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1 Introduction 

1.1 Objective 

MSCI property indexes aim to accurately and objectively measure the unlevered valuation based 
aggregate performance of direct private real estate investments. The constituents of the MSCI Property 
Indexes are real estate investments that are held in professionally managed portfolios. They therefore may 
include properties held in insurance and pension funds, sovereign wealth funds, listed property companies 
including REITs, unlisted pooled funds, charitable trusts, traditional landed estates, and by other large 
private property owners.  

1.2 Indexes 

MSCI Property Indexes measure the performance of global, regional and individual national markets by 
calculating and aggregating the performance of individual direct real estate investments. A Standard Index 
is the MSCI Private Real Estate Index for a country or region with the broadest market coverage, for a 
specific index methodology and for a specific reporting frequency.   

1.3 Methodology set 

MSCI private real estate indexes are governed by a set of methodology documents (methodology set) 
which define the full methodology governing a specific index. The methodology set for the MSCI property 
indexes includes: 

• MSCI Global Data Standards for Real Estate Investment 

• MSCI Global Real Asset Classifications Standards 

• MSCI Real Estate - Index Policies  

• MSCI Property Indexes Methodology (this document) 

• MSCI Standards for Real Estate Valuations 

  

https://www.msci.com/downloads/web/msci-com/indexes/private-asset-indexes/real-estate-methodology-documents/MSCI%20Global%20Data%20Standards%20for%20Real%20Estate%20Investment.pdf
https://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=&cad=rja&uact=8&ved=2ahUKEwimyOeIw9eVAxX0amwGHRt7Ir0QFnoECCMQAQ&url=https%3A%2F%2Fwww.msci.com%2Fdocuments%2F1296102%2F0%2FMSCI%2BGlobal%2BReal%2BAsset%2BClassification%2BStandards%2B%2528GRACS%2529.pdf&usg=AOvVaw3jBXYhDGeoC9e-gGrMo2Pw&opi=89978449
https://www.msci.com/downloads/web/msci-com/indexes/private-asset-indexes/real-estate-methodology-documents/MSCI%20Real%20Estate%20-%20Index%20Policies.pdf
https://www.msci.com/downloads/web/msci-com/indexes/private-asset-indexes/real-estate-methodology-documents/MSCI%20Standards%20for%20Real%20Estate%20Valuations.pdf
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2 Data collection  

2.1 Sources 

2.1.1 Data Collection from public and private sources 

To calculate return for the MSCI property indexes, MSCI captures the requisite property level data. The 
data is generally provided to MSCI by or on behalf of the managers of the real estate investment portfolios. 
In some markets, MSCI collects this data from public or third-party sources, such as published financial 
reports. In these cases, MSCI applies the same quality control and inclusion criteria as it does for data 
provided by portfolio management firms.  

MSCI’s goal is to cover the largest possible proportion of each professionally managed real estate 
investment market. Therefore, MSCI makes continual efforts to increase data coverage by recruiting new 
portfolios from both existing and new managers.  

2.1.2 Data requirements for indexes 

A mandatory core set of data used for the calculation of headline measures is required in all markets. The 
set includes capital value, transaction data, capital flows (principally capital expenditure and receipts) and 
net income (operating costs and income).  

Valuation and tenancy data are sometimes provided directly by the valuer of the property on behalf of the 
data provider (most prevalent in the U.K. and Ireland). However, valuation data is frequently read into in-
house management systems, either by the property’s owners or their managing agents, and thereafter 
provided to MSCI. Detailed information on the Valuation standards is available in the MSCI Standards for 
Real Estate Valuation document. 

In addition to valuations, MSCI uses a variety of data from portfolio managers (such as operating revenues 
and costs, capital expenditure and receipts, classification data), which are typically used in financial 
reporting to their owners.  

Details and definitions related to the data can be found in the MSCI Global Data Standards for Real Estate 
Investments  

Examples of data used in index calculation 

Data category Examples of data used for calculating index returns 
Valuation Capital value based on a valuation 
Transaction data Property purchase prices, partial purchase 

expenditure, sale prices, partial sales receipts and 
corresponding dates and transaction costs 

Revenue flows Income revenue flows (including rents and other asset 
level income), irrecoverable operating expenditure 
(including maintenance and property management 
costs) or net income 

https://www.msci.com/downloads/web/msci-com/indexes/private-asset-indexes/real-estate-methodology-documents/MSCI%20Standards%20for%20Real%20Estate%20Valuations.pdf
https://www.msci.com/downloads/web/msci-com/indexes/private-asset-indexes/real-estate-methodology-documents/MSCI%20Standards%20for%20Real%20Estate%20Valuations.pdf
https://www.msci.com/downloads/web/msci-com/indexes/private-asset-indexes/real-estate-methodology-documents/MSCI%20Global%20Data%20Standards%20for%20Real%20Estate%20Investment.pdf
https://www.msci.com/downloads/web/msci-com/indexes/private-asset-indexes/real-estate-methodology-documents/MSCI%20Global%20Data%20Standards%20for%20Real%20Estate%20Investment.pdf
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Data category Examples of data used for calculating index returns 
Capital flows Capital expenditure (including expenditure related to 

developments), capital receipts 
Currency Exchange rates* 
Market size estimates Estimate of the size of the professionally managed 

real estate investment market** 
Sustainability*** Green building certificates 

*Sourced from: WM Refinitiv 
 
**Sourced from MSCI’s real estate market size research  
***Required specifically for Green Indexes 
 

2.2 Data validation 

All data provided to MSCI undergoes a rigorous review and validation process prior to inclusion in the 
index. Data is assessed at multiple stages throughout the provision lifecycle, with outlier detection 
techniques employed to identify anomalous or extreme movements within the dataset. 

Where data anomalies are identified, a structured review process is initiated. In the first instance, MSCI 
engages directly with the data provider to request a formal explanation for the data in question. If the 
explanation provided is deemed sufficient, the data is accepted and permitted to contribute to the index 
calculation. Conversely, if the explanation is considered insufficient or unsatisfactory, the relevant asset is 
excluded from contributing to the index calculation. 

3 Index Composition 

3.1 Index inclusion requirements 

For a portfolio to qualify for inclusion in the MSCI property index: 

• property level data must be provided in its entirety.  

• any property that is a standing investment, development, transaction (purchase or sale, in part or 
full) are eligible for inclusion in the index.  

• property level data must be provided within the prescribed timelines applicable to the respective 
index.  

• The portfolio must be valued at least once during the measurement period. 

o where a valuation is available as of the period-end, the reported capital value is included 
directly in the index calculation.  

o where a valuation is not available as of the period-end, the capital value used for index 
calculation is adjusted for any net capital investment (capex) incurred during the period. 
The details of the market specific data practices are outlined in Appendix II.  
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• The portfolio must adhere to the valuation practices set forth in the MSCI Standards for Real Estate 

Valuations. 

In addition to the above, portfolios seeking eligibility for inclusion in any Standard Property Index must first 
provide the relevant property level data to MSCI in accordance with MSCI Real Estate Data Provider Code 
of Conduct, which will subsequently be subject to a formal validation and verification process before 
inclusion is confirmed. 

