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1 Introduction 

The objective of the MSCI/APREA Pan-Asia Quarterly Property Fund Index (Unfrozen) (“Pan-Asia PFI”) is 
to represent the performance of unlisted open-ended pooled real estate funds with an Asia Pacific 
investment mandate. The Index is value-weighted based on the capital employed of its constituent 
property funds each month and is denominated in US Dollars (USD). 

 

2 Methodology Documentation Set 

The construction and maintenance rules for the Pan-Asia PFI 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/APREA Pan-Asia Quarterly Property Fund Index (Unfrozen) 
Methodology 

This document includes the rules and methods specific to the Pan-Asia PFI. 

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/APREA Pan-Asia Quarterly Property Fund Index 

(Unfrozen) Methodology 

3.1 Initial Inclusion Requirements 

1.1.1 Inclusion Requirements for MSCI/APREA Pan-Asia 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 Pan-Asia PFI. The Pan-Asia PFI comprises of funds that adhere to specific criteria relating 
to their investment mandate and their structure. In order to be included into Pan-Asia PFI, funds must: 

1. Not be listed on a stock exchange. 

2. Be professionally managed pooled / commingled property funds providing access to direct property 
returns, where at least 80% of the Gross Asset Value (excl. cash) is invested in direct property in the 
Asia Pacific region. Funds of property funds, debt funds and property derivative funds are not eligible 
for inclusion within the Index. 

3. Be open-ended and 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,  

• investors are not permitted to redeem their investment, or 

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

4. Have a discretionary mandate to manage its investments through its General Partner / Manager or 
equivalent for the fund.  

5. At the point of index inclusion and based on the latest period data, have investment in minimum three 
countries within Asia Pacific region and no country should represent more than 70% of fund’s direct 
real estate capital value. Based on this criteria assessment using latest period data at the point of 
inclusion, the fund will be included with full history. 

6. Have a Net Asset Value (NAV) greater than USD 100 Million. Based on this criteria assessment using 
latest period NAV at the point of inclusion, the fund will be included with full history.  

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

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

 

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 Quarterly Eligibility Assessment Of Index Constituents 

The fund characteristics may change over time either strategically or temporarily due to market 
movements or transaction activity.  Quarterly review and observation period are designed to ensure that 
the index composition is aligned with index inclusion criteria on an on-going basis and are aimed at stability 
of index composition. It also ensures periodic governance and oversight on index composition and 
reporting based on rules based approach. 

Quarterly Review: Following index inclusion, MSCI reviews the constituent funds of the Pan-Asia PFI 
every quarter for their eligibility into the index based on some of the rules mentioned in section 6.1. Any 
non-adherence to the criteria based on quarterly eligibility assessment of the funds will result in a rules 
based index exclusion. 

Observation Period is defined as a time window of four quarters in which MSCI will monitor the existing 
index funds that are in temporary non-adherence to a particular criteria. Any non-adherence to the relevant 
criteria for four consecutive quarters will result in rules based exclusion of fund in the fourth quarter.  

The rules within the scope of Quarterly Review and Observation Period are listed in section 6.1 Appendix 
II: Inclusion criteria for MSCI/APREA Pan-Asia Quarterly Property Fund Index (Unfrozen). 

1.1.2 Exhibit 1 - Illustration of Methodology – Introduction of Observation 
Period for Existing Index Constituents 

  Period 1 Period 2 Period 3 Period 4 Period 5 Period 6 Period 7 Period 8 

Criteria 
adherence 
(Yes / No) 

Yes No No No No No No Yes 

  
Observation Period During Non-

adherence (4 quarters) 
    

 
Index 

Inclusion 
Status 

(Yes / No) 

Yes Yes Yes Yes No No No Yes 
 

 

Note: Period represents one quarter 
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 3.3 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 Pan-Asia 
PFI. 

New Funds: 

a. New funds are required to provide sufficient and complete data to compile the longest possible 
history of their investment performance, subject to a minimum of either twelve quarters or the 
period from date of launch of the fund. 

Removed/Withdrawn Funds: 

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

b. A change of mandate, structure, branding or manager does not warrant the removal of historical 
performance from the index and market information products. 

Re-admitted Funds: 

a. 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. 

b. 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. 

