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Program Review



SBCERS’ Private Real Estate (“RE”) Investment Policy has outlined the following:

Goal

• To provide investment returns commensurate with the Program’s targets through participation in Private Real Estate 
investment opportunities

• To maintain a target allocation of 10% of total plan assets

Objectives

In addition, the Portfolio is focused on the following objectives:
• Hedge against unanticipated inflation
• Invest in unique opportunities that arise due to dislocations in markets that occur from time to time
• Provide diversification to SBCERS’ overall investment program

Benchmark:

• Total returns that meet Portfolio's benchmark, NCREIF ODCE Index

Investment Limitations as a % of Target Allocation:

• One manager – 20% maximum   One manager at 13.5%
• Single country outside of the U.S. – 15% maximum  Canada at 1.1%
• Vintage Year – 25% maximum  2020 Vintage at 17.1% 
• Single investment size – 15% maximum  Prologis Targeted US Logistics Fund at 12.1% 
• Commercial Mortgages – 25% maximum Debt strategies at 1.9% 

Additional Highlights:

• Received a reduced management fee for three funds in 2023 as a result of the HL platform

SBCERS’ RE Portfolio Goals and Objectives
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Legacy Portfolio Observations

General Partner 
Relationships

• The Legacy Portfolio consists of 25 General Partner relationships, ranging from Lubert-Adler and Walton 
Street Capital at 10% of total commitments to Moorfield Group at less than 1% of total commitments

Commitment 
Concentrations

• The Legacy Portfolio consists of 51 fund investments with commitments ranging from $4.0 million to 
$40.0 million and an average commitment size of $12.4 million

• 43 closed-end fund investments totaling $486.5 million in commitments
• 8 open-end fund investments totaling $164.6 million in commitments

Vintage Year 
Diversification1

• Inconsistent vintage year pacing ranging from annual commitments of $0 to $115.0 million across 0 to 8 
fund investments

Strategy 
Diversification

• Core represents 67% of Legacy Portfolio NAV as of 9/30/2023
• Value-Add represents 19% of Legacy Portfolio NAV as of 9/30/2023
• Opportunistic represents 14% of Legacy Portfolio NAV as of 9/30/2023

Geographic 
Diversification • Exposure weighted towards US
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1 Commitments shown as of acquisition date and includes only Closed-End Funds



SBCERS’ RE Portfolio Summary
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9/30/23 Portfolio Highlights:
• As of September 30, 2023, SBCERS committed 

$692.4M to 43 active partnerships across 12 
active managers

• Solid performance since inception – 9.26% net IRR 
and 1.4x TVPI as of 9/30/23

• Mature Portfolio – first commitment completed in 
2006 

• Unfunded commitments represent 19.8% of total 
exposure

SBCERS’ Portfolio Snapshot

SBCERS’ Portfolio Growth

Portfolio Snapshot

$ millions 9/30/2023
Active Partnerships 43
Active GP Relationships 12
Capital Committed $692.4
Unfunded Commitment $111.3
Capital Contributed $682.5
Capital Distributed $531.8
D/PI 0.8x
Market Value $450.5
Total Value Multiple 1.4x
Since Inception IRR 9.26%
Since Inception TWR1 7.54%
Active Avg Age of Commitments 5.0 years

1 TWR calculated using a modified dietz methodology
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Diversification 6-Year Change: Strategy, Geography & Industry
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Strategic Diversification by NAV
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Note: Property Type data as of 9/30/2017 provided by ORG.  Diversification by Strategy is calculated using Market Value. Diversification by Geography and Industry is calculated using Exposed Market Value. Exposed Market Value is 
LP’s share of Market Value at the Portfolio Holding Level.
1 “Other” includes: Hotel/Resort, Storage, Student Housing, Mixed-Use, Medical Office, Land and Senior Housing



Real Estate Performance by Strategy
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Strategy Commitments Paid-In 
Capital

Capital 
Distributed DPI Net Asset 

Value

Since 
Inception Net 

IRR

Since 
Inception Net 

TWR
TVPI 1-Year Net 

IRR
1-Year Net 

TWR

Core $270.2 $324.5 $221.4 0.68x $298.9 8.08% 6.72% 1.60x (5.64%) (5.62%)
Non-Core $422.1 $358.0 $310.4 0.87x $151.6 13.61% 7.46% 1.29x (6.14%) (6.04%)