3.2 Changes in composition of indexes 

Index composition changes may result from fund liquidations, as well as other changes to MSCI’s access 
to portfolio data, including newly launched or existing portfolios providing their data to MSCI. The addition 
of new portfolios and the withdrawal/termination of existing portfolios are normal events in the 
administration of the MSCI property indexes.  

3.2.1 New portfolio: 

New portfolios are required to provide sufficient and complete data to compile the longest possible history 
of their investment performance. 

For an index with unfrozen history, new property data, that has met MSCI’s quality standard, will be 
included in the index historically. For an index with frozen history, new data will only be included from its 
point of inclusion, i.e., going forward. 

3.2.2 Removed/withdrawn portfolio: 

Withdrawal from the Index should be through written communication to MSCI, and where possible, one 
measurement period prior to the next Index release.  

The historical data provided by any data providers withdrawing from the index will be retained and 
continue to be used in index calculations.  

3.2.3 Re-admitted portfolio: 

To be re-admitted to the Index, the portfolios must provide MSCI with the data to calculate their investment 
performance during the whole period since their last inclusion in the Index. 

Re-admitted portfolios are subject to the same eligibility requirements as potential new constituents. 

Formal communication of a material change in the index composition will be done through an index 
announcement made available at www.msci.com, in accordance with the thresholds as defined in the 
MSCI Real Estate – Index Policies. 

4 Index Calculation Methodology 

4.1 Currency conversion 

Many MSCI multinational property indexes cover more than one currency area. As the underlying property 
or fund data are always collected in local currency terms, the calculation of these indexes requires values 

https://www.msci.com/downloads/web/msci-com/indexes/private-asset-indexes/real-estate-methodology-documents/MSCI%20Standards%20for%20Real%20Estate%20Valuations.pdf
https://www.msci.com/downloads/web/msci-com/indexes/private-asset-indexes/real-estate-methodology-documents/MSCI%20Standards%20for%20Real%20Estate%20Valuations.pdf
https://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=&cad=rja&uact=8&ved=2ahUKEwjU09bRsOGVAxU3RmcHHWJQBPAQFnoECBkQAQ&url=https%3A%2F%2Fwww.msci.com%2Fdocuments%2F1296102%2F1311514%2FMSCI%2BReal%2BEstate%2BData%2BProvider%2BCode%2Bof%2BConduct%2F11ac0b52-125c-4e46-9f92-b1b5e1c7167a&usg=AOvVaw3Ks2Ye8VtIdJnGePUEDNzv&opi=89978449
https://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=&cad=rja&uact=8&ved=2ahUKEwjU09bRsOGVAxU3RmcHHWJQBPAQFnoECBkQAQ&url=https%3A%2F%2Fwww.msci.com%2Fdocuments%2F1296102%2F1311514%2FMSCI%2BReal%2BEstate%2BData%2BProvider%2BCode%2Bof%2BConduct%2F11ac0b52-125c-4e46-9f92-b1b5e1c7167a&usg=AOvVaw3Ks2Ye8VtIdJnGePUEDNzv&opi=89978449
https://www.msci.com/documents/1296102/1311232/MSCI+Real+Estate+-+Index+Policies.pdf
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to be converted to a common currency. For all country level indexes, the standard currency is the local 
currency, except in the case of Poland, Hungary and Czech Republic, where data is being collected and 
returns are stated in Euros. The standard index publication is based on variable rate conversion 
methodology. For client use cases where the performance reporting should exclude the impact of currency 
conversion fixed rate conversion is used. 

4.1.1 Variable rate conversion 

For variable rate reporting, each data item is converted using the corresponding month-end mid-rate, 
defined as the median of the bid and offer rates on the last day of the month. Performance measures 
based on variable rates include the impact of monthly changes in exchange rates. An exception to this is 
capital expenditure data, which are weighted to the start of the month in growth measures and are 
converted using the previous monthly rate.  

For 1994 and later data, MSCI uses exchange rates from WM Refinitiv. For earlier data, rates from EcoWin 
and others are used. 

4.1.2 Fixed rate conversion  

Fixed rate conversion is applied to remove the impact of currency on measure calculations. A monthly 
fixed rate method is applied to eliminate the need for historical changes. For monthly compounded growth 
measures, MSCI converts the relevant data using the exchange rate of the base month. For example, the 
data required for December 2022 growth measures are converted using the November 2022 exchange 
rate. 

4.2 Interpolation Treatment of Valuations 

MSCI calculates estimated capital and rental values for the intervening months for assets that are not 
valued every month. This interpolation process spreads capital and rental value changes across the period 
between two genuine data points. 

A globally consistent approach to interpolation is applied with the aim of using the best available market 
evidence of capital growth throughout the year. Values will be linearly interpolated for all quarterly indexes. 
Annual indexes in markets where a quarterly index is published use the quarterly returns to shape the 
interpolation1. All other annual indexes will adopt linear interpolation.  

In all cases, capital value interpolation is adjusted for reported intervening capital expenditure, capital 
receipt and part transactions.  

4.3 Apportionment of Capital and Revenue Flows 

Capital expenditure, which is deducted from the change in capital value when calculating total return and 
capital growth measures, is apportioned equally across measurement periods if only available in aggregate 
for a longer period. This procedure is also applied to other capital flows, revenues and non-recoverable 
revenue expenditures that are not provided on a monthly basis. For properties bought or sold over the 

 

1 Cross-border assets held in multi-national funds that are eligible for standard property indexes are linearly interpolated 
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period, any capital expenditures are divided equally over the months concerned, excluding the month 
when the transaction took place; for these properties, revenue expenditures are divided equally over the 
months, with a half-month allocation made to the purchase or sale month. 

4.4 Headline returns – Total Return, Capital Growth, Income Return 

MSCI Property Indexes use a time-weighted return computation methodology, measuring performance 
through both the capital and income elements of return relative to capital employed.  

MSCI total return incorporates both capital and income elements and is calculated as the percentage value 
change plus net income accrual, relative to the capital employed. It is recognized by GIPS (the Global 
Investment Performance Standard set out by the Chartered Financial Analyst Institute) as the standard 
composite measure of investment performance. The components of total return are calculated separately 
using chain-linked time-weighted rates of return. Multi-period capital growth and income return do not 
sum perfectly to total return, due to the cross product that occurs when capital and income returns are 
combined within compounded total returns. 

With respect to a single month, total return is defined as: 

𝑇𝑅𝑡 =   (
𝐶𝑉𝑡 − 𝐶𝑉𝑡−1 − 𝐶𝐸𝑥𝑝𝑡 + 𝐶𝑅𝑝𝑡𝑡 + 𝑁𝐼𝑡

𝐶𝑉𝑡−1 + 𝐶𝐸𝑥𝑝𝑡
) ∗ 100 

where: 
TRt  is the total return in month t; 
CVt is the capital value at the end of month t; 
CExpt is the total capital expenditure (includes purchases and developments) in month t; 
CRptt is the total capital receipts (includes sales) in month t; 
NIt is the net operating income during month t, net of property management costs, ground rent and other         
      irrecoverable expenditure, except for the MSCI UK Monthly Property Index, where other irrecoverable  
      expenditure is not included in index calculation. 
 

