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The City of New York - Office of the Comptroller
Bureau of Asset Management

 TRS Economically Targeted Investments Quarterly Report 
Collateral Benefits as of 6/30/2010

Public/Private Apartment Rehabilitation Program (PPAR)
Lenders*

Dollars Units Dollars Units Dollars Units Dollars Units Dollars Units Dollars Units Dollars Units
Contractual Commitments $235,000,000 n/a $5,000,000 n/a $13,200,000 n/a $49,500,000 n/a $8,250,000 n/a $8,250,000 n/a $319,200,000 n/a
Current Market Value $69,096,660 n/a $614,879 n/a $1,707,785 n/a $803,706 n/a $198,668 n/a $1,828,248 n/a $74,249,945 n/a
Commitments 2Q 10
(included in total)
Bronx $954,800 47 $0 0 $0 0 $0 0 $0 0 $0 0 $954,800 47
Brooklyn 2,194,747 342 0 0 0 0 0 0 0 0 597,320 71 2,792,067 413
Manhattan 5,449,766 263 0 0 0 0 887,700 49 515,931 37 679,555 21 7,532,952 370
Queens 171,500 6 0 0 0 0 0 0 0 0 0 0 171,500 6
Staten Island 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total $8,770,813 658 $0 0 $0 0 $887,700 49 $515,931 37 $1,276,875 92 $11,451,319 836
Delivered 2Q 10
(included in total)
Bronx $2,330,118 181 $0 0 $0 0 $0 0 $0 0 $0 0 $2,330,118 181
Brooklyn 1,319,840 64 74,813 4 0 0 0 0 0 0 0 0 1,394,653 68
Manhattan 2,212,845 147 0 0 0 0 0 0 0 0 0 0 2,212,845 147
Queens 140,000 2 0 0 0 0 0 0 0 0 0 0 140,000 2
Staten Island 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total $6,002,803 394 $74,813 4 $0 0 $0 0 $0 0 $0 0 $6,077,616 398
Total Commitments
Bronx $16,247,554 1,077 $0 0 $882,750 76 $0 0 $0 0 $0 0 $17,130,304 1,153
Brooklyn 72,126,786 2,290 0 0 5,398,407 65 0 0 50,457 6 597,320 71 78,172,969 2,432
Manhattan 20,295,772 1,042 0 0 2,560,939 220 887,700 49 2,812,436 246 1,067,305 44 27,624,151 1,601
Queens 3,934,592 124 0 0 0 0 0 0 0 0 0 0 3,934,592 124
Staten Island 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total $112,604,703 4,533 $0 0 $8,842,096 361 $887,700 49 $2,862,892 252 $1,664,625 115 $126,862,016 5,310
Historical Investments
Bronx $26,864,533 1,740 $0 0 $0 0 $0 0 $0 0 $0 0 $26,864,533 1,740
Brooklyn 30,920,974 1,320 330,213 7 1,230,570 113 0 0 0 0 1,785,452 174 34,267,209 1,614
Manhattan 26,101,649 1,730 252,445 15 375,120 33 780,290 87 197,959 13 0 0 27,707,463 1,878
Queens 20,097,325 828 0 0 0 0 0 0 0 0 0 0 20,097,325 828
Staten Island 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total $103,984,481 5,618 $582,658 22 $1,605,690 146 $780,290 87 $197,959 13 $1,785,452 174 $108,936,529 6,060

*Lenders : The Community Preservation Neighborhood Housing CitibankCommunity Carver Federal NCB Capital Impact Low Income Investment
Corporation Services Development Savings Bank Fund

LIIF All Lender TotalsCPC NHS CCD CCB NCBCI
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The City of New York -Office of the Comptroller
Bureau of Asset Management

TRS Economically Targeted Investments Quarterly Report
Collateral Benefits as of 6/30/2010

AFL-CIO Housing Investment Trust (HIT)
Market Value $147.8 million*
NYC Community Investment Initiative (NYCCII) 

NYCCII PHASE II 2006-2012
Multifamily Investments Detail   

Borough Dollars Units
Bronx $52,827,900 802
Brooklyn 14,890,446 3,033
Manhattan 44,075,200 436
Queens 17,760,000 1,260
Staten Island 6,414,554 693
Total $135,968,100 6,224

