
43

6
24

6
1,

87
9,

10
5

91
18

,0
77

,8
23

1,
16

6
Q

ue
en

s
3,

60
8,

79
0

79
0

0
0

0
0

0
0

0
0

0
3,

60
8,

79
0

79
St

at
en

 Is
la

nd
0

0
0

0
0

0
0

0
0

0
0

0
0

0
To

ta
l

$9
0,

84
7,

27
0

3,
79

8
$0

0
$1

0,
21

6,
95

0
59

8
$9

19
,7

41
61

$2
,8

62
,8

92
25

2
$2

,4
76

,4
26

16
2

$1
07

,3
23

,2
80

4,
87

1
H

is
to

ric
al

 In
ve

st
m

en
ts

B
ro

nx
$2

8,
41

7,
22

0
1,

78
1

$0
0

$0
0

$0
0

$0
0

$0
0

$2
8,

41
7,

22
0

1,
78

1
B

ro
ok

ly
n

35
,3

18
,0

93
1,

56
2

33
0,

21
3

7
1,

33
8,

41
7

12
4

0
0

0
0

1,
78

5,
45

2
17

4
38

,7
72

,1
74

1,
86

7
M

an
ha

tta
n

29
,8

68
,5

65
1,

94
5

25
2,

44
5

15
75

2,
62

8
75

1,
66

7,
99

0
13

6
19

7,
95

9
13

0
0

32
,7

39
,5

87
2,

18
4

Q
ue

en
s

21
,2

11
,4

99
85

5
0

0
0

0
0

0
0

0
0

0
21

,2
11

,4
99

85
5

St
at

en
 Is

la
nd

0
0

0
0

0
0

0
0

0
0

0
0

0
0

To
ta

l
$1

14
,8

15
,3

77
6,

14
3

$5
82

,6
58

22
$2

,0
91

,0
44

19
9

$1
,6

67
,9

90
13

6
$1

97
,9

59
13

$1
,7

85
,4

52
17

4
$1

21
,1

40
,4

80
6,

68
7

*L
en

de
rs

 :
Th

e 
C

om
m

un
ity

 P
re

se
rv

at
io

n 
N

ei
gh

bo
rh

oo
d 

H
ou

si
ng

C
iti

ba
nk

C
om

m
un

ity
C

ar
ve

r F
ed

er
al

N
C

B
 C

ap
ita

l I
m

pa
ct

Lo
w

 In
co

m
e 

In
ve

st
m

en
t

C
or

po
ra

tio
n

Se
rv

ic
es

D
ev

el
op

m
en

t
Sa

vi
ng

s 
B

an
k

Fu
nd

B
ro

nx
$2

8,
41

7,
22

0
23

%

B
ro

ok
ly

n
$3

8,
77

2,
17

4
32

%
M

an
ha

tta
n

$3
2,

73
9,

58
7

27
%

Q
ue

en
s

$2
1,

21
1,

49
9

18
%

St
at

en
 Is

la
nd

$0 0%

H
is

to
ric

al
 In

ve
st

m
en

ts
 S

in
ce

 In
ce

pt
io

n 
A

II 
PP

A
R

 L
en

de
rs

B
ro

nx
$1

8,
46

3,
59

5
17

%

B
ro

ok
ly

n
$6

7,
17

3,
07

3
63

%

M
an

ha
tta

n
$1

8,
07

7,
82

3
17

%
Q

ue
en

s
$3

,6
08

,7
90

3%

St
at

en
 Is

la
nd

$0 0%

C
ur

re
nt

 C
om

m
itm

en
ts

 A
II 

PP
A

R
 L

en
de

rs

7



Th
e 

C
ity

 o
f N

ew
 Y

or
k 

- O
ffi

ce
 o

f t
he

 C
om

pt
ro

lle
r

B
ur

ea
u 

of
 A

ss
et

 M
an

ag
em

en
t

TR
S 

Ec
on

om
ic

al
ly

 T
ar

ge
te

d 
In

ve
st

m
en

ts
 Q

ua
rt

er
ly

 R
ep

or
t

C
ol

la
te

ra
l B

en
ef

its
 a

s 
of

 1
2/

31
/2

01
0

AF
L-

C
IO

 H
ou

si
ng

 In
ve

st
m

en
t T

ru
st

 (H
IT

)
M

ar
ke

t V
al

ue
 $

18
5.

8 
m

ill
io

n*
N

YC
 C

om
m

un
ity

 In
ve

st
m

en
t I

ni
tia

tiv
e 

(N
YC

C
II)

 

N
YC

C
II 

PH
AS

E 
II 

20
06

-2
01

2

M
ul

tif
am

ily
 In

ve
st

m
en

ts
 D

et
ai

l  
 

B
or

ou
gh

D
ol

la
rs

U
ni

ts
B

ro
nx

$5
2,

82
7,

90
0

80
2

B
ro

ok
ly

n
14

,8
90

,4
46

3,
03

3
M

an
ha

tta
n

13
4,

07
5,

20
0

92
6

Q
ue

en
s

17
,7

60
,0

00
1,

26
0

St
at

en
 Is

la
nd

6,
41

4,
55

4
69

3
To

ta
l

$2
25

,9
68

,1
00

6,
71

4

Si
ng

le
 F

am
ily

 In
ve

st
m

en
ts

 D
et

ai
l  

 H
om

e 
Lo

an
s

Tr
an

sa
ct

io
ns

  M
em

be
r L

oa
ns

To
ta

l A
ll 

N
YC

  P
F'