Capital growth, also known as indirect return or appreciation, measures the change in asset capital value 
over a period of time, net of any capital expenditure and receipts over the period, relative to the capital 
employed. This measure of the “growth” component of performance is based on the change in value for 
properties held at the start and end of an analysis period based on valuations. However, for MSCI Property 
Indexes, where a transaction has occurred and is applicable, the achieved price for bought or sold assets, 
rather than a valuation, will be used for index calculation.  

For index composites with market size reweighting, (refer to section 4.5 in the MSCI Property Index 
Methodology document) the data fields used in the calculation of Capital Growth measure is market size 
reweighted. 

With respect to a single month, capital growth is defined as: 

𝐶𝐺𝑡 =
(𝐶𝑉𝑡 − 𝐶𝑉𝑡−1 − 𝐶𝐸𝑥𝑝𝑡 + 𝐶𝑅𝑝𝑡𝑡)

(𝐶𝑉𝑡−1 + 𝐶𝐸𝑥𝑝𝑡)
∗ 100 

where 
CGt is the capital growth in month t; 
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CVt is the capital value at the end of month t; 
CExpt is the total capital expenditure (includes purchases and developments) in month t; 
CRptt is the total capital receipts (includes sales) in month t. 
Monthly figures are compounded, as described for total return, over 12 months to give an annual rate. 
 
Income return or direct return measures the net income receivable in relation to the capital employed over 
a period. This measure is calculated net of all irrecoverable costs incurred by the investor – which will 
depend upon the terms of the tenant lease contracts in place. 

For index composites with market size reweighting, (refer to section 4.5 in the MSCI Property Index 
Methodology document) the data fields used in the calculation of Income Return measure is market size 
reweighted. 

With respect to a single month, income return is defined as: 

𝐼𝑅𝑡 =
𝑁𝐼𝑡

𝐶𝑉𝑡−1 + 𝐶𝐸𝑥𝑝𝑡
∗ 100 

 
where 
IRt is the income return in month t; 
CVt-1 is the capital value at the end of month t-1; 
CExpt is the total capital expenditure (includes purchases and developments) in month t; 
NIt is the net operating income during month t, net of property management costs, ground rent and other irrecoverable  
     expenses, except for the MSCI UK Monthly Property Index where other irrecoverable expenses is not included 
     in index calculation. 
Monthly figures are compounded over 12 months to give an annual rate. 
 
Net operating income is either used directly in calculation as provided by data providers, or is derived 
using the below formula based on individual components of net operating income that are provided to or 
captured by MSCI 
 
𝑁𝐼𝑡 = 𝑅𝑒𝑛𝑡 𝑎𝑠 𝑖𝑛𝑣𝑜𝑖𝑐𝑒𝑑 + 𝑜𝑡ℎ𝑒𝑟 𝑖𝑛𝑐𝑜𝑚𝑒 − 𝑡𝑜𝑡𝑎𝑙 𝑛𝑒𝑡 𝑜𝑝𝑒𝑟𝑎𝑡𝑖𝑛𝑔 𝑐𝑜𝑠𝑡𝑠 

Where components are provided separately, the operating costs hierarchy enables consistent cost 
analysis across different markets — from gross income down to net operating income — at a granular 
level. This hierarchy is illustrated below: 

Operating Costs Framework – Granular Bifurcation 

Aggregate Sub-Category Description 

Total Net 
Operating 
Costs* 

Net Fixed Costs Costs in this sub-category includes 
net property taxes, net utilities costs, 
net insurance costs, and ground rent 

Net Maintenance and 
Care Costs 

Costs in this sub-category includes 
net maintenance costs and net care 
costs 
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Aggregate Sub-Category Description 

Unallocated Net 
Running Cost 

Costs in this sub-category includes 
residual costs that are unallocated to 
the fixed costs or maintenance and 
care costs 

Net Management 
and Administration 
cost 

Costs in this sub-category includes 
net management costs and net 
administration costs 

Letting Costs** Costs in this sub-category includes 
letting costs 

Net Other Costs Costs in this sub-category includes 
net other costs, bad debt write-off, 
and costs of vacancies 

Total Gross 
Operating 
Costs* 

Gross Fixed Costs Costs in this sub-category includes 
gross property taxes, gross utilities 
costs, gross insurance costs, and 
ground rent 

Gross Maintenance 
and Care Costs 

Costs in this sub-category includes 
gross maintenance costs and gross 
care costs 

Unallocated Gross 
Running Cost 

Costs in this sub-category include 
residual costs that are unallocated to 
the fixed costs or maintenance and 
care costs 

Gross Management 
and Administration 
cost 

Costs in this sub-category includes 
gross management costs and gross 
administration costs 

Letting Costs** Costs in this sub-category includes 
letting costs 

Gross Other Costs Costs in this sub-category includes 
gross other costs, bad debt write-off, 
and costs of vacancies 

*Total operating costs also includes unallocated operating costs that is not provided at sub-category level;  
**Letting costs are provided as one amount and not provided at gross and/or net level 
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4.5 Index composites: Market size reweighting 

MSCI publishes two broad suites of indexes – sample capital weighted and market size reweighted 
indexes. The first aggregates returns directly from the assets held within contributing portfolios, based on 
sample capital employed. The second reweights those results to reflect estimated market sizes, extending 
coverage beyond the sample to better represent each national or regional market. MSCI is unable to 
achieve 100% market coverage due to the voluntary nature of data provision in all private markets. This 
means that the level of coverage inevitably varies from country to country, and so the results from each 
country must be re-weighted to reflect their underlying market sizes as accurately as possible. 

The MSCI multinational composite property indexes aggregate the performance of a set of countries, 
requiring the results from each country to be re-weighted in a consistent way.  

The multinational composite annual property indexes are constructed by aggregating the underlying 
unfrozen country indexes. The MSCI Europe Quarterly Property Index and the MSCI Global Quarterly 
Property Index are constructed based on quarterly valued assets that meet the data provision / quality 
requirements and timelines for the publication of Standard Property Indexes. Considering the different 
timetable for publishing these quarterly composite indexes, there may be assets that qualify for inclusion 
in these indexes that may not contribute to a standard quarterly property index.  

MSCI undertakes an annual market size survey to estimate the overall extent of each national property 
investment market for which it publishes a national index and publishes the results in the Real Estate 
Market Size report. In this context, a national market is confined to professionally managed investments 
held in portfolio structures. Lists of real estate investment portfolios are compiled by MSCI in each region 
and then processed by MSCI to identify the total unlevered direct real estate holdings in each country, 
including those held within any new real estate portfolios that have been formed over the past year.  