  

https://www.msci.com/documents/1296102/1311232/MSCI+Real+Estate+-+Index+Policies.pdf
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 4 Data Provision Requirements 

4.1 Net Asset Value Reporting Requirements 

In addition to the standard requirements described in the MSCI Global Data Standards for Real Estate 
Investments, there are additional requirements for the Net Asset Value (NAV) used in the Pan-Asia PFI. 
These requirements are: 

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

b. The NAV should be based on the quarterly revaluation of at least 95% of the value of each fund’s 
property portfolio (including the value of other assets held through joint/indirect investments, 
derivatives and cash). 

c. 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.  

d. Constituents of the Indexes must agree to calculate their NAV on a consistent basis from quarter 
to quarter, which must be as specified in their own articles of association or equivalent. 

e. NAVs used in performance calculations are net of fund management fees. 

  

 

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

https://www.msci.com/documents/1296102/1311232/MSCI+Global+Data+Standards+for+Real+Estate+Investment.pdf/35c1e209-575f-fc64-9572-86d02d66b5b8
https://www.msci.com/documents/1296102/1311232/MSCI+Global+Data+Standards+for+Real+Estate+Investment.pdf/35c1e209-575f-fc64-9572-86d02d66b5b8
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 

The Pan-Asia PFI Methodology is constructed by applying the Time-Weighted Return computation 
methodology as detailed in the MSCI Property Fund Indexes Methodology (Section 4.3).  

5.1 Weighting 

 

The Index is value-weighted, based on the capital employed (which is derived as previous period Net 
Asset Value (NAV) adjusted by external cashflows) of its constituent property funds each month. 

5.2 Unfrozen History Reporting 

The Pan-Asia PFI 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, the inclusion of a new 
fund with historical data or any changes to historical data of existing index constituents impacts the 
historical index returns. MSCI evaluates from time to time, the need to determine if it is suitable to freeze 
the Index. 

 

5.3 Local Currency Return 

For funds with multiple currency exposures through underlying holdings, the gain/loss on currency 
translation is an important driver of return. These measures therefore aim to calculate the return in local 
currency of the fund’s holdings excluding impact of currency translation and currency hedging.  The 
local currency return calculation also uses the Time-Weighted Return computation methodology as 
detailed in the MSCI Property Fund Indexes Methodology (Section 4.3). 

 

5.3.1 NET TOTAL RETURN 

Net of fees return in local currency  

 

 

 

Where  

FXchanget is the Gain or loss on currency translation impacting the fund NAV in month t  

FXhedgingt is the Gain or loss on currency hedging impacting the fund NAV in month t 

FX  hedging MVt-1 is the Fair value of currency hedge  

𝑁𝑒𝑡 𝑇𝑜𝑡𝑎𝑙 𝑅𝑒𝑡𝑢𝑟𝑛 =
𝑁𝐴𝑉𝑡  − 𝑁𝐴𝑉𝑡−1 − 𝑁𝐶𝐼𝑡 − (𝑁𝐼𝑌𝑡 − 𝐷𝑖𝑠𝑡𝑡) + 𝑁𝐼𝑌𝑡  − 𝐹𝑋𝑐ℎ𝑎𝑛𝑔𝑒𝑡 − 𝐹𝑋ℎ𝑒𝑑𝑔𝑖𝑛𝑔𝑡

𝑊𝑒𝑖𝑔ℎ𝑡𝑒𝑑 𝐸𝑞𝑢𝑖𝑡𝑦𝑡  − 𝐹𝑋 ℎ𝑒𝑑𝑔𝑖𝑛𝑔 𝑀𝑉𝑡−1
 

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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5.3.2 GROSS TOTAL RETURN 

Gross of fees return in local currency  

 

 

Where  

FXchanget is the gain or loss on currency translation impacting the fund NAV in month t 

FXhedgingt is the gain or loss on currency hedging impacting the fund NAV in month t 

FX  hedging MVt-1 is the Fair value of currency hedge  

Feest is the total fees (management + incentive) in month t 

  

𝐺𝑟𝑜𝑠𝑠  𝑇𝑜𝑡𝑎𝑙 𝑅𝑒𝑡𝑢𝑟𝑛 =
𝑁𝐴𝑉𝑡  − 𝑁𝐴𝑉𝑡−1 − 𝑁𝐶𝐼𝑡 − (𝑁𝐼𝑌𝑡 − 𝐷𝑖𝑠𝑡𝑡) + 𝑁𝐼𝑌𝑡 + 𝐹𝑒𝑒𝑠𝑡 − 𝐹𝑋𝑐ℎ𝑎𝑛𝑔𝑒𝑡 − 𝐹𝑋ℎ𝑒𝑑𝑔𝑖𝑛𝑔𝑡