s

B
ro

nx
$9

3,
91

6,
79

0
42

7
89

15
5

B
ro

ok
ly

n
45

5,
49

1,
22

5
1,

63
5

35
2

62
5

M
an

ha
tta

n
75

,2
57

,7
40

27
7

86
97

Q
ue

en
s

55
5,

92
2,

46
6

2,
18

4
39

3
66

2
St

at
en

 Is
la

nd
15

6,
20

5,
15

3
55

3
93

18
4

To
ta

l
$1

,3
36

,7
93

,3
74

5,
07

6
1,

01
3

1,
72

3

G
ra

nd
 T

ot
al

 N
YC

C
II 

Ph
as

e 
II

$1
,5

62
,7

61
,4

74

O
th

er
-N

YC
 M

et
ro

 A
re

a*
*  

  
$1

00
,0

00
,0

00
13

7

N
YC

C
I P

ha
se

 I 
   

20
02

 - 
20

05
U

ni
ts

M
em

be
r L

oa
ns

To
ta

l A
ll 

N
YC

 P
Fs

M
ul

tif
am

ily
 In

ve
st

m
en

ts
 

$2
49

,1
23

,5
00

12
,3

37
n/

a
na

Si
ng

le
 F

am
ily

 In
ve

st
m

en
ts

34
8,

30
0,

56
3

n/
a

13
3

44
6

To
ta

l N
YC

C
II 

Ph
as

e 
I

$5
97

,4
24

,0
63

12
,3

37
13

3
44

6

N
YC

C
I P

ha
se

s 
I &

 II
U

ni
ts

M
em

be
r L

oa
ns

To
ta

l A
ll 

N
YC

 P
Fs

M
ul

tif
am

ily
 In

ve
st

m
en

ts
 

$4
75

,0
91

,6
00

19
,0

51
n/

a
na

Si
ng

le
 F

am
ily

 In
ve

st
m

en
ts

1,
68

5,
09

3,
93

7
n/

a
1,

14
6

2,
16

9
G

ra
nd

 T
ot

al
 N

YC
C

II 
Ph

as
es

 I 
&

 II
$2

,1
60

,1
85

,5
37

19
,0

51
1,

14
6

2,
16

9

*In
te

re
st

 is
 re

in
ve

st
ed

**
Th

is
 in

ve
st

m
en

t i
s 

fo
r a

 p
ed

ia
tr

ic
 n

ur
si

ng
 fa

ci
lit

y 
in

 Y
on

ke
rs

, a
pp

ro
xi

m
at

el
y 

4 
m

ile
s 

fr
om

 th
e 

N
YC

 b
or

de
r.

It 
w

ill
 fi

na
nc

e 
a 

re
pl

ac
em

en
t f

ac
ili

ty
 fo

r t
he

 E
liz

ab
et

h 
Se

to
n 

Pe
di

at
ric

 C
en

te
r, 

cu
rr

en
tly

 lo
ca

te
d 

in
 

C
he

ls
ea

, w
hi

ch
 is

 “
on

e 
of

 o
nl

y 
tw

o 
pe

di
at

ric
 n

ur
si

ng
 fa

ci
lit

ie
s 

in
 d

ow
ns

ta
te

 N
ew

 Y
or

k,
 a

nd
 th

e 
on

ly
 o

ne
 

de
di

ca
te

d 
to

 lo
ng

-te
rm

 c
ar

e.
”

 T
he

 n
ew

 fa
ci

lit
y 

w
ill

 h
av

e 
13

7 
be

ds
 a

nd
 s

er
ve

 c
hi

ld
re

n 
fr

om
 N

YC
,

W
es

tc
he

st
er

 a
nd

 P
ut

na
m

 C
ou

nt
ie

s.

B
ro

nx
89 9%

B
ro

ok
ly

n
35

2
35

%

M
an

ha
tta

n
86 8%

Q
ue

en
s

39
3

39
%

St
at

en
 Is

la
nd

93 9%

H
IT

 H
om

e 
Lo

an
s 

TR
S 

M
em

be
rs

 P
ha

se
 ll

8



Th
e 

C
ity

 o
f N

ew
 Y

or
k 

- O
ffi

ce
 o

f t
he

 C
om

pt
ro

lle
r

B
ur

ea
u 

of
 A

ss
et

 M
an

ag
em

en
t

TR
S 

Ec
on

om
ic

al
ly

 T
ar

ge
te

d 
In

ve
st

m
en

ts
 Q

ua
rt

er
ly

 R
ep

or
t

C
ol

la
te

ra
l B

en
ef

its
 a

s 
of

 1
2/

31
/2

01
0

AF
L-

 C
IO

 H
ou

si
ng

 In
ve

st
m

en
t T

ru
st

 (H
IT

)
N

YC
 W

or
kf

or
ce

 H
ou

si
ng

 In
iti

at
iv

e 
20

09
-2

01
4

In
ve

st
m

en
ts

 T
hr

ou
gh

 1
2/

31
/2

01
0

W
or

kf
or

ce
 In

ve
st

m
en

t D
et

ai
l

W
or

kf
or

ce
H

ou
si

ng
B

or
ou

gh
D

ol
la

rs
U

ni
ts

B
ro

nx
$0

0
B

ro
ok

ly
n

8,
05

1,
08

7
42

2
M

an
ha

tta
n

22
,7

52
,4

88
1,

62
7

Q
ue

en
s

1,
02

8,
42

5
20

8
St

at
en

 Is
la

nd
0

0
To

ta
l

$3
1,

83
2,

00
0

2,
25

7

B
ro

nx
$0 0%

B
ro

ok
ly

n
$8

,0
51

,0
87

25
%

M
an

ha
tta

n
$2

2,
75

2,
48

8
72

%

Q
ue

en
s

$1
,0

28
,4

25
3%

St
at

en
 Is

la
nd

$0 0%

H
IT

 W
or

kf
or

ce
 H

ou
si

ng
 In

iti
at

iv
e

9



Th
e 

C
ity

 o
f N

ew
 Y

or
k 

-O
ffi

ce
 o

f t
he

 C
om

pt
ro

lle
r

B
ur

ea
u 

of
 A

ss
et

 M
an

ag
em

en
t

TR
S 

Ec
on

om
ic

al
ly

 T
ar

ge
te

d 
In

ve
st

m
en

ts
 Q

ua
rt

er
ly

 R
ep

or
t

C
ol

la
te

ra
l B

en
ef

its
 a

s 
of

 1
2/

31
/2

01
0

 C
PC

 R
ev

ol
ve

r

R
ev

ol
ve

r C
ur

re
nt

 C
om

m
itm

en
ts

  
$4

58
,5

59
,2

35
TR

S 
C

om
m

itm
en

t S
ha

re
$2

5,
00

0,
00

0
TR

S 
 M

ar
ke

t V
al

ue
*

$1
9,

42
8,

35
9

# 
U

ni
ts

# 
U

ni
ts

# 
Lo

an
s

$ 
C

om
m

itt
ed

 R
es

id
en

tia
l

C
om

m
er

ci
al

B
ro

nx
30

$4
1,

60
6,

16
6

1,
30

9
29

B
ro

ok
ly

n
88

26
9,

11
0,

46
3

3,
00

3
48

M
an

ha
tta

n
52

10
0,

26
3,

54
6

1,
35

4
35

Q
ue

en
s

13
47

,4
84

,0
60

36
0

16
St

at
en

 Is
la

nd
1

95
,0

00
3

0
G

ra
nd

 T
ot

al
 N

YC
18

4
$4

58
,5

59
,2

35
6,

02
9

12
8

O
th

er
 N

Y 
St

at
e 

61
$1

59
,9

64
,8

27
1,

92
1

44

* E
qu

al
s 

th
e 

am
ou

nt
 d

ra
w

n 
do

w
n.

  I
nt

er
es

t i
s 

pa
id

 m
on

th
ly

.

