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REPORTING STANDARDS BACKGROUND

• Th e  Re p ort in g  S ta n d a rd s  h ave  b e e n  d eve lop e d  to  p rom ote  t ra n s p a re nt ,  con s i ste nt  a n d  
m e a n in g f u l  re p ort in g  o n  p e r fo rm a n ce ,  r i s k ,  fa i r  va lu e  a ccou nt in g  a n d  va lu at ion .  

• Th e  Re p ort in g  S ta n d a rd s  b u i ld  on ,  b u t  a re  n ot  inte n d e d  to  re p la ce ,  e sta b l i s h e d  sta n d a rd s  
i s s u e d  by  a u th or i tat ive  o rga n izat io n s ,  in c lu d in g ,  b u t  n ot  l im i te d  to  th e  fo l lowin g :  th e  
G lob a l  I nve stme nt  Pe r form a n ce  S ta n d a rd s  (G I PS ®)  p rom u lgate d  by  th e  C FA  I n st i tu te ;  
a ccou nt in g  p r in c ip le s  ge n e ra l l y  a cce pte d  in  th e  Un i te d  S tate s  o f  A m e r ica  (G A A P)  
e sta b l i s h e d  by  th e  F in a n c ia l  A ccou nt in g  S ta n d a rd s  B oa rd  (FA S B ) ;  a n d  th e  Un i form  
S ta n d a rd s  o f  Pro fe s s ion a l  A p p ra i s a l  Pra ct i ce  (US PA P)  d eve lop e d  by  th e  A p p ra i s a l  S ta n d a rd s  
B oa rd  o f  th e  A p p ra i s a l  Fou n d at ion .  

• Handbook Volume 1 – Standards and Compliance

• Handbook Volume 2 – Guidance, Manuals, Research, Templates, etc

A l l  ava i la b le  o n l in e :  https : / / re p ort in g stan d a rd s . in fo/stan d a rd s- an d -g u id an ce /



WHY ARE WE HERE?

• Tr i l l io n s  o f  U. S .  in st i tu t io n a l  d o l la rs  a re  inve ste d  in  com m e rc ia l  re a l  e state ,  w i th  a  
s ig n i f i ca nt  p ort ion  a l lo cat io n  to  p r ivate  d e bt

• Histo r i ca l  l a ck  o f in d u st r y  ya rd st i cks  for  f u n d s  op e rat in g  in  th e  p r ivate  d e bt  s p a ce

• N C REI F  h a s  b e e n  ex p lo r in g  ways  to  c lo s e  th i s  ga p ,  work in g  c los e ly  w i th  in d u st r y  
p a r t i c ip a nts  in c lu d in g  m a n a ge rs ,  inve stors  a n d  con s u l ta nts  wh o  p rov id e d  le a d e rs h ip ,  
g u id a n ce  a n d  swe at  e q u i ty  d u r in g  n u m e rou s  confe re n ce  ca l l s  s in ce  2018

• Ph a s e  I  ex p lorat io n  i s  n ow co m p lete  

• A p r i l  2023:  C re at ion  o f  Re p ort in g  S ta n d a rd s  for  De bt  F u n d s
• C h e c k l i s t  w i t h  d a t a  re q u i re m e n t s  fo r  p o r t fo l i o  m a n a g e m e n t ,  p e r fo r m a n c e  a n d  r i s k ,  a s s e t  

m a n a g e m e n t ,  f i n a n c i a l  re p o r t i n g ,  va l u a t i o n  a n d  c o m p l i a n c e

• A u g u st  2023:  Re le a s e  o f  N C REI F/ C REFC De bt  F u n d  A g g re gate  p rod u ct
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NCREIF / CREFC OPEN END DEBT FUND AGGREGATE

Th e  N CREIF/CREFC  Op e n-End D e bt  F u n d A g gre gate

• Th e  N C REI F/ C REFC  Op e n - En d  De bt  F u n d  A g g re gate  i s  a  f u n d - leve l  a g g re gate  com p r i s in g  op e n -
e n d  f u n d s  th at p rov id e  c re d i t  a n d  f in a n c in g  to  com m e rc ia l  re a l  e state  own e rs .  