Single Family Investments Detail   

Home Loans Transactions  Member LoansTotal All NYC  PF's

Bronx $87,649,975 400 84 150
Brooklyn 415,616,248 1,479 314 574
Manhattan 67,316,109 242 75 85
Queens 492,481,206 1,940 354 611
Staten Island 140,719,681 499 84 170
Total $1,203,783,219 4,560 911 1,590                  

Grand Total NYCCII Phase II $1,339,751,319

Other-NYC Metro Area**    $100,000,000 137

NYCCI Phase I    2002 - 2005
Units Member Loans Total All NYC PFs

Multifamily Investments $249,123,500 12,337 n/a na
Single Family Investments 348,300,563 n/a 133 446
Total NYCCII Phase I $597,424,063 12,337 133 446

NYCCI Phases I & II
Units Member Loans Total All NYC PFs

Multifamily Investments $385,091,600 18,561 n/a na
Single Family Investments 1,552,083,782 n/a 1,044 2,036
Grand Total NYCCII Phases I & II $1,937,175,382 18,561 1,044 2,036

*Interest is reinvested

**This investment is for a pediatric nursing facility in Yonkers, approximately 4 miles from the NYC border.
It will finance a replacement facility for the Elizabeth Seton Pediatric Center, currently located in 
Chelsea, which is “one of only two pediatric nursing facilities in downstate New York, and the only one 
dedicated to long-term care.”  The new facility will have 137 beds and serve children from NYC,
Westchester and Putnam Counties.  
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Brooklyn
314
35%

Manhattan
75
8%

Queens
354
39%

Staten Island
84
9%

HIT Home Loans To TRS Members Phase II
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The City of New York-Office of the Comptroller
Bureau of Asset Management

Teachers Economically Targeted Investments Quarterly Report
Collateral Benifits as of 6/30/2010

AFL- CIO Housing Investment Trust (HIT)
NYC Workforce Housing Initiative 2009-2014

Investments Through 6/30/2010

Workforce Investment Detail

Borough Dollars Units
Bronx $0 0
Brooklyn 8,051,087 422
Manhattan 22,752,488 1,692
Queens 1,028,425 208
Staten Island 0 0
Total $31,832,000 2,322
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The City of New York - Office of the Comptroller
Bureau of Asset Management

TRS Economically Targeted Investments Quarterly Report
Collateral Benefits as of 6/30/2010

       CPC Revolver

Revolver Current Commitments  $470,759,981
TRS Commitment Share $25,000,000
TRS Current Market Value* $15,871,482

# Loans $ Committed
#  Units 

Residential
#  Units 

Commercial

Bronx 31 $33,829,858 1,133 33
Brooklyn 95 280,675,725       2,881 57
Manhattan 54 108,529,002       1,398 39
Queens 15 47,630,396         388 20
Staten Island 1 95,000 3 0
Grand Total NYC 196 $470,759,981 5,803 149

Other NY State 68                     $163,544,495 2,313                  49                    

 * Equals the amount drawn down.  Interest is paid monthly.

Bronx
$33,829,858
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The City of New York - Office of the Comptroller
Bureau of Asset Management

TRS Economically Targeted Investments Quarterly Report
Collateral Benefits as of 6/30/2010

ACCESS CAPITAL STRATEGIES (Since Inception 2/1/07)

Allocated Amount $33 million  (33% of total account)
Market Value $37.0 million

Multifamily Investments Detail  
TRS Total # of LMI*

Borough  Investment  Units Units
Bronx $5,775,000 508 508
Brooklyn 4,356,000 404 404
Manhattan 19,821,915 2,815 1,677
Queens 3,844,500 762 762
Staten Island 0 0 0
Total TRS Multifamily Investment $33,797,415 4,489 3,351

MultifamilyTotal All Systems $102,416,409 4,489 3,351

Single Family Investments Detail    
TRS Total # of LMI*  

 Investment  Units Units
Bronx $2,873,265 43 43
Brooklyn 7,053,491 101 101
Manhattan 622,392 12 12
Queens 7,929,016 119 119
Staten Island 3,956,184 53 53
Total TRS Single Family Investments $22,434,348 328 328

Single Family Total All Systems $67,982,872 328 328

Other Investments Detail    
TRS

 Investment # of Loans
Bronx $222,750 1
Brooklyn 1,778,832 8
Manhattan 802,859 5
Queens 179,333 3
Staten Island 0 0
Total TRS Other Investments $2,983,774 17