B
ro

nx
$4

1,
60

6,
16

6 
9%

B
ro

ok
ly

n
$2

69
,1

10
,4

63
59

%

M
an

ha
tta

n
$1

00
,2

63
,5

46
22

%

Q
ue

en
s

$4
7,

48
4,

06
0

10
%

St
at

en
 Is

la
nd

$9
5,

00
0

0%

C
PC

 R
ev

ol
ve

r N
YC

 C
om

m
itm

en
ts

10



Th
e 

C
ity

 o
f N

ew
 Y

or
k 

- O
ffi

ce
 o

f t
he

 C
om

pt
ro

lle
r

B
ur

ea
u 

of
 A

ss
et

 M
an

ag
em

en
t

TR
S 

Ec
on

om
ic

al
ly

 T
ar

ge
te

d 
In

ve
st

m
en

t Q
ua

rt
er

ly
 R

ep
or

t
C

ol
la

te
ra

l B
en

ef
its

 a
s 

of
 1

2/
31

/2
01

0

A
C

C
ES

S 
C

A
PI

TA
L 

ST
R

A
TE

G
IE

S 
(S

in
ce

 In
ce

pt
io

n 
2/

1/
07

)

A
llo

ca
te

d 
A

m
ou

nt
 $

33
 m

ill
io

n 
 (3

3%
 o

f t
ot

al
 a

cc
ou

nt
)

M
ar

ke
t V

al
ue

 $
40

.8
 m

ill
io

n

M
ul

tif
am

ily
 In

ve
st

m
en

ts
 D

et
ai

l  
TR

S
To

ta
l

# 
of

 L
M

I*
B

or
ou

gh
 In

ve
st

m
en

t
 U

ni
ts

U
ni

ts
B

ro
nx

$5
,7

75
,0

00
50

8
50

8
B

ro
ok

ly
n

4,
35

6,
00

0
40

4
40

4
M

an
ha

tta
n

19
,8

21
,9

15
2,

94
9

1,
81

1
Q

ue
en

s
3,

84
4,

50
0

76
2

76
2

St
at

en
 Is

la
nd

0
0

0
To

ta
l T

R
S 

M
ul

tif
am

ily
 In

ve
st

m
en

ts
$3

3,
79

7,
41

5
4,

62
3

3,
48

5

M
ul

tif
am

ily
To

ta
l A

ll 
Sy

st
em

s 
$1

02
,4

16
,4

09
4,

62
3

3,
48

5

Si
ng

le
 F

am
ily

 In
ve

st
m

en
ts

 D
et

ai
l  

  
TR

S 
To

ta
l

# 
of

 L
M

I* 
 

 In
ve

st
m

en
t

 U
ni

ts
U

ni
ts

B
ro

nx
$3

,5
25

,8
08

63
63

B
ro

ok
ly

n
9,

84
8,

22
6

15
8

15
8

M
an

ha
tta

n
88

8,
96

6
16

16
Q

ue
en

s
12

,2
70

,0
24

18
9

18
9

St
at

en
 Is

la
nd

5,
67

7,
66

2
91

91
To

ta
l T

R
S 

Si
ng

le
 F

am
ily

 In
ve

st
m

en
ts

$3
2,

21
0,

68
6

51
7

51
7

Si
ng

le
 F

am
ily

 T
ot

al
 A

ll 
Sy

st
em

s 
$9

7,
60

8,
14

0
51

7
51

7

O
th

er
 In

ve
st

m
en

ts
 D

et
ai

l  
  

TR
S

 In
ve

st
m

en
t

# 
of

 L
oa

ns
B

ro
nx

$2
22

,7
50

1
B

ro
ok

ly
n

1,
77

8,
83

2
8

M
an

ha
tta

n
80

2,
85

9
5

Q
ue

en
s

17
9,

33
3

3
St

at
en

 Is
la

nd
0

0
To

ta
l T

R
S 

O
th

er
 In

ve
st

m
en

ts
$2

,9
83

,7
74

17

O
th

er
 In

ve
st

m
en

ts
To

ta
l A

ll 
Sy

st
em

s 
$9

,0
41

,7
40

17

G
ra

nd
 T

ot
al

 T
R

S
$6

8,
99

1,
87

5

G
ra

nd
 T

ot
al

 A
ll 

Sy
st

em
s 

$2
09

,0
66

,2
89

* L
M

I =
 L

ow
 o

r M
od

er
at

e 
In

co
m

e

B
ro

nx
$5

,7
75

,0
00

17
%

B
ro

ok
ly

n
$4

,3
56

,0
00

13
%

M
an

ha
tta

n
$1

9,
82

1,
91

5
59

%

Q
ue

en
s

$3
,8

44
,5

00
11

%
St

at
en

 Is
la

nd
$0 0%

A
cc

es
s 

M
ul

tif
am

ily
 In

ve
st

m
en

ts
 S

in
ce

 In
ce

pt
io

n 
TR

S

B
ro

nx
$3

,5
25

,8
08

11
%

B
ro

ok
ly

n
$9

,8
48

,2
26

30
%

M
an

ha
tta

n
$8

88
,9

66
3%

Q
ue

en
s

$1
2,

27
0,

02
4

38
%

St
at

en
 Is

la
nd

$5
,6

77
,6

62
18

%

A
cc

es
s 

Si
ng

le
 F

am
ily

 In
ve

st
m

en
ts

 S
in

ce
 In

ce
pt

io
n 

TR
S

11



Th
e 

C
ity

 o
f N

ew
 Y

or
k 

O
ffi

ce
 o

f t
he

 C
om

pt
ro

lle
r

B
ur

ea
u 

of
 A

ss
et

 M
an

ag
em

en
t

TR
S 

Ec
on

om
ic

al
ly

 T
ar

ge
te

d 
In

ve
st

m
en

t Q
ua

rt
er

ly
 R

ep
or

t
C

ol
la

te
ra

l B
en

ef
its

 a
s 

of
 1

2/
31

/2
01

0

As
se

ts
Tr

ai
lin

g 
Tr

ai
lin

g
6/

30
/2

00
7

Ye
ar

Tr
ai

lin
g

Tr
ai

lin
g*

Tr
ai

lin
g*

Tr
ai

lin
g*

Tr
ai

lin
g*

Tr
ai

lin
g*

Tr
ai

lin
g*

Tr
ai

lin
g*

Si
nc

e 
D

at
a 

St
ar

t
($

M
M

)
1 

M
on

th
3 

M
on

th
s

12
/3

1/
20

10
To

 D
at

e
1 

Ye
ar

3 
Ye

ar
s

5 
Ye

ar
s

7 
Ye

ar
s

9 
Ye

ar
s

10
 Y

ea
rs

11
 Y

ea
rs

15
 Y

ea
rs

In
ce

pt
io

n
D

at
e

TE
AC

H
ER

S
AF

L-
C

IO
 H

O
U

SI
N

G
 IN

V 
TR

U
ST

18
5.