Total Portfolio $692.4 $682.5 $531.8 0.78x $450.5 9.26% 7.54% 1.44x (5.79%) (5.85%)
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Portfolio Observations:
• Non-Core (Value Add & Opportunistic) investments positively impacting since inception IRR by 102 bps1

6.72% 7.46% 7.54%7.52% 8.48% 8.41%
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1 Represents attribution analysis
Note: Core since inception represents first cash flow date of 1/1/2006; non-core since inception represents first cash flow date of 6/25/2008



SBCERS' RE Portfolio Allocation
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SBCERS’ RE Allocation1,2.3

1 Target exposure shown as of current target
2 Commitments shown as of acquisition date
3 Annual Commitment Allocation includes only Closed-End Funds

• As of September 30, 2023, Real Estate exposure of 11.1% slightly above 10% target
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Performance vs. Benchmark
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Portfolio outperformed benchmark across all time periods as of September 30, 2023
As of September 30, 2023

• Portfolio outperformed designated benchmark, NCREIF ODCE Index, across all time periods as of September 
30, 2023

• Since inception outperformance of 85 bps
• One-year outperformance of 677 bps

Note: Benchmarks shown as TWRs
Note: TWR calculated using a modified dietz methodology
Note: Since inception represents first cash flow date of 1/1/2006



Closed-End Fund Commitment Pacing
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Inconsistent deployment of capital and varying ranges of deals:
• Annual commitments of $0 to $115M across 0 to 8 fund investments
• Lumpy commitment pacing increases portfolio risk

Commitment Pacing by Year as of September 30, 2023 1,2
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2023 Commitment Activity & Average Commitment Size 

• 2023 commitment activity 
totaled only $70.0M versus 
target of $65-$85M

• Wide range of commitment 
sizes across vintage years
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Average Commitment Size by Year
($ in Million)

1 Target exposure shown as of current target
2 Commitments shown as of acquisition date
3 Average Commitment includes only Closed-End Funds
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2023 Commitment Activity

Closing Date Partnership Investment Strategy Geographic Focus Commitment 
($mil)

2023 Allocation

6/29/2023 Hillwood US Industrial Club VI, LP Opportunistic North America $10.0

6/30/2023 High Street Value Fund I, L.P. Value-Add North America $10.0 

7/19/2023 H.I.G. Europe Realty Partners III (US), L.P. Value-Add Western Europe $10.0 

9/28/2023 Stockbridge Value Fund V, LP Value-Add North America $10.0

10/6/2023 KSL Capital Partners Credit Opportunities Fund IV, L.P. Debt North America $10.0 

10/30/2023 NW1 IOS REIT, LLC Value-Add North America $10.0 

12/18/2023 Lone Star Real Estate Fund VII Opportunistic Global $10.0

2023 Total $70.0



Hamilton Lane  |  Global Leader in the Private Markets Proprietary and Confidential  |  13

Open-Ended Fund Overview

• Open-ended funds represent 84% of Core MV and 56% total RE Portfolio MV
• Number of active open-ended funds has grown from one in 2006 to seven in 2023

0

2

4

6

8

10

$0.0

$50.0

$100.0

$150.0

$200.0

$250.0

$300.0

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

N
um

ber of Active Funds
($

 in
 M

ill
io

ns
)

SBCERS' Market Value SBCERS' Aggregate Funds



Activity Review
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• Net cash outflow of $43.9M in 2023
• Year-over-year decrease in annual distribution activity in 2023

• 12 funds generated distributions greater than $1M during the year
• Significant annual contribution activity in 2023

• 15 funds called greater than $1M during the year

Portfolio Cash Flow Activity
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Top Manager Exposure
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• 3 out of 5 top manager exposures are generating double-digit since inception returns
• In aggregate the managers are generating an IRR of 12%

Investment Guidelines limit exposure to one manager to a maximum of 20% of total Program

• Portfolio is well diversified by manager with top exposure at 13.5% of the total Program 

Top 5 GP Relationships by Total Exposure*
As of September 30, 2023

General Partner Investment Strategy Number of 
Funds

Total Exposure 
($M)