Other InvestmentsTotal All Systems $9,041,740 17

Grand Total TRS $59,215,537

Grand Total All Systems $179,441,021

* LMI = Low or Moderate Income

Bronx
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13%
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The City of New York Office of the Comptroller
Bureau of Asset Management

TRS Economically Targeted Investment Quarterly Report
Collateral Benefits as of 6/30/2010

 Assets Trailing Trailing 6/30/2007 Year Trailing Trailing* Trailing* Trailing* Trailing* Trailing* Trailing* Trailing* Since Data Start
($MM) 1 Month 3 Months 6/30/2010 To Date 1 Year 3 Years 5 Years 7 Years 9 Years 10 Years 11 Years 15 Years Inception Date

TEACHERS
AFL-CIO HOUSING INV TRUST 147.82 1.17 2.63 7.62 4.77 7.62 7.52 5.48 4.89 **** **** **** **** 5.16 09/30/02
CPC -PPAR 69.10 1.55 3.60 12.11 6.55 12.11 10.47 8.78 8.51 **** **** **** **** 8.50 10/31/01
ACCESS VOYAGEUR 36.98 0.38 2.38 8.47 4.44 8.47 8.95 **** **** **** **** **** **** 7.95 02/28/07
CPC - REVOLVER 15.87 0.18 0.51 2.06 0.98 2.06 3.88 5.07 **** **** **** **** **** 4.90 03/31/04
ERASMUS 16.31 **** **** **** **** **** **** **** **** **** **** **** **** **** 10/31/05
LIIF 1.83 1.38 3.84 **** 6.04 **** **** **** **** **** **** **** **** 10.00 07/31/09
CCD-PPAR 1.71 0.98 3.29 10.75 5.79 10.75 10.12 **** **** **** **** **** **** 9.10 11/30/06
SHORT TERM INVESTMENTS 0.00 0.02 0.04 0.19 0.07 0.19 1.66 3.01 2.63 **** **** **** **** 3.24 10/31/01
CCB-PPAR 0.80 1.01 3.18 9.92 5.23 9.92 8.63 **** **** **** **** **** **** 7.56 09/30/06
NHS-PPAR 0.61 1.23 4.54 20.32 8.67 20.32 **** **** **** **** **** **** **** 10.89 09/30/07
GNMA 0.23 0.68 2.20 8.64 3.89 8.64 7.62 7.52 6.88 **** **** **** **** 7.02 10/31/01
NCBCI 0.20 1.04 3.16 **** 4.72 **** **** **** **** **** **** **** **** 7.62 07/31/09

TOTAL TEACHERS TARGETED (w/cash)** 275.16 1.09 2.70 8.38 4.89 8.38 7.95 6.22 5.72 6.46 7.24 6.67 7.58 10.39 09/30/81
TOTAL TEACHERS TARGETED (w/o cash)** 275.16 1.11 2.73 8.49 4.94 8.49 8.00 6.25 5.75 6.44 7.38 6.71 7.35 9.14 11/30/84
TEACHERS CUSTOM BENCHMARK (no cash) 1.39 3.29 8.54 5.04 8.54 7.52 5.78 5.24 6.00 6.54 6.52 6.83
BARCLAYS CAPITAL US AGGREGATE BOND INDEX **** 1.57 3.49 9.50 5.33 9.50 7.54 5.54 4.96 5.95 6.47 6.29 6.40

*Time periods greater than one year are annualized. Historical returns prior to April 2004 provided by Citigroup.
** Returns are net of fees and exclude Erasmus.
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The Townsend Group 

Performance Measurement Report 

 

TEACHERS’ RETIREMENT SYSTEM OF THE CITY OF NEW YORK 

 

FIRST QUARTER 2010 

 

I. Performance Summary 

At the end of the First Quarter 2010, (“Quarter”) The Teachers’ Retirement System of the City of New 

York (“NYCTRS”) Real Estate Portfolio (“Portfolio”) had a cumulative market value of $366 million. 

Total market value plus unfunded commitments was $753 million, or 41.0% of the real estate allocation.  

During the Quarter, the Portfolio achieved a total gross return of 3.3% which was comprised of 1.0% 

income and 2.3% appreciation. The NCREIF Property Index (“NPI”) reported a total gross return of 

0.8%.  In addition, the Portfolio achieved a total net return of 2.4%. 