𝑊𝑒𝑖𝑔ℎ𝑡𝑒𝑑 𝐸𝑞𝑢𝑖𝑡𝑦𝑡  − 𝐹𝑋 ℎ𝑒𝑑𝑔𝑖𝑛𝑔 𝑀𝑉𝑡−1
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 6 Appendix I: Inclusion criteria for MSCI/APREA Pan-Asia 
Quarterly Property Fund Index (Unfrozen) 

Inclusion criteria - MSCI/APREA Pan-Asia Quarterly Property Fund Index (Unfrozen) 

Inclusion Rule Criteria 

Eligibility 
reviewed at the 
point of 
Inclusion  

Quarterly 
review  of 
eligibility 

Observation period 

1. Investor Type 
Institutional 
Property Funds ✓ - - 

2. Listing status Unlisted ✓ ✓ - 

3. Fund Structure 
Open or Semi 
open-ended fund  ✓ ✓ - 

4. Minimum Direct Real 
Estate investment in Asia 
Pacific region 

80% of GAV (excl. 
cash)  ✓ ✓ 4 Quarters 

5. Does the General 
Partner/Manager or 

equivalent for the fund 
have a discretionary 

mandate to manage its 
investment? 

Yes ✓ - - 

6. Geographical 
Diversification 

Investment in at 
least 3 Countries 
within Asia Pacific 
region with no 
more than 70% of 
direct property 
capital value in 
single country 

✓ - - 



 

 

 

 

msci.com  Page 11 of 15 

 

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

MSCI/APREA Pan-Asia Quarterly Property Fund Index (Unfrozen) 
Methodology | February 2026 

 

 Inclusion criteria - MSCI/APREA Pan-Asia Quarterly Property Fund Index (Unfrozen) 

Inclusion Rule Criteria 

Eligibility 
reviewed at the 
point of 
Inclusion  

Quarterly 
review  of 
eligibility 

Observation period 

7. Minimum Fund NAV 
requirement 

USD 100 Million ✓ - - 

8. Maximum Fund 
Leverage 

60% of GAV ✓ ✓ 4 quarters 

9. Are the underlying 
direct property 
performance of the fund 
measured by MSCI at 
least quarterly? 

Yes  ✓ ✓ - 

10. Property Valuation 

At least Quarterly 
valuation (internal 
or external), 

 

External valuation 
at least once 
annually 

✓ ✓ - 

11. Minimum Quarterly 
Fund Valuation 

At least 95% of 
GAV to be valued 
each quarter 

✓ ✓ - 

12. Data provision 
requirements 

Longest possible 
history, subject to a 
minimum of either 
3 years. Where 
fund is launched 
during the past 3 
years, data should 
be provided from 
the date of launch 
of the fund 

✓ - - 
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7 Appendix II: Versioning Table 

Version Publication 
Date 

Key Changes 

V1 August 2021 First release of the MSCI/APREA Pan-Asia Quarterly Property Fund 
Index (Unfrozen) Methodology Document 

V2 November 
2024 

Section 5.3 Local Currency Return has been added  

  



 

 

 

 

msci.com  Page 13 of 15 

 

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

MSCI/APREA Pan-Asia Quarterly Property Fund Index (Unfrozen) 
Methodology | February 2026 

 

 

 

 

  

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. 

AMERICA 

United States 

Canada 

Brazil 

Mexico 

+ 1 888 588 4567 * 

+ 1 416 687 6270 

+ 55 11 4040 7830 

+ 52 81 1253 4020 

EUROPE, MIDDLE EAST & AFRICA 

South Africa 

Germany  

Switzerland 

United Kingdom 

Italy 

France 

+ 27 21 673 0103 

+ 49 69 133 859 00 

+ 41 22 817 9777 

+ 44 20 7618 2222 

+ 39 02 5849 0415 

+ 33 17 6769 810 

ASIA PACIFIC 

China 

Hong Kong 

India 

Malaysia 

South Korea 

Singapore 

Australia 

Taiwan  

Thailand 

Japan 

* toll-free 

+ 86 21 61326611 

+ 852 2844 9333 

+ 91 22 6784 9160 

1800818185 * 

+ 82 70 4769 4231 

+ 65 67011177 

+ 612 9033 9333 

008 0112 7513 * 

0018 0015 6207 7181 * 

+ 81 3 4579 0333 

http://www.msci.com/
https://www.msci.com/index-regulation
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