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1 Introduction 

The objective of ‘MSCI Global Quarterly Property Fund Index (Unfrozen)’ (“GPFI”) is to represent the 
performance of global unlisted open-ended pooled real estate funds, with a core or core-plus investment 
mandate, that are quarterly valued. The funds can be invested anywhere in the world through a single 
country, cross border or pan-regional investment mandate. The Index is value-weighted based on the 
capital employed of its constituent property funds and the returns are calculated in US Dollars (USD) using 
fixed currency conversion methodology.  
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2 Methodology Documentation Set 

The construction and maintenance rules for the GPFI are collectively described in the following 
documents: 

2.1 MSCI Real Estate Index Policies 

The MSCI Real Estate – Index Policies document describes the various governance policies related to the 
construction, maintenance and termination of the MSCI Private Real Estate indexes to provide consistency 
in decisions and avoid ambiguity in its responses to particular events. 

2.2 MSCI Property Fund Indexes Methodology 

The MSCI Property Fund Indexes Methodology describes the general methodology that is being used for 
the calculation of the MSCI Property Fund Indexes and includes the methodology for the index 
composition, data requirements and index calculation methodology.  

2.3 MSCI Global Quarterly Property Fund Index (Unfrozen) Methodology 

This document includes the rules and methods specific to the GPFI. 

  

https://www.msci.com/documents/1296102/1311232/MSCI+Real+Estate+-+Index+Policies.pdf/3ff76e55-16e6-d0a1-0521-bf1ee0e12ded?t=1560338188287&download=true
https://www.msci.com/documents/1296102/1311232/MSCI+Property+Fund+Indexes+Methodology.pdf/c6aa6d08-aba2-e608-be91-d69d53864256?t=1560338186894&download=true
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3 MSCI Global Quarterly Property Fund Index (Unfrozen)  

3.1 Initial Index Inclusion Requirements 

Inclusion Requirements for MSCI Global Quarterly Property Fund Index (Unfrozen)  

In addition to the standard MSCI requirements for MSCI Property Fund Indexes (refer to MSCI Property 
Fund Indexes Methodology for further details), there are additional eligibility requirements for initial 
inclusion in the GPFI. The fund should: 

1. Have a minimum of 85% of their Gross Asset Value (GAV) invested in direct property. 

2. Have their underlying direct property performance measured by MSCI at least quarterly  

3. Be open-ended or semi open-ended. In case a fund closes to new contributions or redemptions, 
its inclusion in the index will be reviewed. Semi open-ended funds are open-ended funds where 
investors may be subject to an initial "lock in" for the first 3 to 5 years of the life of the fund during 
which either,  

a. investors are not permitted to redeem their investment, or  

b. redemptions by investors are restricted to a maximum fixed percentage of their investment 
in any one year 

4. Have a GAV greater than USD 100 Million (funds not denominated in USD will be converted at 
latest quarter’s end exchange rate). Based on this criteria assessment using latest period GAV at 
the point of inclusion, the fund will be included with full history 

5. Have a core or core-plus investment mandate as reported by the fund 

6. Carry no more than 60% leverage, where leverage is defined as the ratio of total debt to the fund’s 
total Gross Asset Value 

 

 

 

 

 

 

 

 

 

 

https://www.msci.com/documents/1296102/1311232/MSCI+Property+Fund+Indexes+Methodology.pdf/c6aa6d08-aba2-e608-be91-d69d53864256?t=1560338186894&download=true
https://www.msci.com/documents/1296102/1311232/MSCI+Property+Fund+Indexes+Methodology.pdf/c6aa6d08-aba2-e608-be91-d69d53864256?t=1560338186894&download=true
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3.2 Change in Composition 

The addition of new funds and withdrawal/termination of existing funds are normal events in the evolution 
of the MSCI Property Fund Indexes. There are additional requirements and clarification for the GPFI. 

New Funds: 

1. are required to provide sufficient and complete data of their investment performance for a minimum 
of either four quarters or the period from date of launch of the fund. 

Removed/Withdrawn Funds: 

1. Withdrawal from the Index should be through written communication to MSCI.  

Re-admitted Funds: 

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

2. Re-admitted funds 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. 

3.3 Index Series 

The standard index publication for GPFI comprises of a NAV level series and an Asset level series. 

1. MSCI Global Quarterly Property Fund Index (Unfrozen) – NAV level Series: The NAV Series are 
value weighted and measures Net Asset Value (NAV) returns compiled from NAV and other 
investment related data collected at fund level. 