78
-1

.1
3

-1
.4

1
1.

32
6.

16
6.

16
5.

90
5.

81
5.

12
**

**
**

**
**

**
**

**
5.

01
09

/3
0/

02
C

PC
 -P

PA
R

78
.6

3
0.

54
2.

67
2.

43
9.

14
9.

14
9.

38
8.

54
8.

45
**

**
**

**
**

**
**

**
8.

29
10

/3
1/

01
AC

C
ES

S 
VO

YA
G

EU
R

40
.7

6
-0

.9
7

-0
.4

5
0.

88
5.

36
5.

36
7.

44
**

**
**

**
**

**
**

**
**

**
**

**
7.

12
02

/2
8/

07
C

PC
 - 

R
EV

O
LV

ER
19

.4
3

0.
18

0.
53

1.
07

2.
06

2.
06

3.
01

4.
70

**
**

**
**

**
**

**
**

**
**

4.
70

03
/3

1/
04

ER
AS

M
U

S 
16

.3
1

**
**

**
**

**
**

**
**

**
**

**
**

**
**

**
**

**
**

**
**

**
**

**
**

**
**

10
/3

1/
05

C
C

D
-P

PA
R

2.
21

0.
18

4.
88

5.
47

11
.5

8
11

.5
8

10
.2

2
**

**
**

**
**

**
**

**
**

**
**

**
9.

35
11

/3
0/

06
C

C
B

-P
PA

R
1.

73
-0

.1
9

1.
82

7.
20

12
.8

0
12

.8
0

9.
33

**
**

**
**

**
**

**
**

**
**

**
**

8.
39

09
/3

0/
06

LI
IF

1.
71

-0
.7

9
0.

69
-1

.6
0

4.
34

4.
34

**
**

**
**

**
**

**
**

**
**

**
**

**
**

5.
74

07
/3

1/
09

N
H

S-
PP

AR
0.

60
0.

33
2.

65
1.

17
9.

95
9.

95
9.

99
**

**
**

**
**

**
**

**
**

**
**

**
10

.0
5

09
/3

0/
07

N
C

B
C

I
0.

19
-0

.3
1

0.
97

-0
.5

8
4.

10
4.

10
**

**
**

**
**

**
**

**
**

**
**

**
**

**
4.

88
07

/3
1/

09
G

N
M

A
0.

17
0.

66
2.

11
0.

06
3.

95
3.

95
5.

14
7.

05
6.

76
**

**
**

**
**

**
**

**
6.

63
10

/3
1/

01
SH

O
R

T 
TE

R
M

 IN
VE

ST
M

EN
TS

0.
02

0.
01

0.
04

0.
09

0.
17

0.
17

0.
96

2.
54

2.
55

**
**

**
**

**
**

**
**

3.
07

10
/3

1/
01

TO
TA

L 
TE

AC
H

ER
S 

TA
R

G
ET

ED
 (w

/c
as

h)
**

33
1.

24
-0

.5
7

-0
.0

5
1.

59
6.

55
6.

55
6.

83
6.

37
5.

87
6.

07
6.

52
6.

74
7.

12
10

.2
6

09
/3

0/
81

TO
TA

L 
TE

AC
H

ER
S 

TA
R

G
ET

ED
 (w

/o
 c

as
h)

**
33

1.
21

-0
.5

7
-0

.0
4

1.
61

6.
63

6.
63

6.
89

6.
41

5.
89

6.
15

6.
53

6.
82

7.
12

9.
02

11
/3

0/
84

TE
AC

H
ER

S 
C

U
ST

O
M

 B
EN

C
H

M
AR

K
 (n

o 
ca

sh
)

-0
.8

5
-0

.6
2

1.
21

6.
31

6.
31

6.
01

5.
92

5.
32

5.
62

5.
95

6.
48

6.
51

B
AR

C
LA

YS
 C

AP
IT

AL
 U

S 
AG

G
R

EG
AT

E 
B

O
N

D
 IN

D
EX

-1
.0

8
-1

.3
0

1.
15

6.
54

6.
54

5.
90

5.
80

5.
10

5.
55

5.
84

6.
35

6.
04

*T
im

e 
pe

rio
ds

 g
re

at
er

 th
an

 o
ne

 y
ea

r a
re

 a
nn

ua
liz

ed
. H

is
to

ric
al

 re
tu

rn
s 

pr
io

r t
o 

Ap
ril

 2
00

4 
pr

ov
id

ed
 b

y 
C

iti
gr

ou
p.

**
 R

et
ur

ns
 a

re
 n

et
 o

f f
ee

s 
an

d 
ex

cl
ud

e 
Er

as
m

us
.

12



REAL ESTATE QUARTERLY REPORT

13



 
Teachers’ Retirement System of the City of New York 

 
 
 

Performance Measurement Report 
Third Quarter 2010 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The Townsend Group 
Cleveland, OH     Denver, CO     San Francisco, CA    London, UK    Hong Kong  

 
 
 

 

14



 
                                                                          Table of Contents 
 
 
 
 

I. Performance Summary       Page 1 
 

II. Portfolio Composition       Page 3 
 

III. Portfolio Compliance       Page 4 
 

IV.        Portfolio Diversification       Page 5 
 

V. Portfolio Detail        Page 6 
 

Portfolio Data Sheets        Exhibit A 
 

Glossary of Terms        Exhibit B 
 

Market Overiview        Exhibit C 
 

15



 
The Townsend Group 

Performance Measurement Report 
 

TEACHERS’ RETIREMENT SYSTEM OF THE CITY OF NEW YORK 
 

THIRD QUARTER 2010 

I. Performance Summary 
At the end of the Third Quarter 2010, (“Quarter”) The Teachers’ Retirement System of the City of New York 
(“NYCTRS”) Real Estate Portfolio (“Portfolio”) had a cumulative market value of $454 million. Total market value 
plus unfunded commitments was $790 million, or 41.8% of the real estate allocation.  During the Quarter, the 
Portfolio achieved a total gross return of 7.3% which was comprised of 1.0% income and 6.4% appreciation. The 
NCREIF Open-end Diversified Core Equity Index (“NFI-ODCE”) reported a total net return of 5.2%.  In addition, 
the Portfolio achieved a total net return of 6.3%. 