 

The following chart reflects the total gross returns for the NYCTRS’ Portfolio compared to the NPI.  We 

expect fundamentals to continue to be soft over the coming periods as an economic recovery struggles 

to take hold with limited job gains compounded with potential sovereign debt risks.  Recent market 

intelligence indicates that leasing space continues to be very competitive.  Tenants are more likely to 

upgrade their space to lock in today’s rents than expand into new space given a continued uncertain 

outlook.  Therefore, managers continue to build in flat to negative income growth over the next few 

years.  As a result, Townsend has been focused on seeking out portfolios of the highest quality 

properties in major metro markets that are likely to be the most resistant to near term negative market 

news and the first to benefit from positive market movements.  While there may be a few more bumps 

before the private markets stabilize and recover, it does appear the worst is now behind us.  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 NPI plus 100 basis points over 

rolling five-year periods.  

 

-30%

-20%

-10%

0%

10%

20%

Quarter 1 Yr 3 Yr 5 Yr SI

3.3%

-25.2%

-18.6%
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TEACHERS’ RETIREMENT SYSTEM OF THE CITY OF NEW YORK 

PERFORMANCE MEASUREMENT REPORT                                                                                      FIRST QUARTER 2010 

 

THE TOWNSEND GROUP  PAGE 2 

 

The graph below shows the total gross returns for the Portfolio by quarter since inception.  NPI total 

gross 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.   
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The table below reflects the returns for the Portfolio and the NPI 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 gross return that exceeds the NPI total gross return by 100 basis points, 

measured over rolling five-year periods. 

 

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

New York City Teachers Retirement System 1.0% 2.3% 3.3% 2.4% 3.0% -27.6% -25.2% -25.8% -18.6% -19.0% 4.3% 0.8% 10.5% 4.9%

NPI 1.7% -0.9% 0.8% 6.5% -15.3% -9.6% -4.3% 4.2% 6.6%

Quarter 1 Year 3 Year 5 Year Inception
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TEACHERS’ RETIREMENT SYSTEM OF THE CITY OF NEW YORK 

PERFORMANCE MEASUREMENT REPORT                                                                                      FIRST QUARTER 2010 

 

THE TOWNSEND GROUP  PAGE 3 

 

II. Portfolio Composition  
 

 

Total Plan Assets 03/31/10 36,780$                       

Real Estate Allocation (%) 5.0%

Real Estate Allocation ($) 1,839$                         

Core/Core Plus 40% 736$                            

Non Core 55% 1,011$                         

Non Core Emerging Manager greater of $84 million, or 5% 92$                              

Uncommitted Core 474$                            

Uncommitted Non Core 558$                            

Uncommitted Non Core Emerging Manager 53$                              

Core/Core Plus 34.7%

Non Core 60.2%

Non Core Emerging Manager 5.1%

$ Committed 753$                            

% Committed on Real Estate Allocation 41.0%

% Committed on Total Plan Assets 2.0%

% Funded of Total Plan Assets 1.0%

% Funded of Total Real Estate Allocation 19.9%

New York City Teachers Retirement System 

Style Sector Allocation

Funded and Committed Statistics

Funded Statistics

 
 

 

Quarter To Date

Contributions $7.3 $716.5

Distributions -$5.3 -$255.4

Withdrawls $0.0 -$48.2

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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THE TOWNSEND GROUP  PAGE 4 

 

III. Portfolio Compliance 

 

 

Category Requirement Portfolio Status 

Benchmark
NPI+100 (gross) over rolling five-year 

periods

Portfolio returns underperform 

benchmark, however only five 

investments have a 5-year track record. 

Core/Core Plus (minimum of 40%)

Non Core (minimum of 40%)

Non Core Emerging (greater of $84 

million or 5% of the total real estate 

allocation)

Target of 5.0%

Currently Funded at 1.0% 

+ 30% of NPI

Other property type (0%-15%)

LTV 50%
Portfolio is in early stages of funding, 

but is out of compliance (62.3%).   

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

ranges.  

Portfolio Composition

The portfolio is committed at 41.0% of 

real estate allocation with a portfolio 

composition of 34.7% core, 60.2% non-

core, and 5.1% emerging (strictly on 

commitments to date).

Real Estate Allocation
Funded and committed dollars place the 

portfolio at 2.0% 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 NPI at the end of the Quarter.  