% of Total
Portfolio

Since
Inception IRR

Prologis Core 2 $75.9 13.5% 15.6%

Stockbridge Real Estate Core/Value-Add 5 65.5 11.7% 10.9%

Walton Street Capital Core/Debt/Opportunistic 5 59.9 10.7% 8.2%

Invesco Real Estate Core 1 47.8 8.5% 10.6%

Blackstone Core Plus/Opportunistic 3 45.7 8.1% 8.3%

Total 16 $294.8 52.5% 11.7%

*Total Exposure defined as Reported Market Value plus Unfunded Commitment



Strategic Plan



2023 Strategic Plan Update
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Review of themes and objectives identified for 2023

Continue to Manage RE 
Exposure • Achieved target commitment range with $70M in commitments

Manager 
Concentration

• Five out of seven commitments in 2023 represent new manager relationships    
(Hillwood, H.I.G., KSL, NW1, Lone Star)

• Re-ups to existing manager relationships include High Street and Stockbridge

Strategy & Property 
Type Exposure

• Five commitments to Value-Add managers, one commitment to an 
Opportunistic manager and one commitment to a Debt manager

Core Exposure • Performed a comprehensive review of the existing core portfolio

Geographic Allocation
• Five out of seven commitments made to North American-focused managers
• One commitment to a Global focused manager
• One commitment to a European Manager

Board and Staff 
Education • Presented Board Education on Real Estate



Portfolio Diversification Targets
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• As of September 30, 2023, all strategy 
exposures are within target ranges identified 
in the RE Investment Policy

• Portfolio weighted to Core
• In 2024, expect to enter redemption 

queues for three open-ended funds in 
order to decrease core exposure to be 
45%-60% of total Portfolio

• Portfolio weighted to US
• We would expect core exposure to remain at 

or near 100% allocated to the US and to gain 
International exposure via the non-core 
portion of the portfolio

Geographic Target Exposure vs. Actual Exposure

Location Target Range 9/30/2023

US 85-95% 89%

International 5-15% 11%

Strategy Target Exposure vs. Actual Exposure 

Strategy Target Range 9/30/2023

Core 40-80% 66%

Value-Add 10-35% 20%

Opportunistic 0-25% 15%

Property Type Target Exposure vs. Actual Exposure

Property Type Target Range 9/30/2023

Industrial 10-40% 41%

Multi-Family 10-35% 21%

Office 10-35% 9%

Retail 5-25% 8%

Other1 0-30% 20%

• Portfolio weighted to Industrial
• Rebalance property-type exposure to be 

within ranges over long-term

Note: Diversification by Strategy is calculated using Market Value. Diversification by Geography and Industry is calculated using Exposed Market Value. Exposed Market Value is LP’s share of Market Value at the Portfolio Holding Level.
1 “Other” includes: Hotel/Resort, Storage, Student Housing, Mixed-Use, Medical Office, Land and Senior Housing



Where Are We Headed? 

Hamilton Lane  |  Global Leader in the Private Markets Proprietary and Confidential  |  19

Identifying 2024 Portfolio Objectives

Continue to Manage RE 
Exposure

• Target commitments of $55M - $75M to maintain 10% long-term RE target 
allocation

• Look to commit to 5 to 7 closed-end, non-core funds with bite sizes of $10M to 
$15M

Manager 
Concentration

• Selectively evaluate new and complementary managers while committing to top 
existing managers

Strategy & Property 
Type Exposure

• Consider new commitments to Value-Add and Opportunistic managers
• Complete commitments in-line with long-term strategy and property-type 

targets

Core Exposure
• Target open-end, equity funds in the US within core/core plus portfolio
• Enter redemption queue for approximately $40M of NAV across 3 funds
• Opt to not reinvest dividends in open-end core funds 

Geographic Allocation • Continue to overweight North America but look to opportunistically add 
exposure in other developed markets

Board and Staff 
Education • Present Board Education on Real Estate



Horizon Model

Hamilton Lane  |  Global Leader in the Private Markets Proprietary and Confidential  |  20