2. MSCI Global Quarterly Property Fund Index (Unfrozen) – Asset Level Series: The Asset-level 
Series is calculated using quarterly valuations of the direct real estate investments of GPFI 
constituents. 

The underlying fund constitution of both the series of GPFI are identical. 

 

 

 

https://www.msci.com/documents/1296102/1311232/MSCI+Real+Estate+-+Index+Policies.pdf
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3.4 Sub-Indexes 

GPFI currently comprises of a standard index (refer to section 3.3), and regional sub-indexes based on 
funds’ investment strategy towards national market or across region as per funds’ documentation. The 
hierarchy of the sub-indexes is outlined below:  

MSCI Global Quarterly Property Fund Index (Unfrozen) – All Regions 

a. MSCI Global Quarterly Property Fund Index (Unfrozen) – Asia Pacific 
b. MSCI Global Quarterly Property Fund Index (Unfrozen) – Europe 
c. MSCI Global Quarterly Property Fund Index (Unfrozen) – North America 

 

Each of these Indexes has a base date of January 2007. 
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4 Data Provision Requirements 

4.1 Net Asset Value Reporting Requirements 

In addition to the standard requirements, as part of the MSCI Global Data Standards for Real Estate 
Investments, there are additional requirements for the NAV. These requirements are: 

1. Vehicles are required to report their NAV on at least a quarterly basis and should have done so for the 
whole of the period of their performance history within the Index.    

2. Constituents of the Index must agree to calculate their NAV on a consistent basis from quarter to 
quarter. This basis will that specified in their own articles of association (or equivalent). 

3. Each fund’s NAV should be based on the valuation of at least 95% of the value of its property portfolio. 
The valuation must also cover properties held through joint or indirect investments. Any other indirect 
property investments, such as shares in listed property companies and derivatives, should also be re-
valued. 

4. The revaluation of the property portfolio should be undertaken each quarter as per Market Value1 
definition determined by the International Valuation Standards or equivalent. All properties should be 
valued by a third-party appraiser at least annually. 

 

 

 

 

 

 

 

 

 

 

 

 

1 Refer to MSCI Standards of Real Estate Valuations for more details 

https://www.msci.com/documents/1296102/1311232/MSCI+Standards+for+Real+Estate+Valuations+%281%29.pdf/685039c8-b015-fa82-65a5-a84a0309f538?t=1560417883548
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5 Index Calculation Methodology 

5.1 Methodology Transition 

MSCI consulted with the real estate investment community on the incorporation of a time-weighted return 
methodology including adjustment for daily-weighted external cash flows for use in the MSCI Property 
Fund Indexes methodology for return calculation and index weighting methodology for MSCI Global 
Quarterly Property Fund Index.  

As announced in April 2020 following the public consultation, the new methodology is implemented 
starting with Q3 2021 results reporting of GPFI. The methodology for GPFI has been changed to align it 
with the methodology changes made to underlying regional indexes. 

Starting Q3 2021 reporting, the GPFI Methodology is constructed by applying the Time-Weighted Return 
index calculation methodology (with the exception of UK and USA Property funds) as detailed in the MSCI 
Property Fund Indexes Methodology (Section 4.3). Until Q2 2021, the methodology was constructed by 
applying the Unitized index calculation methodology (with exception of USA property funds and Canada 
property funds for all periods and Pan-Asia property Funds from July 2017 to June 2020) as detailed in 
the MSCI Property Fund Indexes Methodology (Section 4.2).  

While the performance of UK property funds in GPFI will be calculated using Time weighted return (TWR) 
methodology starting index results of Q1 2022, the performance of USA property funds in GPFI will 
continue to use Modified Dietz calculation methodology. The performance of Pan-Asia funds in GPFI will 
be calculated based on Time-weighed return methodology from the quarter ending June-2017. Prior to 
this, the performance in GPFI will continue to be calculated as per unitized methodology. Longer term 
returns are calculated based on the combination (splicing) of the two methodologies as outlined in the 
illustration below. 