The following chart reflects the total net returns for the NYCTRS’ Portfolio compared to the NFI-ODCE.  The real 
estate market recovery is being driven by improving capital markets and not necessarily by improving 
fundamentals.  However, fundamentals (vacancies, rents, etc.) have begun to recover in certain markets, while 
lower quality markets remain more volatile. Capital has returned first to core properties in gateway markets as 
the risk aversion theme continues.  The cap rate spreads between primary and secondary markets are between 
200-400 basis points, which are near all time highs.  Similarly, the spread between value and core properties 
within each market is much higher and near all time highs.  Spreads are expected to compress as investors 
increase their appetite for yield.  Buyers of real estate have flocked to higher quality, and lower risk, core real 
estate where they can underwrite stable credit quality income streams, albeit at very competitive pricing.  
Tactical buying opportunities continue to exist in the core plus or value segment of the market where investors 
are willing to take on some real estate risk (i.e. vacancy).  Transaction activity continued to improve and 
reflected growth during the quarter, albeit off of still relatively low absolute volumes.  Credit availability 
continues to improve, particularly for core real estate where lenders are competing for new business.  Historical 
data suggests that periods following major downturns are opportune times to pursue new investments on a 
selective basis.  The benchmark established for the Portfolio is the NFI-ODCE net over rolling five-year periods.  
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The graph below shows the total net returns for the Portfolio by quarter since inception.  NFI-ODCE total net 
return performance is also included. It is important to note the effects of the “J-curve” whereby fees on 
committed capital exceed distributions to the Portfolio due to minimal invested capital and the early stages of 
the value-added/opportunistic process in the underlying investments.   
 

-20%

-10%

0%

10%

20%

30%

40%

NYCTRS Quarterly Returns

TRS NFI-ODCE
 

 
The table below reflects the returns for the Portfolio and the NFI-ODCE during pertinent time periods and 
segments these returns by their components: income, appreciation, and total return.  The Portfolio’s objective is 
to generate a total net return that exceeds the NFI-ODCE total net return measured over rolling five-year 
periods. 
 

INC APP TGRS TNET INC APP TGRS TNET INC APP TGRS TNET INC APP TGRS TNET TGRS TNET

Teachers' Retirement System of the City of New York 1.0 6.4 7.3 6.3 4.1 6.7 11.0 7.7 3.0 -20.4 -17.9 -18.4 2.6 2.9 5.6 2.1 11.5 6.0
NFI-ODCE Value Weighted Index 1.6 3.9 5.5 5.2 6.8 0.2 7.0 6.0 5.8 -15.6 -10.6 -11.3 5.7 -5.6 -0.1 -1.0 4.6 3.6

Returns (%)
Quarter 1 Year 3 Year 5 Year Inception
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II. Portfolio Composition  

Total Plan Assets 09/30/10 37,813$                        
Real Estate Allocation (%) 5.0%
Real Estate Allocation ($) 1,891$                          

Core/Core Plus 40% 756$                             
Non Core 55% 1,040$                          
Non Core Emerging Manager greater of $85 mill ion, or 5% 95$                                
Uncommitted Core 472$                             
Uncommitted Non Core 573$                             
Uncommitted Non Core Emerging Manager 55$                                

Core/Core Plus 35.9%
Non Core 59.1%
Non Core Emerging Manager 5.0%
$ Committed 790$                             
% Committed on Real Estate Allocation 41.8%
% Committed on Total Plan Assets 2.1%

% Funded (Market Value) of Total Plan Assets 1.2%
% Funded (Market Value) of Total Real Estate Allocation 24.0%

New York City Teachers Retirement System 

Style Sector Allocation

Funded (Market Value) and Committed Statistics

Funded (Market Value) Statistics

 
 

 

Quarter To Date
Contributions $29.9 $773.3
Distributions -$4.2 -$257.8
Withdrawls -$5.9 -$57.9

Teachers

Investment Cash Flow Summary 

 
 

Contributions: Includes actual cash funded to the investment for acquisition and capital items during the quarter.  
 
Distributions: Includes actual cash returned during the quarter from the investments which represents distributions of 
income from operations and profit.  
  
Withdrawals:  Includes cash returned from the investment as a result of return of capital. 
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III. Portfolio Compliance 

Category Requirement Portfolio Status 

Benchmark
NFI-ODCE (net) over roll ing five-year 

periods Portfolio returns in excess of benchmark. 

Core/Core Plus (minimum of 40%)

Non Core (minimum of 40%)

Non Core Emerging (greater of $85 mill ion 
or 5% of the total real estate allocation)

Target of 5.0%

Currently Funded at 1.2% 

+ 30% of NFI-ODCE

Other property type (0%-15%)

LTV 50%
Portfolio is in early stages of funding, but 

is out of compliance (58.0%).   

Manager Exposure 0%-25% of real estate allocation Manager exposure is within compliance 
ranges.  

Portfolio Composition

The portfolio is funded (market value) and 
committed at 41.8% of real estate 

allocation with a portfolio composition of 
35.9% core, 59.1% non-core, and 5.0% 

emerging.

Real Estate Allocation
Funded (market value) and committed 

dollars place the portfolio at 2.1% of total 
plan assets.    

Diversification
All property types and geographic 

locations are in compliance.
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IV. Portfolio Diversification 
 
The Investment Policy Statement (IPS) establishes ranges for diversification by property type and geographic 
region.  These ranges are broad based and allow for investment in all major property types and all geographic 
regions.  The diversification of the current portfolio by property type and geographic region is shown below and 
compared to diversification of the NFI-ODCE at the end of the Quarter.  
 

Property Type Diversification (%) 
 
  

 
 
 
 
 
 
 
 
 
 
 
 
 

Geographic Diversification (%) 
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Third Quarter 2010 

Over the last 18 months, most global economists have attempted to identify the ’shape’ of the 
economic recovery. Some economists believe that current economic indicators suggest that a “W” 
shaped recovery is likely. However, many factors do not support a ‘double-dip’. While growth has 
been slower than expected, the bulk of the world’s major economies have experienced modest 
growth over the last three quarters. Unemployment in the U.S., while still at high levels, is largely 
attributable to job growth lagging population growth as opposed to a loss of existing jobs. Personal 
disposable spending continues to grow.  That being said, much of this spending is being used to 
delever individuals’ personal balance sheets.  This trend of trimming personal debt may create a 
short-term headwind via reducing consumer spending, but over the long-term consumers will be 
better equipped to help grow the economy with ready cash.  

Additionally, corporate earnings continue to reap the benefits of the dramatic cost cutting measures 
taken over the past eighteen months. However, most companies have been reticent to invest 
capital in labor or in new projects, leaving them flush with cash on their balance sheets, which, as 
with consumers, could be a sign that an increase in spending is on the horizon, especially when 
coupled with the historically low cost of capital. The anticipation is that the low cost of capital as 
well as the sustained availability of credit will continue under the watchful eye of Fed Chairman 
Bernanke.