Scenario As of 
9/30/23 2023 2024 2025 2026 2027 2028

Scenario 1: $50M annual commitments 11.1% 10.7% 10.0% 8.9% 8.3% 8.0% 7.7%

Scenario 2: $60M annual commitments 11.1% 10.7% 10.0% 9.0% 8.5% 8.3% 8.1%

Scenario 3: $70M annual commitments 11.1% 10.7% 10.0% 9.0% 8.7% 8.6% 8.5%

Projected Allocation - Assumes 7.0% Total Plan Growth Rate - $40M OEF Redemptions and 3.5% 
Annual Dividend Yield

1 Projections include $40M aggregate open-ended funds redemption from Q3 2024 to Q4 2025 and a 3.5% annual dividend yield   
See endnotes in the Appendix
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Horizon Model
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Scenario As of 
9/30/23 2023 2024 2025 2026 2027 2028

Scenario 1: $50M annual commitments 11.1% 10.7% 10.3% 9.6% 9.4% 9.3% 9.3%

Scenario 2: $60M annual commitments 11.1% 10.7% 10.4% 9.7% 9.6% 9.7% 9.8%

Scenario 3: $70M annual commitments 11.1% 10.7% 10.4% 9.8% 9.8% 10.0% 10.2%

1 Projections include $40M aggregate open-ended funds redemption from Q3 2024 to Q4 2025 and a 3.5% annual dividend yield   
See endnotes in the Appendix

Projected Allocation - Assumes 3.0% Total Plan Growth Rate - $40M OEF Redemptions and 3.5% 
Annual Dividend Yield
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Appendix



Pages 20 - 21

The information contained herein and based upon Hamilton Lane’s proprietary Horizon Model (the “Model”) may include forward-looking statements regarding the Model itself, our opinions, performance, fees, carried interest, 
distributions, projected economic benefit or other events. Forward-looking statements include a number of risks, uncertainties and other factors beyond our control which may result in material differences in actual results, economic 
benefit, performance or other expectations. The Model has been prepared based upon historical private equity fund data and is not intended to indicate future performance of investments made with, or independently of, Hamilton Lane, 
which may affect any estimated economic benefit shown. Its assumptions are derived from historical private equity investments and are designed to demonstrate potential behaviors of private equity investments. The opinions, 
estimates, projections and analyses reflect our current judgment, which may change in the future. Therefore, this presentation is not intended to predict future performance or economic savings and should not be used as the basis for an 
investment decision. 

All opinions, estimates, projections and forecasts of future performance or other events contained herein are based on information available to Hamilton Lane as of the date of this presentation and are subject to change. The information 
included in this presentation has not been reviewed or audited by independent public accountants. Certain information included herein has been obtained from sources that Hamilton Lane believes to be reliable but the accuracy of such 
information cannot be guaranteed. 

The chart in this presentation relating to terms and the negotiation of such terms is intended only to illustrate the potential and estimated economic impact such negotiated modifications may have assuming certain values and variables. 
The chart is not intended to predict economic savings or future performance and should not be used as the basis for an investment decision. 

The information herein is not intended to provide, and should not be relied upon for, accounting, legal or tax advice, or investment recommendations. You should consult your accounting, legal, tax or other advisors about the matters 
discussed herein.

Endnotes
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Important Disclosures
Non-public information contained in this report is confidential and intended solely for dissemination to the client and/or its Affiliates. Hamilton Lane has prepared this 
report to enable the client and/or its Affiliates to assess the performance and status of its alternative investment portfolio. The calculations contained in this document 
are made by Hamilton Lane based on information provided by the general partner (e.g. cash flows and valuations), and have not been prepared, reviewed or approved by 
the general partners. Hamilton Lane hereby disclaims any liability resulting from any unauthorized dissemination of the attached information.

The information contained in this report may include forward-looking statements regarding the funds presented or their portfolio companies.  Forward-looking statements 
include a number of risks, uncertainties and other factors beyond the control of the funds or the portfolio companies, which may result in material differences in actual 
results, performance or other expectations.  The information presented is not a complete analysis of every material fact concerning each fund or each company.  The 
opinions, estimates and analyses reflect our current judgment, which may change in the future.