 

 

 

 

 

 

 

 

 

 

 

https://www.msci.com/documents/1296102/12968204/MSCI+Property+Fund+Index+Methodology+Change+Consultation+Conclusion+announcement.pdf/75f317d3-e66b-9e05-aea1-bb0f3632bf39?t=1585756315503
https://www.msci.com/documents/1296102/1311232/MSCI+Property+Fund+Indexes+Methodology.pdf/c6aa6d08-aba2-e608-be91-d69d53864256
https://www.msci.com/documents/1296102/1311232/MSCI+Property+Fund+Indexes+Methodology.pdf/c6aa6d08-aba2-e608-be91-d69d53864256
https://www.msci.com/documents/1296102/1311232/MSCI+Property+Fund+Indexes+Methodology.pdf/c6aa6d08-aba2-e608-be91-d69d53864256
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Table 1: Splicing of Index Calculation Methodology 

Sub-index 
Index 
Constituents by 
Region/Strategy 

Index Calculation Methodology 

Modified Dietz Unitized Time-Weighted Return 

Asia Pacific Pan-Asia - 
Till March 
2016 

April 2016 onwards 

 
Australia (Core 
Wholesale) 

- Till June 2021 July 2021 onwards 

Europe 

Pan-Europe - Till June 2021 July 2021 onwards 

UK - 
Till December 
2021 

Jan 2022 onwards 

Netherlands - 
From 2008-
2012 

- 

North 
America 

USA All periods - - 

Canada Till June 2021 - July 2021 onwards 

 

5.2 Weighting 

The funds included in the GPFI are weighted based on the index calculation methodology used to calculate 
return for the fund. The weighting process for each index calculation methodology is summarized below 
and is detailed in the MSCI Property Fund Indexes Methodology (Section 4). 

 

Calculation methodology Constituent Weighting based on 

Modified Dietz Weighted average equity 

Unitized NAV at the beginning of the month 

Time-Weighted Return 

Capital employed (which is derived as 

previous period Net Asset Value (NAV) adjusted 
by external cashflows) 

 

5.3 Rules for Performance Reporting 

MSCI applies both the standard confidentiality rule, and the fund dominance rule, to determine if index 
results will be made available. Please refer to MSCI Property Fund Index Methodology for details. 

https://www.msci.com/documents/1296102/1311232/MSCI+Property+Fund+Indexes+Methodology.pdf/c6aa6d08-aba2-e608-be91-d69d53864256
https://www.msci.com/documents/1296102/1311232/MSCI+Property+Fund+Indexes+Methodology.pdf/c6aa6d08-aba2-e608-be91-d69d53864256
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5.4 Unfrozen History Reporting 

The GPFI returns are unfrozen, which means they do not have fixed histories and returns will be updated 
when new data becomes available or corrections are made. Therefore inclusion of a new fund with 
historical data impacts the historical index returns. MSCI evaluates from time to time, the need to determine 
if it is suitable to freeze the Index. 
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6 Appendix I: Inclusion criteria for MSCI Global Quarterly 
Property Fund Index (Unfrozen) 

# Index Inclusion Rules  Criteria  

1  Listing Status 
Unlisted 

2 Fund Structure Open or semi-open-ended fund 

3 Minimum Direct Real Estate Investment 85% of GAV 

4 Minimum Fund Size (by GAV) USD 100 Million 

5 Investment style 
Reported as Core or Core-plus by the fund 

6 Maximum Fund Leverage 60% of GAV 

7 Data provision requirement 

Longest possible history, subject to a minimum of 

either four quarters, or the period from the date of 

launch of the fund 

8 Property Valuation 

At least quarterly valuation (internal or external) 

External valuation at least annually 
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7 Appendix II: Versioning Table 

Version Publication Date Key changes 

V1.0 December 2021 First release of the MSCI Global Quarterly Property 
Fund Index (Unfrozen) methodology document 

V1.1 March 2021 Clarification in Section 1, Section 2.1 and Appendix I 
about inclusion of funds with core/core-plus investment 
style, as per fund’s self-reported data. 

V1.2 November 2025 Update section 5.1 to reflect the updated splicing date 
for APFI from Unitized to TWR. 
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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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as such. The relevance, correlations and accuracy of Signals frequently change materially over time.  

The Information may include data relating to indicative prices, evaluated pricing or other information based on estimates or evaluations (collectively, “Evaluations”) that are not 
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their products or services, are fiduciaries or make any recommendation, endorsement, or approval of any investment decision or asset allocation. Likewise, the Information does 
not represent an offer to sell, a solicitation to buy, or an endorsement of any security, financial product, instrument, investment vehicle, or trading strategy, whether or not linked 
to or in any way based on any MSCI index, rating, subcomponent, or other Information (collectively, “Linked Investments”).The Information should not be relied on and is not a 
substitute for the skill, judgment and experience of any user when making investment and other business decisions. MSCI is not responsible for any user’s compliance with 
applicable laws and regulations. All Information is impersonal, not tailored to the needs of any person, entity or group of persons, not objectively verifiable in every respect, and 
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