 

Property Type Diversification 
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Geographic Diversification 
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E X H I B I T S  

 

Exhibit I >  

Market Review. General 
examination of the private 
equity industry during the 
quarter.  
 

Exhibit II >  

Portfolio Status Report. Sets 
forth in detail all the 
investments constituting the 
portfolio, capital 
commitments and other 
return information. 

 

Exhibit III >  

Vintage Year Report. Sets 
forth in detail all of the 
investments by vintage year.  

 

Exhibit IV >  

Annual Contributions, 
Distributions and Net Cash 
Flows. Presents a graphical 
picture of annual 
contributions, distributions 
and net cash flows. 

 

Exhibit V >  

Appendices to the Executive 
Summary. Describes recent 
significant events, top 
portfolio company holdings 
and pending investments. 

 

Exhibit VI >  

Funds in Focus and Below 
Expectations Report. 
Provides detail on each of the 
current investments with 
watch or below expectations 
with concern ratings. 

 

Exhibit VII >  

Definitions. Defines different 
metrics throughout the 
report. 

 

Exhibit VIII >  

Investment Summaries. 
Provides details on each of 
the current investments. 

 

Introduction 

This report contains confidential information provided to PCG Asset Management, LLC (the “Advisor” 
or “PCG AM”) solely for the purpose of evaluating the Teachers’ Retirement System of the City of New 
York (“TRS”) private equity portfolio.  This information shall be maintained as confidential and shall 
not be provided to anyone other than the TRS, its officers, employees and lawful agents. 

TRS or (the “System”) established the Alternative Investment Program (the “Program”) on January 1, 
1997 on behalf of its beneficiaries to participate in attractive long-term investment opportunities and 
to provide diversification to its overall pension investment portfolio. During the third quarter of 2003, 
TRS established a separate real estate allocation.  As of January 1, 2005, the System’s real estate 
investments are the responsibility of Townsend. 

The Quarterly Review (the “Review”) has been prepared by PCG AM to cover the significant events 
that occurred during the period with respect to the Program’s portfolio of partnership investments.  To 
complete PCG AM’s independent analysis, information was requested and obtained from TRS’ 
representatives, Bank of New York (the custodian for TRS) and the general partners of the individual 
partnerships; while PCG AM has reconciled the information across various sources, it relies on the data 
provided by the aforementioned parties. 

PCG AM has endeavored to reflect the information received in its independent analysis of the 
Program’s performance and current portfolio valuation accurately.  Individual partnerships are subject 
to an annual audit and PCG AM reviews each general partner’s valuation methodology.  Subsequent 
monitoring reports will reflect future developments, as well as refine the analysis of past activities as 
information is received. 

 

Important Notes and Other Information 

P O R T F O L I O  P E R F O R M ANC E  C A LC ULA T IONS  

The portfolio’s performance is summarized primarily using three methods:  

An internal rate of return (IRR). The IRR takes into account the timing of an investment’s cash flows.  
Calculating a fund’s IRR since inception, given the long-term nature of alternative equity investments 
(generally ten to twelve years), is one of the most appropriate means of measurement.  

The total value multiple. Reflects the total capital generated compared to the total capital invested.  
This measurement is a simplified means of measuring the value created by a fund, without 
consideration for time. 

The performance assessment method of measurement. Developed by PCG AM, this measurement 
takes into account a broader spectrum of data when calculating the performance of an investment, 
including age of investment, peer comparisons, total value multiple and IRR.  Based on this data, each 
investment is assigned a rating by PCG AM on an annual basis indicating whether the investment is 
performing at, above or below expectations. Investments less than 24 months old are considered too 
early to be meaningful. 

 

C URR ENC Y  C ON VERS I ON  

The Program includes commitments to funds denominated in Euros and Canadian Dollars.  For purposes 
of this report, 1.0 Euro is equal to 1.3510 U.S. Dollars and 1.0 Canadian Dollar is equal to 0.9848 US 
Dollars as of March 31, 2010. Cash flows are converted to U.S. Dollars at the spot conversion rate on 
that date, and subsequently reconciled with the custodial bank to reflect the actual conversion rate.
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Executive Summary 

TRS Alternative Investment Program (the “Program”) 

P R I V A T E  E Q U I T Y  P O R T F O L I O  

The Program was established on January 1, 1997 on behalf of its beneficiaries to participate in 
attractive long-term investment opportunities and to provide diversification to its overall pension 
investment portfolio. 