A b o ut  th e N CREIF/CREFC  Op e n-End D e bt  F u n d A g gre gate

• I s  a  p ro j e ct  by  th e  in d u st r y  for  th e  in d u st r y  th at  h a s  b e e n  in  th e  works  for  s eve ra l  ye a rs  w i th  
in p u t  f ro m  N C REI F,  C REFC  a n d  i t s  m e m b e rs ,  a n d  d ata  contr ib u t in g  m a n a ge rs ,  inve stors ,  a n d  
con s u l ta nts .

• I s  p u b l i s h e d  q u a rte r ly.  Re s u l t s  w i l l  n eve r  reve a l  in d iv id u a l  f u n d  p e r form a n ce.

• I s N OT a  BEN CH MA RK ,  yet ,  b u t  i s  a  m a j or  ste p  towa rd  th e  goa l  o f  c re at in g  a  m ore  focu s e d  
in d ex / b e n ch m a rk  o f  op e n - e n d  d e bt  f u n d s  wi th  a  s im i la r  s t rate g y  a rou n d  r i s k/ retu rn .

• Wil l  e n h a n ce  inve stors ’  inte re st  a n d  u n d e rsta n d in g  o f  th e  rewa rd s  a n d  r i s ks  o f  p r ivate  re a l  
e state  d e bt  f u n d s ,  wh ich  m ay  le a d  to  in cre a s e d  a l locat ion s  to  d e bt ,  b e n ef i t in g  m a n a ge rs ,  
inve stors ,  a n d  co m m e rc ia l  re a l  e state  f in a n ce  in d u st r y  p rofe s s ion a ls .

• Th e  A g g re gate  conta in s  f u n d s  wi th  va r iou s  st rate g ie s  a n d  sty le s  ra n g in g  f rom  core  to  va lu e - a d d ,  
a s  re p orte d  by  th e  m a n a ge rs .  



NCREIF / CREFC OPEN END DEBT FUND AGGREGATE (6/30/24)



WHAT IS CREFC?

Commercial  Real  Estate  F inance Counci l  (CREFC)
• CREFC is  the trade assoc iat ion for  the near ly  $6  tr i l l ion  commerc ia l  rea l  estate  

f inance industry.  

• I t  promotes  l iqu id i ty,  t ransparency,  and eff ic iency  in  the commerc ia l  rea l  estate  
f inance markets .  I t  acts  as  a  leg is lat ive  and regulatory advocate for  the industry,  
p lay ing a  v i ta l  ro le  in  sett ing  market  standards  and best  pract ices ,  and provid ing 
educat ion for  market  part ic ipants .  

• Member f i rms inc lude balance sheet  and secur i t ized lenders ,  loan and bond 
investors ,  pr ivate  equity  f i rms,  serv icers ,  and rat ing  agenc ies ,  among others .  CREFC 
has  approximately  400 member companies  and 19,000 indiv idual  members.

• CREFC and NCREIF  together  created the Open End Debt  Fund Ag gregate,  which  was 
launched in  2023 with  at  least  i ts  f i rst  year  being  in  a  draft  “consultat ion”  format.



REPORTING STANDARDS FOR DEBT FUNDS

Proj e ct  Pla n

• Task Force formed with kickoff in March 2024

• Accounting, Performance, Valuation disciplines represented

• Debt Manual Steering Committee formed to serve as an advisory/review body for the Manual. 

• Initial Draft recently completed. Currently in review and comment period by task force.

• Next steps: Review, comment, and approval by:  1) Debt Manual Steering Committee and 

2) NCREIF committees (Accounting, Performance, Valuation)

• Debt Fund Manual will be reviewed and updated annually
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REPORTING STANDARDS FOR DEBT FUNDS

W h a t ’s  t h e  p u r p o s e  o f  t h e  m a n u a l ?

• Provide guidance and instruction on complying with the Reporting Standards for Debt Funds published in 

April 2023.

• Align with the NCREIF Debt Fund Aggregate product launched in August 2023.