The results of this analysis, expressed in terms of year-end capital values, are used for weighting individual 
markets in composite indexes (except for the MSCI Central and Eastern Europe Annual Property Index). 
The Market Size reweighted indexes published by MSCI are below: 

• MSCI Global Annual Property Index 

• MSCI Europe Annual Property Index 

• MSCI Europe Hotel Annual Property Index 

• MSCI Nordic Annual Property Index 

• MSCI Iberia Annual Property Index 

• MSCI Asia Annual Property Index 

• MSCI Global Quarterly Property Index 

• MSCI Europe Quarterly Property Index 

Refer to Appendix I for details on the segmentation and start dates for the above indexes and their 
underlying constituents. 
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The monthly weights have been calculated from estimates of the investment capital employed in each 
included market. To adjust capital value estimates and estimated capital employed, MSCI assumes the 
same level of activity in each market as is recorded within the relevant investment universe. The ratio of 
capital employed to capital value for each month in the universe dataset is applied to the estimated market 
capital value, to approximate the market capital employed.  

For deriving the market size estimate the following process is applied: 

• The initial market size estimates are set as the start period market values. These estimates are 
denominated in domestic currencies. The start market size estimates are announced in June/July of 
the index year based on the results of the MSCI’s Real Estate Market Size report (e.g., the June 2017 
announced market sizes are used as the start period value for 2017-year performance). 

• For quarterly composite indexes, the estimates are calculated based on the most recently available 
market size.  

­ For example, for Q2 2020, the start market size estimates are based on the Market Size at Dec 
2019 announced in July 2020. For subsequent periods till Q1 2021 market size estimates are 
adjusted for monthly capital growth rates 

­ The monthly capital growth rates are computed as per the country or regional segments, as 
appropriate, within MSCI Europe or Global Quarterly Property Index.  

• For annual composite indexes, the estimates are calculated based on the most recently available 
market size.  

­ For example, For Dec 2020 Annual Index, the start market size estimates are based on the Market 
Size at Dec 2019 announced in July 2020. 

­ The monthly capital growth rates are computed from the national Standard Annual Property Index 
and in cases where a higher frequency index is available, the capital growth rates from higher 
frequency property indexes are applied. E.g, for UK assets, the capital growth rates from MSCI UK 
Quarterly Property Index are applied, while for France assets, the capital growth rates from MSCI 
France Biannual Property Index are applied.  

 

• Estimated market capital values are converted into estimated capital employed levels by applying 
capital employed adjustment ratios (the ratio of capital employed to capital value in MSCI’s relevant 
universe sample, as noted above). 

𝑀𝑎𝑟𝑘𝑒𝑡 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝐸𝑚𝑝𝑙𝑜𝑦𝑒𝑑𝑖,𝑡 =  𝑀𝑎𝑟𝑘𝑒𝑡 𝑆𝑖𝑧𝑒 𝐸𝑠𝑡𝑖𝑚𝑎𝑡𝑒𝑖,𝑡 ∗  
𝑆𝑎𝑚𝑝𝑙𝑒 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝐸𝑚𝑝𝑙𝑜𝑦𝑒𝑑𝑆𝑡𝑎𝑛𝑑𝑖𝑛𝑔 𝐼𝑛𝑣𝑒𝑠𝑡𝑚𝑒𝑛𝑡,𝑖,𝑡

𝑆𝑎𝑚𝑝𝑙𝑒 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝑉𝑎𝑙𝑢𝑒𝑆𝑡𝑎𝑛𝑑𝑖𝑛𝑔 𝐼𝑛𝑣𝑒𝑠𝑡𝑚𝑒𝑛𝑡,𝑖,𝑡
 

 

• Currency conversion is applied to the intervening month-end capital employed estimates at the month-
end currency rate.  

• The reweighted measures are calculated by applying a reweighting multiplier to the data points that 
are contributing to the calculation of respective measures. The reweighting multiplier is calculated as 
follows: 
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𝑅𝑒𝑤𝑒𝑖𝑔ℎ𝑡𝑖𝑛𝑔 𝑀𝑢𝑙𝑡𝑖𝑝𝑙𝑖𝑒𝑟𝑖,𝑡 =  

∑ 𝑀𝑎𝑟𝑘𝑒𝑡 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝐸𝑚𝑝𝑙𝑜𝑦𝑒𝑑 𝑊𝑒𝑖𝑔ℎ𝑡𝑖,𝑡
𝑛
𝑖=1

∑ 𝑆𝑎𝑚𝑝𝑙𝑒 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝐸𝑚𝑝𝑙𝑜𝑦𝑒𝑑 𝑊𝑒𝑖𝑔ℎ𝑡𝑖,𝑡
𝑛
𝑖=1

 

 

𝑀𝑎𝑟𝑘𝑒𝑡 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝐸𝑚𝑝𝑙𝑜𝑦𝑒𝑑 𝑊𝑒𝑖𝑔ℎ𝑡𝑖,𝑡 =  (
𝑀𝑎𝑟𝑘𝑒𝑡 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝐸𝑚𝑝𝑙𝑜𝑦𝑒𝑑𝑖,𝑡

∑ 𝑀𝑎𝑟𝑘𝑒𝑡 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝐸𝑚𝑝𝑙𝑜𝑦𝑒𝑑𝑖,𝑡
𝑛
𝑖=1

) 

 

𝑆𝑎𝑚𝑝𝑙𝑒 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝐸𝑚𝑝𝑙𝑜𝑦𝑒𝑑 𝑊𝑒𝑖𝑔ℎ𝑡𝑖,𝑡 =  (
𝑆𝑎𝑚𝑝𝑙𝑒 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝐸𝑚𝑝𝑙𝑜𝑦𝑒𝑑𝑖,𝑡

∑ 𝑆𝑎𝑚𝑝𝑙𝑒 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝐸𝑚𝑝𝑙𝑜𝑦𝑒𝑑𝑖,𝑡
𝑛
𝑖=1

) 

where 
t denotes the month of return computation, and 
i denotes the ith segment out of a total of n segments 
Monthly returns are compounded over the measurement period to give the returns for the period under measurement. 
 

4.6 Index values 

Starting from a base value of 100, each successive index value is calculated by multiplying the preceding 
index value by (1+monthly return): 

Indext=0 = 100 

Indext = Indext−1 x [1 +
TRt

100
]    

where 
TRt is the total return for the period t-1 to t, expressed as a ratio 

 

4.7 Multi-Period Time-Weighted Total Return 

The basis for calculating all annual and quarterly performance measures is time-weighted. Annual 
measures are calculated by compounding 12-monthly figures and annual figures are shown only when 12 
months’ figures are available. These measures give an equal weight to each month. To calculate quarterly 
and annual returns it is necessary first to construct an index from monthly values. 
 
The 12-month return, for example, is calculated as the percentage change in the index (Xt) over the 
relevant 12 months. 
 

12 Month Total Return = [

 
Indext

 Indext−12
− 1 ]  x 100 
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4.8 Annualized Rate 

The annualized rate is the geometric mean of the individual annual rates of change for a series of years. It 
is calculated as the nth root of the final indexed score converted back into a percentage: 

Annualized rate = [(
Indext

Indext=0
)

1/n

−  1] x 100 

where: 
n is the number of years 
Indext is the final indexed score.  
Indext=0 is the initial indexed score. 