P E R F O R M A N C E  O B J E C T I V E  

The Program’s objective is to create significant, long-term net returns to TRS.  As of quarter-end the 
total program has achieved a return of 6.6% since inception.  TRS’ private equity program is young with 
a weighted average age of commitments of 3.6 years. 

I N V E S T M E N T  P A C I N G   

The 2010 Annual Plan calls for annual private equity commitments of $250-$450 million per year over 
the next four years (2010-2013).  TRS’ current allocation to private equity is 4.4%, which slightly 
exceeds its target exposure to private equity. Due to the denominator effect caused by the decline in 
TRS’ remaining assets, PCG AM projects that TRS’ private equity allocation has the potential to 
continue to exceed its target of 4.0% in future years. 

R E T U R N  B E N C H M A R K  

The Program’s performance is measured against two benchmarks: 

1. A dollar-weighted public benchmark, which produced the return that would have been earned 
if TRS’ private equity cash flows were invested in the Russell 3000® Index* plus a 500 basis 
points liquidity premium (the Opportunity Cost Benchmark) 

2. The Venture Economics Median Return (the Relative Benchmark). 

  

 

 

 

 

 

 

 

 

 

 

 

*Data is dollar-weighted Long-Nickels 
calculation of quarterly changes in the Russell 
3000® Index.  Russell Investment Group is the 
source and owner of the trademarks, service 
marks and copyrights related to the Russell 
Indexes.  Russell ® is a trademark of Russell 
Investment Group. 

**Venture Economics data reflects All US Private 
Equity Funds Median Quartile IRR at March 31, 
2010 for funds with vintage years from 1999 to 
2009.  Note: Data is continuously updated and is 
therefore subject to change. 
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P O R T F O L I O  E X P O S U R E  

Figures may not add due to rounding 

 

Investment Sector Proposed Target FMV Unfunded Total 

Corporate Finance 60-80% 71.4% 69.1% 70.3% 

Venture Capital 10-20% 11.6% 10.2% 11.0% 

Distressed and Mezzanine 5-15% 8.9% 2.8% 6.0% 

Secondary, Fund of Funds and Co-Investments 0-10% 8.0% 17.8% 12.7% 

Grand Total   100% 100% 100% 

          

 

P R O G R A M  D E V E L O P M E N T S  

Subsequent to quarter-end, the TRS Board did not approve any additional commitments to new 
partnerships. 
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Portfolio Summary 

Portfolio Review  

N E W  C O M M I T M E N T S  

During the quarter, TRS did not close on any commitments to new partnerships.  (See Activity Detail). 
 

P R O G R A M  I R R 1  

The IRR of the Program since inception increased 90 basis points from the prior quarter to 6.6% as of 
quarter-end. 

 

C O N T R I B U T I O N S  D E C R E A S E D  

Contributions decreased 35.2% over the prior quarter but increased 24.9% from same time period last 
year.  The most recent four quarter average for the TRS’ contributions is $80.7 million. 
 

D I S T R I B U T I O N S  D E C R E A S E D  

Distributions decreased 8.7% from the prior quarter but increased 642.9% from the same time period 
last year.  The most recent four quarter average for the TRS’ distributions is $27.3 million. 

 

 
Recent Investment Activity 
$ Million | Figures may not add due to rounding 

  
2009 2010 

  Q1 Q2 Q3 Q4 Q1 

Starting Valuation $1,166.9  $1,185.8  $1,270.7  $1,399.1  $1,532.0  

Contributions $53.2  $77.9  $75.6  $102.7  $66.5  

Distributions ($4.9) ($11.8) ($21.7) ($39.7) ($36.2) 

Appreciation/(Depreciation) ($29.4) $18.7  $74.5  $70.0  $67.1  

Ending Valuation $1,185.8  $1,270.7  $1,399.1  $1,532.0  $1,629.5  

Unfunded Commitments $1,799.0  $1,718.6  $1,660.2  $1,576.2  $1,519.2  

Total $2,984.9  $2,989.2  $3,059.3  $3,108.2  $3,148.7  

IRR Since Inception 2.3% 2.6% 4.4% 5.7% 6.6% 

Weighted Avg. Age of 
Commitments (yrs) 2.6 2.9 3.1 3.4 3.6 

 

  
1It should be noted that partenship investments held less than two years generally tend to have low or negative returns, which are not meanningful, due to the fact that 
management fees and other costs have not been offset by capital gains typically generated by more mature portfolio investments (this is termed the J-curve effect).  Due to 
significant new commitments and drawdowns associated with new funds, the J-curve effect is being magnified. 

