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PACING RECOMMENDATIONS
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PATH TO A 15% REAL ESTATE ALLOCATION
DRY POWDER (MAY 2025)
► As of May 2025, dry powder in SMAs that are actively investing totals $1.5B.
► Excluding dry powder in SMAs that we do not expect to be called, dry powder totals $1.0B.

Strategy
ASRS

Committed
Called 

Amount
Committed Not Yet Called Recallable 

Capital Dry Powder

Data Center $300 $203 $29 $15 $83

Multifamily + Build-to-rent 700 468 102 0 130

Seniors Housing 300 230 9 0 61

SoCal Sharpshooter 500 404 45 39 90

Industrial 350 315 18 77 94

Hospitality 200 173 0 17 44

Resi Preferred Equity 450 615 33 219 21

Multifamily 800 738 18 34 79

NY/Boston Sharpshooter 700 554 11 52 187

SF Bay Area Sharpshooter 300 138 8 0 155

Build-to-rent 400 121 39 27 267

Industrial 1,050 1,002 9 235 274

Total $6,050 $4,961 $320 $716 $1,485
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PATH TO A 15% REAL ESTATE ALLOCATION
BASE CASE ASSUMPTIONS ACHIEVE TARGET IN CY 2026
► We expect ASRS to maintain the base case target by staying disciplined with new commitments and actively managing the portfolio.

» Continue to wind down non-strategic and underperforming ventures as identified in previous Implementation Plans.
» Through the annual asset review process, conduct an annual hold/sell analysis to recommend disposition of assets where future returns 

are dilutive to the investment objectives and the opportunity cost of deploying that capital elsewhere is higher.
» Make new commitments to certain existing partners in 2025 for majority deployment in 2026 and beyond to preserve strong vintage year 

exposure and maintain target lifecycle and property type allocation.
» Explore new relationships for opportunities that cannot be met within the existing partnerships.

► Total fund growth remains at 5% per year.
► Two debt strategies will be transferred from the real estate portfolio the credit portfolio in CY 2026.
► Sale activity and deployment were adjusted for known events as well as those with a high probability to occur.

1Excluding the commitment to a contemplated OEF.

CY 2024 CY 2025 CY 2026 CY 2027 CY 2028
ASRS Fund $56,900 $59,745 $62,732 $65,869 $69,162
ASRS Real Estate 10,165 10,139 9,372 9,781 10,374
% RE of Total 17.9% 17.0% 14.9% 14.8% 15.0%
NAV of Existing Investments 10,165 8,613 6,751 4,899 4,424
Reduction in NAV of Existing (1,552) (1,862) (1,852) (475)
NAV of Projected Investments 1,526 2,621 4,882 5,950
Annual Pacing Draws 1,218 1,057 1,045 392

NAV at 15% 8,962 9,410 9,880 10,374
Over / Under 1,177 (38) (100) –
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PATH TO A 15% REAL ESTATE ALLOCATION
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EXPECTED IN CY 2026
► RFA expects to achieve the revised 15% real estate allocation within CY 2026 while committing new equity to existing Managers.
► The pace of deployment for new commitments has been slowed to adhere to the updated target.
► If no new allocations are incorporated, the real estate allocation falls below the target in CY 2026.

Sensitivity: Without New Allocations

CY 2024 CY 2025 CY 2026 CY 2027 CY 2028

Target Allocation Base Case No New Allocations Original 2025 Pacing Plan
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PATH TO A 15% REAL ESTATE ALLOCATION
UPDATES TO THE PACING PLAN
2025 PRIORITIES
► Industrial: Commit $400M to new SMA including transfer of $274M of dry powder from existing SMA for a net new commitment of $126M. 

Limit initial commitment to $100M in CY2025 with ASRS option to upsize by $300M.
► Multifamily: Commit $300M to new SMA for residential best ideas as remaining commitment is exhausted.
► Data Center: Exercise the existing option to upside the current SMA by $200M.
► Best Ideas: Commit $100M to best ideas outside of existing SMAs.