5 Index reporting 

5.1 Rules for Performance Reporting  

5.1.1 Asset and Portfolio Confidentiality Rules 

In order to protect the confidentiality of both the asset and fund level data provided, MSCI applies strict 
confidentiality rules, which set the minimum number of constituents necessary to permit the reporting of 
a sample dataset. In any aggregate, the minimum acceptable number of portfolios and assets are three 
and five respectively. 

5.1.2 Portfolio Dominance Rules 

To avoid the possibility of the weight of one portfolio dominating the representativeness of an index, MSCI 
employs investor dominance rules and guidelines when determining the composition of an index. 

When calculating an index, the maximum weight for any single contributing portfolio is calculated based 
on capital value. When the weight of a contributor in any index series exceeds 75% of index capital value, 
the results will not be made available. 

5.2 Index history reporting 

MSCI property indexes are calculated using two different methodologies: indexes based on unfrozen 
history and frozen history reporting. 

Unfrozen indexes, are restated with each data update, reflecting the best information available at each 
release date. This includes any changes to the data & constituents of the indexes. 

In addition, MSCI publishes frozen indexes, for which historical data, composition and returns remain 
unchanged, except in the event of a restatement in accordance with the restatement policy as outlined in 
MSCI Real Estate - Index Policies. 

The Frozen Standard Property Indexes currently are: 
• MSCI UK Annual Property Index (frozen as of March 2017)  

• MSCI UK Quarterly Property Index (frozen as of August 2016) 

• MSCI UK Monthly Property Index (frozen as of July 2016) 

https://www.msci.com/downloads/web/msci-com/indexes/private-asset-indexes/real-estate-methodology-documents/MSCI%20Real%20Estate%20-%20Index%20Policies.pdf
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• MSCI France Annual Property Index (frozen as of October 2016) 

• MSCI Netherlands Annual Property Index (frozen as of September 2016) 

• MSCI UK March September Biannual Property Index (frozen as of March 2021) 

• The Property Council of Australia/MSCI Australia Core Wholesale Annual Property Index Published 
Quarterly (frozen as of December 2022) 

 

Appendix I: Composition and Re-weighting profile for Composite 
Indexes 

Country Global 

Annual 

Property 

Index 

Europe 

Annual 

Property 

Index 

Europe 

Hotel 

Annual 

Property 

Index  

Nordic 

Annual 

Property 

Index 

Iberia 

Annual 

Property 

Index 

Asia 

Annual 

Property 

Index 

Global 

Quarterly 

Property 

Index 

Europe 

Quarterly 

Property 

Index 

Index Start 

Date 
Dec-00 Dec-00 Dec-00 Dec-99 Dec-00 Dec-05 Dec-07 Dec-07 

Canada Dec-00      Dec-10  

US Dec-00      Dec-07  

Brazil Dec-18        

Australia Dec-00      Dec-07  

Japan Dec-01     Dec-05 Dec-19  

China      Dec-06   

Hong Kong      Dec-05   

Malaysia      Dec-08   

Indonesia      Dec-08   

Singapore      Dec-06 Dec-19  

Korea Dec-05     Dec-05 Dec-19  

Taiwan      Dec-06   

Thailand      Dec-06   

New Zealand Dec-00        

France Dec-00 Dec-00 Dec-00    Dec-07 Dec-07 

Germany Dec-00 Dec-00 Dec-00    Dec-07 Dec-07 

Ireland Dec-00 Dec-00 Dec-00    Dec-07 Dec-07 

Netherlands Dec-00 Dec-00 Dec-00    Dec-07 Dec-07 
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Country Global 

Annual 

Property 

Index 

Europe 

Annual 

Property 

Index 

Europe 

Hotel 

Annual 

Property 

Index  

Nordic 

Annual 

Property 

Index 

Iberia 

Annual 

Property 

Index 

Asia 

Annual 

Property 

Index 

Global 

Quarterly 

Property 

Index 

Europe 

Quarterly 

Property 

Index 

UK Dec-00 Dec-00 Dec-00    Dec-07 Dec-07 

Belgium Dec-04 Dec-04 Dec-04    Dec-07* Dec-07* 

Luxembourg Dec-16 Dec-16 Dec-16    Dec-07* Dec-07* 

Czech 

Republic 
Dec-04 Dec-04 Dec-04    Dec-10* Dec-10* 

Bulgaria       Dec-10* Dec-10* 

Hungary Dec-04 Dec-04 Dec-04    Dec-10* Dec-10* 

Poland Dec-04 Dec-04 Dec-04    Dec-10* Dec-10* 

Romania       Dec-10* Dec-10* 

Slovakia       Dec-10* Dec-10* 

Norway Dec-00 Dec-00 Dec-00 Dec-99   Dec-07* Dec-07* 

Sweden Dec-00 Dec-00 Dec-00 Dec-99   Dec-07* Dec-07* 

Denmark Dec-00 Dec-00 Dec-00 Dec-99   Dec-07* Dec-07* 

Finland Dec-00 Dec-00 Dec-00    Dec-07* Dec-07* 

Portugal Dec-00 Dec-00 Dec-00  Dec-00  Dec-07* Dec-07* 

Spain Dec-00 Dec-00 Dec-00  Dec-00  Dec-07* Dec-07* 

Italy Dec-02 Dec-02 Dec-02    Dec-07* Dec-07* 

Austria Dec-03 Dec-03 Dec-03      

Switzerland Dec-01 Dec-01 Dec-01      

South Africa Dec-00 Dec-00 Dec-00      

* For the derivation of month-end market size estimates regional capital growth rates are being used due 
to the limited quarterly sample in those individual markets: Nordics (Denmark, Finland, Norway and 
Sweden), Southern Europe (Italy, Spain and Portugal), CEE (Bulgaria, Czech Republic, Hungary, 
Poland, Romania, and Slovakia) and Belgium & Luxembourg (Belgium & Luxembourg). 

The MSCI Annual property indexes in the table above is an aggregation of the underlying country indexes, 
whereas the MSCI Global and Europe quarterly property indexes include portfolios beyond those captured 
in the individual country indexes. 
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Appendix II – Specific data treatments practices and assumptions 

In certain situations where data is unavailable, data may be derived from other data or from sources other 
than the direct data provider, for example publicly available sources. This section describes the data 
treatment practices applied by MSCI in these cases.  

1.1 Default purchaser costs 

In certain situations no transaction-related costs may be provided. As purchaser costs (usually tax, 
together with legal and agents’ fees) are applicable in most circumstances, default purchaser costs are 
applied when the actual amounts are not provided. These standard purchase costs are reviewed on a 
regular basis by the Private Asset Index Committee (PAIC). 

1.2 Aggregated assets 

In some circumstances, individual properties may be grouped together by their owners/managers, either 
because they constitute single investments, have similar characteristics or are located in the same 
geographical area. However, in certain circumstances a group of assets may be grouped together that are 
not located in the same geographical area, but are linked together via a single lease or ownership 
agreement. Therefore, in those instances, it may not be feasible for a client to provide valuation data, 
revenues and expenses for each building or unit. Whenever assets cannot be mapped to an individual 
location, they will be classified as aggregated assets and will not be included in granular level analyses. 
However, those assets will contribute to national and portfolio level results.  