 

2727



 I N V E S T M E N T  P R O G R A M  R E V I E W  1 Q 2 0 1 0  4  

 T E A C H E R S ’  R E T I R E M E N T  S Y S T E M  O F  T H E  C I T Y  O F  N E W  Y O R K  

 
 

CONFIDENTIAL FOR USE OF CLIENT ONLY 

W W W . P C G A M . C O M  

 

Program Summary 

Active, Exited and Overall Program Performance  
$ Million | Figures may not add due to rounding 

 
  

December 31, 2009 March 31, 2010 

Total Pension Assets 35,347.3 36,780.0 

Allocation to Private Equity (4% Target) 4.3% 4.4% 
  

    

NUMBER OF MANAGERS 87  87  

NUMBER OF INVESTMENTS 125  125  

Capital Committed $3,382.6  $3,382.6  

Capital Contributed $2,051.0  $2,117.5  

Capital Distributed $745.7  $781.9  

FMV $1,532.0  $1,629.5  

Total Value $2,277.8  $2,411.4  

Unfunded Commitments $1,576.2  $1,519.2  

Total Value Multiple  1.11x  1.14x  

IRR 5.7% 6.6% 

 
 
 

• As of quarter-end TRS had contributed $2.1 billion, equivalent to 63% of total 
commitments.   

• Approximately $1.5 billion of capital commitments remain outstanding, and 
approximately $0.8 billion has been distributed to TRS.   

• Many of the Program’s partnership investments are still early in their investment 
cycles as evidenced by the weighted average age of 3.6 years. 
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Activity Detail 

Actions & Events 

R E C E N T  I N V E S T M E N T  A C T I V I T Y  

Investment Name Month 
Authorized Date Closed Amount 

Committed 

Closed During Current Quarter:       

N/A 

Closed Subsequent to Quarter End:       

N/A 

 

 

  

• Overall, the Program appreciated by $67.1 million, or 4.3% during the quarter.  

• Net of cash flows, 48 funds reported losses totaling $7.0 million compared to 71 funds reporting 
gains totaling $74.1 million.  Three funds had not drawn capital as of quarter-end and three funds 
had no activity during the quarter. 

• During the quarter, contributions totaled approximately $66.5 million and distributions totaled 
$36.2 million.   
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Performance  

As an overview, the following table compares investments by vintage year (i.e., by initial draw down 
date of the fund). 

 
Vintage Year Review  

$ Million 
 

VINTAGE YEAR COMMITMENT MULTIPLE IRR1 
VE  

MULTIPLE1,2 
VE  

IRR1,2 

1999 $95.0  1.29x 7.4% 0.88x (2.3%) 

2000 $83.0  1.22x 4.8% 0.95x (0.8%) 

2001 $80.0  1.64x 22.3% 1.05x 1.2% 

2002 $150.0  1.31x 14.8% 1.09x 1.4% 

2003 $85.0  1.82x 25.5% 1.18x 4.1% 

2004 $266.4  1.13x 5.0% 1.06x 2.0% 

2005 $344.3  1.04x 1.7% 1.05x 1.5% 

2006 $635.4  0.96x (1.9%) 0.93x (3.3%) 

2007 $627.7  1.01x 0.7% 0.97x (2.1%) 

2008 $850.8  1.10x 9.1% 0.89x (9.8%) 

2009 $77.5  0.99x NM 0.89x NM 

2010 $87.5  0.97x NM N/A NM 

Total $3,383 1.14x 6.6% 0.98x (0.4%) 
            
1NM - IRRs are generally not meaningful during the early years of a partnership's life.  PCG classifies the IRRs of all funds as NM for the first two years. 