Another major factor in the recovery will be China and its continued growth. Now the world’s 
second largest economy, growing at base rates of 9.2% on average since 1995, China has 
invested considerable amounts of money in infrastructure, which will continue to serve as a catalyst 
for future growth. Furthermore, China makes up the bulk of commodity consumption globally, which 
continues to fuel growth. The Chinese government has also invested billions of dollars globally, and 
such investments have created jobs and growth in those countries. As with the U.S., the People's 
Bank of China recognizes the need to continue spending to sustain such growth.  As a result, the 
likelihood of a continued recovery and the avoidance of a ‘double dip’ appears to be the most likely 
scenario.  
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Transaction Volume

After beginning to rebound in the fourth quarter of 2009 from historically low numbers, 2010 global 
LBO volume has already eclipsed full year 2009 levels through just three quarters. Transaction 
volume during the second quarter was higher than 32 of the past 44 quarters, and the third quarter 
saw a continuation of the uptick. According to Preqin, a total of 515 private-equity backed deals 
were announced in Q3 2010 – the largest number of transactions announced in any quarter post-
credit crunch, representing an increase of more than 116% compared to the same period last year. 
This increase occurred during a period where purchase price multiples continued to rise, which 
resulted in transactions being executed at average prices that exceed those seen in the prior 18 
months. Certainly, improved credit availability and continued decreases in interest rates have 
encouraged greater deal volume. In particular, the Carlyle Group has been especially active, 
beginning with their July take-private of NBTY ($3.8 billion), a national vitamin and nutritional 
supplement manufacturer, followed by the additional take-privates of CommScope ($3.9 billion) 
and Syniverse Techonlogies ($2.6 billion), each announced in October.  

Global LBO Volume

9.0%

3.8% 3.4%

5.5%

9.5%

11.1%

13.5%
13.5%

22.1%

19.5%

8.0%

5.7%

$0

$100

$200

$300

$400

$500

$600

$700

$800

$900

1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010

V
ol

um
e 

(U
.S

.D
 d

ol
la

rs
 in

 B
ill

io
ns

)

0%

5%

10%

15%

20%

25%

%
 T

o
ta

l G
lo

b
a

l M
&

A
 V

o
lu

m
e

Q1 Volume Q2 Volume Q3 Volume Q4 Volume % of Annual Volume

(Source: Thomson Financial)

26



Teachers’ Retirement System of the City of New York 

Third Quarter 2010 Report 

Hamilton Lane    |   9.30.2010    |    Confidential 

1-3

Fundraising

Fundraising continues to be difficult, as fund managers are spending more time on the road 
marketing and generally raising less capital than initially targeted. Sixty percent of all managers 
currently on the road fundraising have yet to hold a first close. While deal volume continues to 
increase, there remains a significant amount of uninvested capital, approximately $485 billion 
according to Pitchbook, sitting idle in general partner’s coffers. However, despite the challenging 
environment, the total amount of capital raised, on an annualized basis, will be in line with 2004 
numbers.  The fourth quarter of 2010 is expected to see a slight increase in capital raised. Part of 
this increase, while likely not seen immediately, will come as a result of mega-funds, KKR and 
Providence Equity Partners formally launching their latest funds, each targeting in the $8-10 billion 
range. While some investor sentiment may have dampened on mega-funds over the last few years, 
the cyclical return of these managers should provide an uptick in fundraising in 2011.  

Global Fundraising
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Exit Activity 

An interesting counterpoint to increasing deal volume is the concurrent increase in exit activity. As 
the prospect of higher taxation on carried interest looms large in the coming year, general partners 
are aggressively pursuing exits. Through the first three quarters of 2010, nearly 300 exits were 
completed, returning highly sought-after invested capital back to limited partners. As mentioned, 
favorable market conditions have been a significant driver of the rise in exit activity, which allowed 
general partners to not only exit mature portfolio companies, but sell them at accretive multiples to 
entry.

More than 63% of the third quarter’s exits have come via strategic acquisitions. As noted, corporate 
balance sheets have reached record levels of cash, nearly $2 trillion (for non-financial companies 
in the US), and they continue to be active. Another exit route which has had growing popularity is 
the secondary sale, or PE-to-PE transaction, accounting for more than 27% of the third quarter’s 
exits. While this does generate liquidity for limited partners, in the case of larger private equity 
portfolios, these types of exits could have a netting effect on a limited partner’s capital-at-risk.  

28



Teachers’ Retirement System of the City of New York 

Third Quarter 2010 Report 

Hamilton Lane    |   9.30.2010    |    Confidential 

1-5

Cash Flow Trends 

As stated, both new deals and exits are on the rise. On an absolute level, distributions during the 
third quarter exceeded the prior eleven quarters, and contributions have experienced similar 
increases, outpacing the prior seven quarters. However, on a relative basis, contributions have 
increased more than 30% versus the second quarter. The sharp increase in contribution activity is 
in direct correlation with the spike in transaction volume, though transactions have taken 
considerable time to close. Further loosening of credit will likely expedite the full consummation of 
many of the transactions that remain both announced or pending.  

With respect to distributions, secondary buyouts and strategic acquisitions continue to support the 
bulk of the realizations. The hope of a strong re-opening of the IPO window remains, though exits 
via this avenue have continued to account for a small percentage of the overall realizations in the 
market today.

HL Universe Cash Flows
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Outlook

While the picture remains unclear for several global economies, many have once again exhibited 
an ability to move forward from recent downward pressures. GDP growth continues, albeit at 
slower than historical rates. General partners remain on the fundraising trail, and while conditions 
have made this task more difficult, 2010 totals will likely end up outpacing several of the past post-
downturn periods. Pricing for new deals continues to increase, but this equates to more full 
valuations on the exit of these deals. Avenues for exit remain plentiful, as the market is seeing 
more strategic acquisitions and a continued increase of secondary buyouts.  Cash flow magnitude 
remains relatively neutral on a net basis, and it does not appear evident that this balance will shift 
too significantly over the next few months. 
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Portfolio Snapshot 
Hamilton Lane was engaged by the Teachers’ Retirement System of the City of New York in October 
2010 to provide alternative investment consulting services in accordance with the investment objectives of 
the TRS Private Equity portfolio (the “Portfolio”).  This report represents the review by Hamilton Lane of 
TRS’s Portfolio and is based upon information made available to Hamilton Lane by the general partners 
sponsoring each of the partnership investments in the Portfolio as well as PCG Asset Management, LLC 
and is as of September 30, 2010, with highlights through December 31, 2010. 

Private Equity Target:  TRS has a target of 4% to Private Equity for 2010. 

Performance:  As of September 30, 2010, the Portfolio consists of 125 partnerships and 85 underlying 
fund managers. The Portfolio has generated a since inception internal rate of return (“IRR”) of 6.83% and 
a total value multiple of 1.2x.