1.3 Market specific data practices – EMEA 

1.3.1 UK – Income derivation based on tenancy information 

In most cases in the U.K., each property’s rent receivable is derived from the accrued rent for each lettable 
unit. This is the rent due from the tenant calculated on a daily basis taking into account lease start dates, 
rent start dates, rent reviews, vacancies and rent-free periods, but not arrears of payment. When a rent 
review has occurred during the month or is outstanding, the rent is calculated for the appropriate number 
of days at the old rent and, for the rest of the days in measurement period, based on the new rent. The 
market rent is substituted for the rent on outstanding reversionary rent reviews. Actual rent amounts are 
not backdated when a review is settled. Bad debts are recorded as non-recoverable costs when they are 
written off. The aggregate of rent receivable from all tenants is the rent receivable for the property. 

However, some data providers in the U.K. provide actual net income amounts for individual properties in 
the portfolio. In these cases the rent receivable is derived as a residual amount by adding property 
management costs, ground rent and other irrecoverable costs, and deducting other income from the net 
income provided by client. 

1.3.2 UK Monthly index – Operating expense treatment 

For the calculation of the MSCI UK Monthly Property Index, operating expenses are not available on a 
monthly basis and so cannot be considered for index calculation purposes. The methodology therefore 
deviates from that of other indexes by not deducting operating expenses for net income calculations.  
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1.3.3 UK and Ireland – Gross capital value adjustment 

MSCI derives gross capital value for the U.K. and Ireland markets based on gross capital value adjustment, 
in cases where no gross capital values have been submitted. The gross capital value adjustment is based 
on Stamp Duty and other transaction cost assumptions. The gross capital value is not used for headline 
measure calculations, but is used in other measures, including certain yield measures, which are based on 
the gross capital value.  

The table below shows how the U.K. gross capital value adjustment percentages have changed between 
2015 and 2019 due to changes in the level of Stamp Duty. 

PROPERTY OR TRANSFER VALUE IN 
UK (GBP) 

STAMP DUTY LAND TAX 
(%) 

GROSS CAPITAL 
ADJUSTMENT (%) 

Old adjustment 4.00% 5.75% 

APRIL 2015 TO DECEMBER 2018, SCOTLAND 

Up to £150,000  Zero 1.75% 

The next £200,000 (the portion from 
£150,001 to £350,000) 

3.00% 4.75% 

The remaining amount (the portion 
above £350,000) 

4.50% 6.25% 

FROM JANUARY 2019, SCOTLAND 

Up to £150,000  Zero 1.75% 

The next £100,000 (the portion from 
£150,001 to £250,000) 

1.00% 2.75% 

The remaining amount (the portion 
above £250,000) 

5.00% 6.75% 

FROM DECEMBER 2018, WALES 

Up to £150,000 Zero 1.75% 

The next £100,000 (the portion from 
£150,001 to £250,000) 

1.00% 2.75% 

The next £750,000 (the portion from 
£250,001 to £1.000,000) 

5.00% 6.75% 

The remaining amount (the portion 
above £1,000,000) 

6.00% 7.75% 

FROM MARCH 2016, THE REST OF THE UK, INCLUDING WALES TO NOVEMBER 2018 

Up to £150,000 Zero 1.75% 
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PROPERTY OR TRANSFER VALUE IN 
UK (GBP) 

STAMP DUTY LAND TAX 
(%) 

GROSS CAPITAL 
ADJUSTMENT (%) 

The next £100,000 (the portion from 
£150,001 to £250,000) 

2.00% 3.75% 

The remaining amount (the portion 
above £250,000) 

5.00% 6.75% 

 

The table below lists the old assumptions for Ireland, the October 2017 changes, and those used in all 
subsequent reporting for Ireland. 

PROPERTY OR LEASE PREMIUM OR 
TRANSFER VALUE IN IRELAND (EUR) 

STAMP DUTY 
LAND TAX (%) 

GROSS CAPITAL 
ADJUSTMENT (%) 

Old rate 2.00% 4.46% 

FROM OCTOBER 2017 

Non-residential 6.00% 8.46% 

Residential up to EUR 1,000,000 1.00% 3.46% 

Residential the remaining amount 2.00% 4.46% 

FROM OCTOBER 2019 

Non-residential 7.50% 9.96% 

Residential up to EUR 1,000,000 1.00% 3.46% 

Residential the remaining amount  2.00% 4.46% 

 

1.3.4 UK and Ireland – Property management costs 

MSCI derives property (base) management costs for the U.K., Ireland and France markets based on a 
percentage of rent receivable. These assumptions are applied only when no actual property management 
costs have been provided. The fee assumptions are based on the property management costs of those 
clients that have provided this data. The assumptions are made at sector level and are reviewed regularly 
by the REIC. The table below lists the assumptions adopted since 2016 across the three markets. 

 

 Office Retail Industrial Residential Other 

U.K. 0.8% 1.2% 1.4% 6.9% 1.8% 

Ireland 1.1% 1.5% 0.9% 6.9% 1.8% 
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1.3.5 Finland – KTI – Standing Investments 

MSCI does not directly produce a Finland Property Index, but sources asset level data and the KTI Index 
from KTI, an independent real estate research organization and service company in Finland. 

For producing composite indexes that incorporate properties located in Finland, MSCI re-computes a 
Finland Index from the provided data and cross-validates against the KTI Finnish Index before using the 
data in its global, European and other relevant regional indexes, and Finland sub-indexes. The data 
provided for Finnish properties by KTI only includes standing investments – i.e., do not include properties 
bought, sold or under development or major refurbishments during the measurement period. Finnish non-
operating investments2 are therefore not included in the MSCI Europe Annual Property Index and other 
relevant regional indexes. 

1.3.6 Germany – Asynchronous valuations 

In the Germany data collection service not all assets are valued at end of December by data providers 
during annual submission period. This practice is prevalent particularly among non-residential 
(commercial) funds in the service. All assets are valued on an annual basis however, not all of them are 
valued in December. For those assets valued in intervening months, the last available valuation provided 
by data providers are carried down as December end valuations.  

In the data collection template, the client submits the capital value field along with the respective valuation 
month in a year. The valuations provided are carried down after adjusting for net capital investment (if 
any), as December end valuation for index calculations. 

When a new appraised valuation becomes available for the asset, there is no back interpolation performed 
between the previous and current appraised capital values. 

1.3.7 South Africa – Asynchronous valuations 

In the South Africa data collection service, most assets in each of the contributing portfolios are generally 
valued at bi-annual frequencies. However, not all assets are valued at end of June and December by data 
providers during the respective biannual period.  

In the data collection template, the data provider submits the capital value field along with the respective 
valuation month in a biannual period. The valuations provided are carried down after adjusting for net 
capital investment (if any), as June and/or December end valuation for index calculations. 

1.3.8 Germany – No apportionment of capital flows 

For the Germany data collection service, capital expenditure and other capital flows are generally provided 
in the month of valuation as a 12-month aggregated value by the data provider.  