All opinions, estimates and forecasts of future performance or other events contained herein are based on information available to Hamilton Lane as of the date of this 
presentation and are subject to change. Past performance of the investments described herein is not indicative of future results. Certain of the information included in this 
presentation has not been reviewed or audited by independent public accountants. Certain information included herein has been obtained from sources that Hamilton 
Lane believes to be reliable but the accuracy of such information cannot be guaranteed.

The past performance information contained in this report is not necessarily indicative of future results and there is no assurance that the funds will achieve comparable 
results or that they will be able to implement their investment strategy or achieve their investment objectives.  The actual realized value of currently unrealized 
investments will depend on a variety of factors, including future operating results, the value of the assets and market conditions at the time of disposition, any related 
transaction costs and the timing and manner of sale, all of which may differ from the assumptions and circumstances on which the current unrealized valuations are 
based.

Any tables, graphs or charts relating to past performance included in this report are intended only to illustrate the performance of the funds or the portfolio companies 
referred to for the historical periods shown.  Such tables, graphs and charts are not intended to predict future performance and should not be used as the basis for an 
investment decision.

As of February 5, 2024
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Contact Information 
Philadelphia (Headquarters)
Seven Tower Bridge
110 Washington Street
Suite 1300
Conshohocken, PA 19428
USA
+1 610 934 2222

London
4th Floor
10 Bressenden Place
London SW1E 5DH
United Kingdom
+44 20 8152 4163

Portland
Kruse Woods II
5335 Meadows Rd
Suite 280
Lake Oswego, OR 97035
USA
+1 503 624 9910

Shanghai
One ICC, Shanghai International 
Commerce Centre
No. 288 South Shaanxi Road,
Xuhui, Shanghai Municipality 
200031
+021 8012 3630

Tokyo
13F, Marunouchi Bldg.
2-4-1, Marunouchi
Chiyoda-ku
Tokyo 100-6313, Japan
+81 (0) 3 5860 3940

Denver
10333 East Dry Creek Road
Suite 310
Englewood, CO 80112
USA
+1 866 361 1720

Mexico City
Av. Paseo de la Reforma 333
Espacio de oficina 417
Cuauhtémoc, 06500 
Ciudad de México, CDMX 
Mexico
+52 55 6828 7930

San Diego
7817 Ivanhoe Avenue
Suite 310
La Jolla, CA 92037
USA
+1 858 410 9967

Singapore
12 Marina View
Asia Square Tower 2
Suite 26-04
Singapore, 018961 
+65 6990 7850

Toronto
2001 – 2 Bloor Street West
Toronto, Ontario
Canada
M4W 3E2 
+1 437 600 3006

Frankfurt
Schillerstr. 12
60313 Frankfurt am Main
Germany
+49 69 153 259 290

Miami
999 Brickell Avenue
Suite 720
Miami, FL 33131
USA
+1 954 745 2780

San Francisco
201 California Street, Suite 550
San Francisco, CA 94111
USA
+1 415 365 1056

Stockholm
Östermalmstorg 1
Floor 4
114 42 Stockholm
Sweden
+46 8 535 231 40

Zug
Hamilton Lane 
(Switzerland) AG
Baarerstrasse 14
6300 Zug
Switzerland
+41 (0) 43 883 0352

Hong Kong
Room 1001-3, 10th Floor
St. George’s Building 
2 Ice House Street
Central Hong Kong, China
+852 3987 7191

Milan
Via Filippo Turati 30
20121 Milano
Italy
+39 02 3056 7133

Scranton
30 Ed Preate Drive
Suite 101
Moosic, PA 18507
USA
+1 570 247 3739

Sydney
Level 33, Aurora Place
88 Phillip Street
Sydney NSW 2000
Australia
+61 2 9293 7950 

Las Vegas
3753 Howard Hughes Parkway
Suite 200
Las Vegas, NV 89169
USA
+1 702 784 7690

New York
610 Fifth Avenue, Suite 401
New York, NY 10020
USA
+1 212 752 7667

Seoul
12F, Gangnam Finance Center
152 Teheran-ro, Gangnam-gu 
Seoul 06236
Republic of Korea
+82 2 6191 3200

Tel Aviv
6 Hahoshlim Street
Building C 7th Floor
Herzliya Pituach, 4672201
P.O. Box 12279
Israel
+972 73 2716610 
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