• Promote consistency, transparency, and comparability in accounting, valuation, and performance reporting 

for debt funds.

• Supplement existing accounting, valuation, and performance measurement manuals.

• Educate users on key accounting, valuation, and performance measurement topics specific to debt funds.

• Anticipated publication by end of year 2024
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Ph a se  I I  –  D e b t  Fun d  M a n ual



DEBT FUND MANUAL:  ACCOUNTING

Key concepts covered:

• Investments in mortgage notes and other loans receivable

• Accounting for participating and non-participating loans

• Accounting for preferred equity investments

• Financing alternatives

• Real estate owned (REO) and accounting implications

• Accounting for debt securities

Example financial statements and related footnotes

• Separate account / closed end fund on a gross (operating model) basis in accordance with ASC 960

• Investment company on a net (non-operating model) basis in accordance with ASC 946
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Hi g h l i g h ts  f rom t h e  Ac c ount in g  S e c t i on



DEBT FUND MANUAL:  EXAMPLE FINANCIALS
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DEBT FUND MANUAL:  VALUATION

Key concepts covered:

• Most likely cash flows

• Frequency and timing of valuations

• Non-performance impact on valuations

• Prepayment considerations

• Weighting and concluding to par

• Origination, extension and exit fees

• Financial liabilities
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Hi g h l i g h ts  f rom t h e  Va luat i on S e c t i on



DEBT FUND MANUAL:  PERFORMANCE

• Reporting Standards Debt Funds Checklist:  Goal of covering all Performance and Risk elements

• Real Estate Debt Specific Credit Metrics:  DSCR, LTV, LTC, DY, Subordinate Debt metrics (LTV, DY)

• General Formulas:  TWR for Open End Debt Funds; IRR for Investment Level and Closed End Funds

• Fund Level Leverage Unique to Debt Funds – Warehouse financing, CLOs

• Total Global Expenses Ratio (TGER) – Borrower fees retained by Managers to be included in expenses 

• Debt Fund Aggregate: Goal of consistency in performance calculations among contributors 
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Hi g h l i g h ts  f rom t h e  Pe r for manc e S e c t i on



SO WHAT’S NEXT? 

Initial Draft recently completed. Currently in review and comment period by task force.

Next Steps:

• Distribute to NCREIF Standing Committees for review and comment.
• Task force discuss and incorporate any changes based on feedback received.
• Task Force Debt Manual Steering Committee review and approve debt fund manual.
• Reporting  Standards Council review and approve debt fund manual for inclusion in Volume II.
• Publication targes for end of year 2024.

Note: The Debt Fund Manual will be reviewed annually to identify changes and new content needed 
(similar to the current annual process for other discipline specific manuals.) 
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THANK YOU!

Accounting

• Japhet Lupondo – CBRE

• Lauren Demartini – Metlife

• Ryan DeReus – LaSalle

• Jefrey Gonzales - Ares

• Edgar Carlier – BNY Mellon

• Rebecca Devries – Sundance Bay

• Kara Jenkins – Deloitte

• Zack Smith – Deloitte

• Jason Aguiar - EY 

• Kathleen Rosenbaum - EY

• Haley Waldron – Invesco

• Dylan Anderson - PwC 

• Dillon White – PwC

• Louis DeFalco – PwC

• Veronica Bulman - RSM
17

Performance

• Neil Zhang – UBS

• Courtney Williams – Crossharbor Capital

• Tanner Beverly – ACA Group

• Courtney Popelka – Invesco

• William Gillmore - Invesco

• Josh Rome – Nuveen Real Estate

Valuation

• Tony Marone – Blackstone

• Ross Rubin – MetLife

• Bob Greene – WA Dept of Natural Resources

• Drew Wunderlich – Chatham Financial

• Rivka Altman – Invesco

• Adam Bryan – Voya

• John Solomon – Deloitte

• Brett M Johnson – EY

• Chris Bailey – PWC

• Dane Anderson  – SitusAMC

• Jared Klimowski – SitusAMC

• Joe Sisson – Chatham Financial



THANK YOU
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