► Lean into:
» Value enhancement
» Live
» Industrial with caution
» Tactical dislocation

► Explore new vehicles for Healthcare and Shop strategies

Future Strategies Property Type Commitment Year Commitment ($MM) 2025 2026 2027 2028 Total
Industrial Shop 2025 $400 $75 $75 $125 $125 $400

Multifamily Live 2025 300 75 100 125 0 300
Data Center Other 2025 200 0 100 100 0 200
Multifamily Live 2026 200 0 75 75 50 200

Senior Housing Live 2026 200 0 50 100 50 200
Office Work 2026 200 0 50 75 75 200

Healthcare Work 2026 300 0 100 100 100 300
Hospitality Work 2026 200 0 75 75 50 200

Shop (Retail and/or Industrial) Shop 2027 300 0 0 150 150 300
Totals $2,300 $150 $625 $925 $600 $2,300
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PATH TO A 15% REAL ESTATE ALLOCATION
MATERIAL COMPLIANCE EXPECTED IN CY 2026 AND BEYOND
► The real estate portfolio is projected to comply with the 15% target allocation within CY2026.
► We anticipate capital deployment for new asset acquisitions to accelerate, with a focus on the best opportunities across live, work, and shop.
► The portfolio is projected to stay within target while committing new capital to SMAs.
► Consistent capital infusions and distributions are expected throughout the forecast period as assets are cycled in and out of the portfolio.

Net Asset Value by Investment Vehicle

Forecasted Draws and Distributions (Base Case)
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MODEL ALLOCATION FORECAST
FORECASTED COMPLIANCE OVER THE LONG TERM

Allocation by Investment Vehicle Allocation by Risk Profile

Allocation by Asset Class
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RFA BEST INVESTMENT IDEAS – 2025
“LIVE” OPPORTUNITIES MOST PREVALENT

LIVE 
WORK 
SHOP 

OTHER

CONSTRUCT. AND OPPORTUNISTIC 
UNLEVERED IRR: 14%-18%

REFRESH AND RENOVATE (VALUE-
ADD) UNLEVERED IRR: 9%-11%

STABILIZED ACQUISITIONS (CORE) 
UNLEVERED IRR: 7%-9%

EQUITY

» Senior Housing
» Single-Family Build-to-Rent
» Manufactured Housing
» Data Centers
» Self-Storage
» Next Generation Office

Income

» Data Centers
» Manufactured Housing
» Single-Family Build-To-Rent
» Operating Company/General

Partner Investments

» Senior Housing
» Manufactured Housing
» Self-Storage
» Medical Office Strategic

Conversion
» Industrial

Growth

HIGH RISK 
UNLEVERED IRR: 13%-16%

LOW RISK 
UNLEVERED IRR: 6%-7%DEBT

» Distressed Debt» Construction Financing
» Mezzanine Debt/ Preferred

Equity
» Recapitalizations

» Senior DebtOther
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RETURN, INVESTOR SENTIMENT AND RISK CHARTS
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RETURN, INVESTOR SENTIMENT AND RISK CHARTS

Key
S – Stabilized V – Value Creation D – Development

► RFA has developed a model to compare different investment strategies based on fundamental demand, risk and investor sentiment. The 
following scores reflect medium- to long-term outlook. In the near-term, most investment strategies are likely to be challenging given capital 
market constraints and uncertain near-term demand.

► The table below shows value add and development strategies with high Return/Risk Scores that are likely to meet ASRS return objectives:
Non-Stabilized Strategies - High Return/Risk Scores

Manufactured Housing – V, D Medical Office – Strategic Conversion Data Centers – D
Single-Family Rental – V, D Industrial – D
Senior Housing – V, D
For-Sale Homebuilding – D
Self-Storage – V

SHOP & REAL ASSETSWORKLIVE

► The following table shows attractive stabilized strategies that have been repriced due to interest rates or economic conditions and may meet 
ASRS investment objectives:

Stabilized Strategies - High Return/Risk Scores

Senior Housing – S NextGen Office – S Data Centers – S
Single-Family Rental – S Industrial – S

Manufactured Housing – S

Self-Storage – S

Multifamily – S

SHOP & REAL ASSETSWORKLIVE
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PROPERTY TYPE TRENDS –
STABILIZED
INVESTOR ACTIVITY VS. MARKET FUNDAMENTALS
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PROPERTY TYPE TRENDS – VALUE-ADD
INVESTOR ACTIVITY VS. MARKET FUNDAMENTALS
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PROPERTY TYPE TRENDS –
DEVELOPMENT
INVESTOR ACTIVITY VS. MARKET FUNDAMENTALS
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