 

2 Non-operating investments are those bought, sold or under development or major refurbishment during the measurement period. 
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In the data collection template, the client provides the capital flows data in the respective data fields in a 
particular month of the year. These are timed in the performance calculations as submitted by the data 
provider. 

 

1.4 Market specific data practices – Asia Pacific 

1.4.1 Asia – Public data collection  

In certain situations, MSCI incorporates data from public sources in its indexes. For the MSCI Asia Annual 
Property Index, and the Japan, Hong Kong, Malaysia, South Korea and Singapore country indexes, data 
on some portfolios are collected from public sources, in order to increase the coverage in those markets. 
In these cases, MSCI applies the same quality control and inclusion criteria as it does for data provided by 
portfolio management firms.  

1.4.2 Asia – Apportionment of revenue, expenses, receipts and expenditure 

In the absence of property level disclosures on financial data in public sources, the data available at fund 
(portfolio) level are apportioned to derive amounts at property level. This is carried out for several 
portfolios in the MSCI Asia Annual Property Index, and the Hong Kong, Malaysia, South Korea and 
Singapore country indexes, again to increase the coverage in those markets. Apportionment is based on 
the capital value weights of the assets held at the end of the reporting (measurement) period. 
Apportionment is performed for income and expenses as well as capital expenditure and receipts, based 
on the most granular (segment) level disclosed in the applicable public source.  

1.4.3 Asia – Asynchronous valuations 

In the MSCI Japan Annual Property Index (Published Monthly) not all assets are valued at end of 
December. Underlying assets in each of the contributing portfolios are generally valued at bi-annual 
frequencies during different reporting month ends of a calendar year.  

For the MSCI Asia data collection service, this practice is also prevalent albeit at varied valuation frequency 
of underlying assets.  

While the actual valuations are carried out for partial dataset in a given month, the other assets among rest 
of the portfolios in the dataset are valued in other months. For periods when assets are not valued and 
when no financial information is available, these assets are not considered in the index calculations. 

When a new appraised valuation becomes available for the asset, back interpolation is performed between 
the previous and current appraised capital values to provide a best estimate for the intervening period or 
periods. 

1.4.4 Korea – Valuation data 

For the computation of the MSCI Korea Annual Property Index, where valuations are not available from 
data providers, a third party professionally qualified valuer with international exposure and experience 
provides MSCI with valuations for the period under consideration. These valuations are not signed off by 
the asset owners or portfolio managers and could be based on automated property valuation models. 
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 1.4.5 Australia and New Zealand – Held-down valuations 

In the MSCI/Property Council of New Zealand Annual Property Index and The Property Council of 
Australia/MSCI Australia Annual Property Index, not all assets are valued by data providers during every 
quarterly submission period. In those periods when assets are not valued, the preceding valuations are 
held down (left unchanged) until a new appraised valuation is available for the asset. 

In the data collection template, the client provides the capital expenditure and other capital flows for the 
asset, but the capital value field is left blank when the asset is not valued for the quarter. 

In this scenario, the previous appraised capital value is used, adding any corresponding net capital 
expenditure to calculate the estimated capital value for the latest quarterly reporting period. 

When a new appraised valuation becomes available for the asset, back interpolation is performed between 
the previous and current appraised capital values to provide a best estimate for the intervening period or 
periods. 

1.4.6 Japan – Trust fees for investment through Trust Beneficiary Interest (TBI) 

For investments made through a Trust Beneficiary Interest (TBI), the buyer of the Trust Beneficiary 
Certificate regularly pays “Trust fees” to the holder of the legal title to the property. In the case of non-
availability of asset level data on trust fees in financial reports, the fees are derived as follows: 

• If Trust fees are available at portfolio level, then these are apportioned across assets based on the net 
purchase price and the number of days the asset has been in the portfolio 

• If Trust fees are not available, then these are assumed to be 0.045% of the net purchase price of each 
asset in the portfolio 

1.4.7 Japan – Purchase costs 

For properties purchased by listed funds (REITs), in the case of unavailability of purchase costs in financial 
reports, a rate of 4% is applied on all purchases. The gross purchase price is derived by adding transaction 
costs to the net purchase price. 

1.4.8 Japan – Apportionment of capital expenditure 

In the absence of property level disclosures on capital expenditure of certain portfolios in financial data in 
public sources, the data available at fund (portfolio) level are apportioned to derive amounts at property 
level. This is carried out for the MSCI Japan Annual Property Index. Apportionment is based on the capital 
value weights of the assets existing at the end of the reporting (measurement) period.  

1.5 Market specific data practices – Americas 

Currently there are no market specific practices in the Americas for direct property data and indexes.  
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Appendix III: Versioning Table 

 
Version Publication 

Date 
Key Changes 

V1.0 March 2016 Clarification of valuation requirements: valuations that are 
external and compliant with international valuation 
standards are preferred, but internal valuations and values 
compliant with a local professional standard are accepted, 
provided they are Market Values.  

Change to the Asset Exclusion Policy: reflects the 
decision to discontinue discretionary asset exclusion and 
not to exclude assets for reasons other than insufficient 
data quality. 

Change to the Correction Policy: correction period 
extended from 12 to 36 months. 

V1.1 June 2016 Added Section 4 on real estate index usage, which was 
left out in the March 2016 edition due to an administrative 
error and was included in previous versions of the 
methodology documents. 

V2.0 July 2016 Several methodological enhancements impacting the 
results were implemented: 

Discontinuation of discretionary flagging 

Introduction of a new global interpolation method 

Implementation of a global dominance rule 

Amended currency conversion 

New index reweighting 

Standardization of global yields 

New “same store” index type 

Revised assumptions on property management fees 

New global market size reweighting 

V2.1 February 
2017 

Several amendments have been made to the document: 

Paragraph 3.9 is added on Geographic Reporting, 
explaining the geographical hierarchy used in reporting. 

Paragraph 2.1 text on the direct real estate return 
investment computation methods amended to give more 
clarity on the definition and the difference between the 
samples. 
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Version Publication 

Date 
Key Changes 

Paragraph 5.1 added on the real estate index design 
guidelines. 

V2.2 November 
2017 

Several amendments have been made to the document: 

Paragraph 2.1 held-down valuations are included in the all 
asset grouping 

Paragraph 2.1 Active Management Segmentation is added 

Paragraph 2.2.7 is added on Net Operating Income 
Growth 

Paragraph 2.4.1 Modified Dietz Methodology is amended 
to give more clarity on the definition 

Paragraph 3.3.1 Fixed Rate Conversion. The first 
paragraph, which referred to the old methodology, has 
been removed 

Paragraph 4.1.4 Weighted Contribution to Relative 
Portfolio return is expanded to apportion the reconciliation 
term 

Paragraph 4.1.5 Attribution of Relative Returns is 
expanded to apportion the residual 

Paragraph 4.1.5 Attribution of Relative Returns. 