2Venture Economics data reflects All US Private Equity Funds Median Quartile TVPI & IRR at March 31, 2010. Note: Data is continuously updated and is therefore subject 
to change. 
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P E R I O D I C  R E T U R N S  V S .  R U S S E L L  3 0 0 0 ®  I N D E X  
 

AS OF 31 MAR 2010 1 YEAR 3 YEAR 5 YEAR SINCE INCEPTION 

Portfolio IRR 17.7% 1.7% 6.3% 6.6% 

Russell 3000®* 50.9% 0.2% 2.9% 3.4% 

Russell 3000® + 500 bps* 57.9% 4.6% 7.8% 8.3% 

Difference -40.2% -2.9% -1.5% -1.7% 
 
*Data is dollar-weighted Long-Nickels calculation of quarterly changes in the Russell 3000® Index.  Russell Investment Group is the source and owner of the trademarks, 
service marks and copyrights related to the Russell Indexes.  Russell ® is a trademark of Russell Investment Group. 

Exposure 

Each of the portfolio investments is allocated to an investment sector based on its primary investment 
strategy. The sectors include the following: corporate finance (large, medium and small sized), venture 
capital and special situations (distressed, mezzanine, co-investments, secondaries, and fund-of-funds). 
 

Program Exposure 
Aggregate Portfolio Exposure as of Quarter-End | Based on Fair Market Value + Unfunded 
Figures may not add due to rounding |$ in millions 
 
 

   
 
 

 

 

 

 

 

 

 

 

 

 

  

IN VEST M EN T  SEC T OR T A R GET
M A R KET  

VA LUE % UN F UN D ED % T OT A L %

Corporate Finance 60-80% $1,163.3 71.4% $1,050.4 69.1% $2,213.7 70.3%

   Lrg Corp. 341.5 21.0% 380.8 25.1% 722.3 22.9%

   Med Corp. 773.8 47.5% 603.1 39.7% 1,376.9 43.7%

   Small Corp. 48.1 3.0% 66.4 4.4% 114.5 3.6%

Venture Capital 10-20% $189.4 11.6% $155.5 10.2% $344.8 11.0%

Distressed and Mezzanine 5-15% $145.6 8.9% $43.3 2.8% $188.9 6.0%

   Distressed 112.8 6.9% 26.4 1.7% 139.2 4.4%

   Mezzanine 32.9 2.0% 16.8 1.1% 49.7 1.6%

Secondary, Fund of 

Funds and Co-Investments
0-10% $131.1 8.0% $270.1 17.8% $401.3 12.7%

   Co-Investments 29.9 1.8% 39.2 2.6% 69.1 2.2%

   Fund-of-Funds 65.1 4.0% 152.8 10.1% 217.9 6.9%

   Secondaries 36.4 2.2% 58.9 3.9% 95.3 3.0%

   Other -0.3 0.0% 19.2 1.3% 18.9 0.6%

Investment Type Total: $1,629.5 100.0% $1,519.2 100.0% $3,148.7 100.0%

USA and Canada 70-100% $1,481.1 90.9% $1,362.0 89.6% $2,843.0 90.3%

International 0-30% $148.4 9.1% $157.3 10.4% $305.7 9.7%

Geographic  Focus Total: $1,629.5 100.0% $1,519.2 100.0% $3,148.7 100.0%
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Exposure by Investment Strategy* 
Based on Fair Market Value 

  

*Please note that the ‘Other’ Investment Sector is excluded from this allocation due to its temporally negative fair market value resulting from timing differences in the 
accrual of fees and expenses versus capital contributions. 
 
 
 

Public vs. Private Exposure 
Based on Fair Market Value of Portfolio Companies 
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Exposure by Industry* 
Based on Fair Market Value of Portfolio Companies 

 
*Please note that a small percentage of the portfolio’s fair market value as reported by the general partners is presented without industry information.  Such data has been 
excluded from these allocations along with Fund-of-Funds and Secondaries. 
 

 

Exposure by Geography** 
Based on Fair Market Value of Portfolio Companies 

 
**Please note that a small percentage of the portfolio’s fair market value as reported by the general partners is presented without geographic information.  Such data has 
been excluded from these allocations. 

 

22%

7%

11%

6%
15%

18%

13%

5% 3%
Consumer Discretionary
Consumer Staples
Energy
Financial
Health Care
Industrials
IT
Materials
Telecom Services
Utilities (<1%)

83%

13%
3%

USA & Canada

Europe

Middle East/Africa

Global (1%)

Asia Pacific (1%)

Latin America (<1%)

3333


	9-13-2010 Memo.pdf
	MEMORANDUM

	9-13-2010 Memo.pdf
	MEMORANDUM