6/30/2010 9/30/2010 Change

125 125 -                     

Active GP Relationships (1) 85 85 -                     

$3,372.0 $3,382.4 $10.4

$1,446.2 $1,361.1 ($85.1)

Capital Contributed $2,206.5 $2,315.5 $109.0

$828.1 $869.6 $41.5

$1,658.2 $1,809.8 $151.6

1.1x 1.2x 0.1x

5.83% 6.83% 100 bps

3.7 years 4.0 years 0.3 years

Portfolio Summary

Capital Committed (2)

$ millions

Active Partnerships

(2) The "change" in capital committed from the prior year reflects currency adjustments from existing 
foreign denominated funds.

Capital Distributed

Unfunded Commitment

Market Value 

Avg. Age of Active Commitments

Total Value Multiple

Since Inception IRR

(1) The Active GP relationships include the General Partner Aldus, the manager of Erasmus New York 
City Growth Fund, L.P.  According to the information provided to Hamilton Lane, the General Partner 
status for this fund is to be determined

Portfolio Exposures: The Corporate Finance/Buyout strategy represents 71% of the Portfolio’s total 
exposure, Venture Capital accounts for 11%, Special Situation represents 10%, Distressed Debt 
represents 5%, Secondaries represent 2% and Mezzanine accounts for the remaining 1%. The Portfolio 
has significant exposure to North America; 83% of the underlying company market value based in the 
region.
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Portfolio Overview
Commitments

The table below highlights the funds that closed during 2010. 

Closing        
Date Partnership

Investment                     
Strategy Commitment Amount

12/17/10 Trident V, L.P. Corporate Finance/Buyout $35.0
Total $35.0

Year-to-Date Commitments - 2010

During the third quarter of 2010, the Portfolio completed no new investments.  Subsequent to the third 
quarter of 2010 the Portfolio made an additional commitment of $35.0 million, detailed below:  

Trident V, L.P. ($35.0 million) the fund will seek to make control oriented investments in cash flow or 
service companies with proven business models and quality management teams. The General Partner 
has opportunistically made investments in balance-sheet oriented companies in response to severe 
dislocations in the financial services space. Given the current environment, the fund anticipates that 
several of these investments will be made by the partnership including up to 20% in bank investments. 

The table below details performance of the Portfolio in comparison with two comparable Hamilton Lane 
clients as of September 30, 2010. 

NYC Teachers Plan A Plan B
Allocation to Private Equity 4% 10% 10%
Since-Inception Return as of 9/30/10 6.83% 12.68% 6.77%*

* Data as of 6/30/2010

Competitive Pension Plan Statistics
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Performance

The chart below is a graphical depiction of the IRR performance of the Portfolio with respect to 1-, 3-, 5-, 
and since-inception time periods.  The Portfolio is benchmarked against the VE Pooled IRR and the 
Russell 3000 plus 500 basis points. 

IRR Performance
As of September 30, 2010 

(2.02%)

12.01%

4.15%

13.79%

1.89%

5.84%

6.83%

5.74%

15.34%

5.21%

3.75%

21.70%

15.25%

9.81%

2.43%

3.44%

18.81%

2.90%

6.70%

7.59%

(5.00%) 0.00% 5.00% 10.00% 15.00% 20.00% 25.00%

6-Month IRR

1-Year IRR

3-Year IRR

5-Year IRR

Since Inception IRR

IRR VE Pooled IRR Top Quartile VE Russell 3000 + 500 bps

Note: Since Inception IRR for VE benchmarks represent the returns for funds within latest 10 vintage years, the closest available
benchmark to the inception date of NYC Teachers Portfolio.  The Russell 3000 Total return index incorporates the Long Nickels 
methodology where the assumption is that the capital is being invested and withdrawn from the index on the days the capital was
called and distributed from the underlying fund managers.  This calculation includes a 5% premium. 

� As private equity is a long-term asset class, the most significant time horizons are the ten year 
and since inception time periods. 

o Performance on a since-inception basis for the third quarter of 2010 increased by 100 
basis points, with the Portfolio generating an IRR of 6.83%.  Performance for the one-year 
time horizon was 13.79%.  
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The table below details quarterly performance of the Portfolio for the year ending September 30, 2010. 

Year Ending
in $ millions 12/31/2009 3/31/2010 6/30/2010 9/30/2010 9/30/2010
Beginning Market Value $1,399.4 $1,532.0 $1,629.7 $1,658.2 $1,399.4
   Paid-in Capital 102.7 66.5 88.8 109.0 367.0
   Distributions (39.7) (36.2) (46.0) (41.5) (163.4)
Net Value Change 69.6 67.4 (14.3) 84.1 206.8
Ending Market Value $1,532.0 $1,629.7 $1,658.2 $1,809.8 $1,809.8
Unfunded Commitments $1,590.0 $1,532.8 $1,446.2 $1,361.1 $1,361.1
Total Exposure $3,122.0 $3,162.5 $3,104.4 $3,170.9 $3,170.9
Point to Point IRR 4.85% 4.35% (0.86%) 4.98% 13.79%
Since Inception IRR 5.65% 6.58% 5.83% 6.83% 6.83%

Portfolio Summary
Quarter Ending

� Over the past twelve months, the Portfolio has generated an IRR of 13.79% and has experienced 
a total of $206.8 million in net value gain.  

� Blackstone V was the top performing partnership for the year ended September 30, 2010, 
generating a net value increase of $15.3 million and a point-to-point IRR of 36.43%.   

o Blackstone V distributed $1.0 million during the year to the Portfolio.  The partnership 
called $10.1 million for the year ending September 30, 2010, for both new and follow-on 
investments. 
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Value Drivers 

The table below displays the Portfolio’s top five performance drivers by net value change for the quarter 
ending September 30, 2010.   

Investment Name Vintage Year
Net Value 
Change        

($ Millions)

Point-to-Point 
IRR

Since
Inception IRR

Avenue Europe Special Situation Fund, L.P. 2008 $5.3 18.5% 23.46%

Yucaipa American Alliance Fund II, L.P. 2008 5.2 10.13% 24.00%

The Fourth Cinven Fund 2006 4.4 17.72% 1.06%

Pegasus Partners IV, L.P. 2007 3.7 13.64% 32.11%

Celtic Pharmaceutical Holdings, L.P. 2004 3.7 17.43% 15.84%

Top Five Performing Investments for the Quarter Ending September 30, 2010

� The above five partnerships generated a net value increase of $22.3 million in the third quarter 2010.  

o Avenue Europe Special Situations Fund, a 2008 buyout partnership, which was moved 
during the quarter from the Private Equity Portfolio to the Opportunistic Fixed Income 
Portfolio, was the top performing investment for the quarter, generating a net value 
change of $5.3 million for the third quarter. The partnership neither called nor distributed 
capital in the third quarter.  

o Yucaipa American Alliance Fund II, a 2008 buyout partnership, was the second best 
performing partnership for the third quarter, generating $5.2 million in net value change.  
Portfolio holdings were previously marked at 1.2x cost as of June 30, 2010 and were 
marked up to 1.3x cost as of September 30, 2010. Capital calls for the third quarter 
totaled $5.1 million for the partnership.  