Terminology change from Structure Score to Allocation 
and from Property Score to Selection 

V 2.3 

 

April 2018 Several amendments have been made to the document:  

Additional paragraph in section (2.1) on the all assets filter 
in analytics products 

Added section 2.1.10 on internal rate of returns 

Added the gross capital adjustment for Ireland in section 
2.2.3 

V 3.0 January 
2019 

A large number of amendments have been made to the 
document. The most important are highlighted below: 

The MSCI Property Fund Index Methodology has been 
separated out and included in the MSCI Property Fund 
Indexes Methodology  

The Index Design Guidelines and Policies section has 
been moved to the MSCI Real Estate - Index Policies 

The methodology deviation section within the real estate 
analytics products has been separated out and included 
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Version Publication 

Date 
Key Changes 

in the Methodology Changes for MSCI Real Estate 
Analytics Products  

The Valuation Guidelines have been separated out and 
included in the MSCI Standards for Real Estate Valuations 

The below sections have been added: 

2.3 Data Treatment Practices and Assumptions 

3.1 Definition of Standard Indexes 

3.3.1 Detailed Property Type 

3.4.3 Geographical Breakdown for UK Regions 

3.5 Peer Group Indexes 

3.6 Value Band Filter Indexes  

3.7 Green Property Indexes 

3.8 Spliced Indexes 

4.7 Ranking / Distributions of Returns 

4.11 Client Supplied Weighting 

V 4.0 

 

June 2019 Name of the document changed from MSCI Global 
Methodology Standards for Real Estate Investments into 
MSCI Property Indexes Methodology  

The below section has been added: 

3.6.2 Fixed Value Band Filters 

Updated the wording of several sections in the document 

V 4.1 February 
2020 

Paragraph 2.3.3.3 UK and Ireland – Gross Capital Value 
Adjustment. The adjustments for Ireland have been 
updated on the back of the change in stamp duty rates in 
Ireland. 

Paragraph 2.3.3.7 has been added on Germany – 
Asynchronous Valuations  

Paragraph 2.3.3.8 has been added on Germany – No 
Apportionment of Capital Flows 

Paragraph 2.3.4.3 has been added on Asia – 
Asynchronous Valuations  

Paragraph 3.1 Standard Indexes. A note has been added 
to clarify that both the MSCI/PREA U.S. ACOE Quarterly 
Property Index (Unfrozen) as well as the Property Council 
/MSCI Australia Core Wholesale Annual Property Index 
(Unfrozen) are considered to be Standard Indexes. 
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Version Publication 

Date 
Key Changes 

Paragraph 4.1.1 Data treatment for assets with shared 
ownership. Note added on the treatment of assets with 
shared ownership.  

Paragraph 5.4.1 has been added on Operating Cost 
Hierarchy 

Paragraph 5.11 has been added on Asset Value Growth 

Updated the wording of several sections in the document 

V 4.2 September 
2020 

Section 2.3.3.1 updated to clarify the treatment of bad 
debts  

Section 5.4.1 updated reference to bad debt write off 

Updated the wording of several sections in the document 

V4.3 November 
2020 

Section 2.2: Removed reference to lease details as 
headline measure 

Section 4.2 and 4.4: Replaced operating expenditure with 
other irrecoverable expenditure to align with net income 
methodology for UK Monthly Property Index 

Section 5.6: Changes made to Decomposition of Capital 
Growth to align with the current methodology and how 
the analysis is presented in products 

Section 5.8: Correction to the formula of Semi Deviation 
(added square root) 

Section 5.10: Removed Tracking Error since it not is 
published in any of the products 

Section 6.4: Correction to Selection formula to align with 
the existing methodology 

V4.4 January 
2021 

Updated definition for Segment volatility exposure 

V4.5 March 2021 Updated the following definitions 

• Asset Value Growth (Section 5.11) 
• Total Return (Section 4.2) 
• Income Return (Section 4.3) 
• Capital Return (Section 4.4) 

V4.6 December 
2021 

Updated section 2.3.4.4 to include a note on automated 
valuation models adopted by Third-party valuers in Korea 



 

 

 

msci.com  Page 27 of 31 

 

© 2026 MSCI Inc. All rights reserved. Please refer to the disclaimer at the end of this document. 

MSCI property indexes methodology document | July 2026 

 

 
Version Publication 

Date 
Key Changes 

Updated section 6.4 to provide further clarity on 
attribution calculation logic 

Removed the reference to Sharpe Ratio from Sec 5.8 and 
Sec 8 (Glossary) as the measure is now not used after de-
commissioning of LIBOR 

V4.7 June 2022 Updated Section 3.1 and 4.9 to include details on 
reweighting methodology for MSCI Europe and Global 
Quarterly Property Indexes methodology  

Added Appendix II on Composition, Re-weighting Profile 
for Composite Indexes 

V4.8 March 
2023 

Updated section 2.3.3.4 to reflect the current property 
management cost assumptions used in France 

Updated Section 3.5 to align with the current filters 
configured w.r.t. Peer Group Indexes 

Updated section 4.11.1 to align with the current 
methodology on the fixed currency conversion 

Deleted definition for Yield ratio from Section 6.5 and 
Glossary of Terms (Appendix III) as it is not published in 
any product 

Included two new frozen indexes in section 4.8 on frozen 
history reporting - MSCI UK March September Biannual 
Property Index and The Property Council of 
Australia/MSCI Australia Core Wholesale Annual Property 
Index Published Quarterly 

Updated the wording of several sections in the document 

V4.9 September 
2023 

Removed section 2.3.3.5 on the market specific practice 
of excluding residential assets from France Bi-annual 
Property Index 

In section 4.7 amended the criteria on minimum sample 
requirement for showing percentile distributions from 10 
portfolios to 5 assets 

V5.0 February 
2024 

Updated section 5.6 to reflect additional layer of standing 
investment capital growth decomposition 
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Version Publication 

Date 
Key Changes 

V5.1 April 2024 Updated sections 2.3.4.1 and 2.3.4.2 to reflect change in 
market specific data practices for South Korea  

 

Added a section 2.3.3.7 to reflect market specific data 
practices for South Africa 

Added student housing and industrial outdoor storage 
within residential and industrial sector respectively in 
section 3.3.1 

V5.2 Jan 2025 Updated the index committee name change from Real 
Estate Index Committee (REIC) to Private Asset Index 
Committee (PAIC) to align with the expanded scope of the 
committee. 

V5.3 July 2026 Document re-aligned with the new MSCI Index 
Methodology structure. 

Sections related to index methodology have been 
retained in the document. 

Specific data practices moved to Appendix II. 

Introduced section on index composition focusing on 
inclusion requirements and changes in index 
composition. 

Multiple other wording edits. 
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Contact us 

About MSCI Inc. 

MSCI (NYSE: MSCI Inc.) strengthens global 
markets by connecting participants across the 
financial ecosystem with a common language. 
Our research-based data, analytics and indexes, 
supported by advanced technology, set 
standards for global investors and help our clients 
understand risks and opportunities so they can 
make better decisions and unlock innovation. We 
serve asset managers and owners, private-
market sponsors and investors, hedge funds, 
wealth managers, banks, insurers and corporates. 

To learn more, please visit www.msci.com 
msci.com/contact-us 

The process for submitting a formal index 
complaint can be found on the index regulation 
page of MSCI’s website at: 
https://www.msci.com/index-regulation. 
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