The table below shows the Portfolio’s bottom five performance drivers by net value change for the quarter 
ending September 30, 2010 

Investment Name Vintage Year
Net Value 
Change        

($ Millions)

Point-to-Point 
IRR

Since
Inception IRR

Yucaipa Corporate Initiatives Fund II, L.P. 2008 ($1.4) (17.8%) (33.69%)

HM 2006 Sector Performance Fund, L.P. 2007 (1.3) (10.1%) (16.20%)

Prism Venture Partners V-A, L.P. 2005 (1.1) (10.7%) (11.31%)

Markstone Capital Partners, L.P. 2004 (0.5) (2.5%) (0.08%)

Thomas McNerney & Partners, L.P. 2002 (0.5) (5.5%) 1.23%

Bottom Five Performing Investments for the Quarter Ending September 30, 2010

� The above five partnerships generated a net value decrease of $4.8 million in the second quarter 
2010.
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� Yucaipa Corporate Initiatives Fund II, a 2008 vintage year strategy partnership, was the worst 
performing partnership in the third quarter 2010, generating ($1.4) million in net value loss.  There was 
no distribution activity and there was minimal capital call activity in the third quarter.  The portfolio's 
prior cost multiple was 1.1x as of June 30, 2010.  Holdings were written down to 0.7x cost 
as of September 30, 2010. 

� HM 2006 Sector Performance Fund, a 2007 mid-market buyout fund, was the second bottom 
performing partnership for the quarter, experiencing a net value loss of ($1.3) million.  There was no 
distribution activity and there was minimal capital call activity in the third quarter.  

Cash Flow Drivers 

The chart below highlights the cash flows of the Portfolio over the past five quarters ended December 31, 
2010.
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� For the year ended September 30, 2010, the Portfolio was cash flow negative with contributions 
outpacing distributions by $203.6 million. Contribution and distribution activity have picked up since 
the first quarter 2010.  Distribution activity from the first quarter 2010 to the fourth quarter 2010 has 
increased by nearly 2.5x, while contribution activity increased 1.8x. 
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o During the third quarter, Avista Capital Partners II distributed $7.3 million which 
represented the largest amount received by the Portfolio. 

� This distribution was a result of proceeds from FDR Holdings, a supplier of drilling 
and production services for the oil industry and ACP Marcellus, an energy and 
utilities company. 

o GI Partners III called the most capital, calling $10.2 million for the quarter ending 
September 30, 2010. 

� This capital was called for investments in ViaWest, First Republic Bank, 
Alconbury Airfield, SoftLayer Technologies, Flatiron Crossing and GI-STAG. 

� During the fourth quarter of 2010, capital contributions increased by 10%, while distributions 
increased by approximately 108% from the prior quarter.  

o During the fourth quarter, Vista Equity Partners III distributed $11.7 million which 
represented the largest amount received by the Portfolio. 

� This distribution was a result of a partial sale and recapitalization proceeds from 
Sunquest Information Systems. 

o Avista Capital Partners II called the most capital, calling $9.4 million for the quarter ending 
December 31, 2010. 
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Portfolio Exposures 
The pie charts below represent the strategic and geographic diversification of the Portfolio as of 
September 30, 2010. Strategy is measured by total exposure, which is the sum of the market value and 
the unfunded commitments and provides a snapshot of the Portfolio’s future diversification. Geography is 
measured by the Portfolio’s exposed market value of the underlying portfolio companies. 

� The Portfolio is focused in the Corporate Finance/Buyout strategy, with 71% of the total exposure 
attributable to this strategy. 

� With respect to geography, the Portfolio is concentrated in North America, with 83% of the 
Portfolio’s underlying market value attributable to this region.   

o The remaining 17% of the Portfolio’s exposure is diversified between Western Europe, 
Asia and ‘Rest-of-World.’   

Strategic Diversification
by Total Exposure
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Private Equity Company Exposure

The table below identifies the top ten underlying companies held by private equity partnerships as 
measured by exposed market value as of September 30, 2010.  As noted in the second column, the 
values of companies held by several partnerships have been aggregated. 

Company Name Partnership
Exposed 
Valuation  

 ($ Millions)

% of 
Total Portfolio

AmeriCold Realty Trust Yucaipa American Alliance Fund I, L.P.
Yucaipa American Alliance Fund II, L.P. $42.4 2.3%

Sunquest Information Systems, Inc. Vista Equity Partners Fund III, L.P. 14.3 0.8%

Nycomed Holdings A/S
Avista Capital Partners II, L.P.
Avista Capital Partners, L.P.
Coller International Partnership IV, L.P.

13.4 0.7%

LeverageSources, L.P. Apollo Investment Fund VII, L.P. 12.4 0.7%
Molycorp Minerals, LLC Pegasus Partners IV, L.P. 11.9 0.6%

Ceridian Corporation Ares Corporate Opportunities Fund II, L.P.
Thomas H. Lee Equity Fund VI, L.P. 11.5 0.6%

Allied Holdings , Inc. BDCM Opportunity Fund II, L.P.
Yucaipa American Alliance Fund I, L.P. 11.4 0.6%

Calypso USPF II Institutional Fund, L.P.
USPF III Institutional Fund, L.P. 11.0 0.6%

Avago Technologies Silver Lake Partners II, L.P. 10.7 0.6%

U.S. Foodservice Clayton, Dubilier & Rice Fund VII, L.P.                    
Erasmus New York City Growth Fund, L.P. 10.6 0.6%

    Total $149.6 8.1%

Top 10 Portfolio Holdings by Exposed Market Value 
September 30, 2010

Note: Undisclosed debt securities are not included in this analysis.  (Celtic Pharmaceutical Holdings, L.P. holdings are not included in the analysis due 
to the lack of information reported by the General Partner at September 30, 2010).  

� As of September 30, 2010, the top ten companies represent just over 8% of the total Portfolio’s 
market value, or $149.6 million.   

� AmeriCold Realty Trust, a real estate investment trust which operates 102 temperature controlled 
warehouses, is the Portfolio’s largest exposure and his held in two partnerships. 

� Six of the ten top holdings are held in multiple partnerships within the portfolio. 
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