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Key Trends and Headlines

Bank retrenchment in the asset backed space
• Ba n k s  fa c in g  d u a l p r e s s u r e : Ba s e l (a s s e t  s a le ) 

+ CECL r e s e r v e s  (SRT/ Re g . Ca p )
• AUM o f  p r iv a t e  As s e t  le n d e r s  e x p e c t e d  t o  

g r o w  5x  in  10y r s .

GPs expanding their universe into other credit specialties
• As s e t - b a c k e d  t a n g ib le s ,  As s e t - b a c k e d  

in t a n g ib le s ,  & o t h e r  c o r p o r a t e

Increasing market concentration (GP Consolidation + Lending 
clubs)

• To p  25% GP s  a c c o u n t  fo r  50% o f  AUM
• Ma jo r  t a k e o v e r s  2023/ 2024 (e s t . o v e r  

18b illio n )
Significant growth in private debt secondaries

• Mo r e  GP s  r a is in g  d e d ic a t e d  c r e d it  s e c o n d a r ie s  
fu n d s

Higher for longer interest rates
• In c r e a s e d  s t r e s s  o n  lo w e r  q u a lit y  c r e d it

The importance of financial covenants
• Mu t e d  d e fa u lt s  in  t h e  p r iv a t e  c r e d it  s p a c e

Wall of Debt Maturities 
• $2 t r illio n  (a n d  g r o w in g ) w a ll o f  CRE d e b t  

m a t u r it ie s  c o m in g  in  t h e  n e x t  t h r e e  y e a r s . 

Property Types – The have and have not’s
• Off ic e  c o n t in u e s  t o  s t r u g g le  g e n e r a lly ,  a p a r t  f r o m  

s e le c t  t r o p h y  a s s e t s .  
• Re t a il h a s  r e c o v e r e d  p o s t  p a n d e m ic ,  w it h  a  fo c u s  o n  

g r o c e r y  a n c h o r e d  a n d  n e c e s s it y  b a s e d .
• Mu lt if a m ily  a n d  In d u s t r ia l c o n t in u e  t o  b e  o u r  p r im a r y  

fo c u s .

FOMC has inflation under control . . .  Maybe
• P e r s o n a l Co n s u m p t io n  Ex p e n d it u r e s  (P CE) a s  o f  

De c e m b e r  ‘24 r e le a s e  w a s  2.8%, d o w n  f r o m  it s  p e a k  o f  
7.2% o n  J u n e  ’22.  H o w e v e r ,  t h e  n e w  a d m in is t r a t io n ’s  
p la n  fo r  d e p o r t a t io n s  a n d  t a r if f s  a r e  h ig h ly  in f la t io n a r y .  

Effects of global warming and rising insurance costs
• Na t io n a l in s u r a n c e  c o s t s  c o n t in u e  t o  g r o w  

o u t la n d is h ly ,  w it h  a  fo c u s  o n  c o a s t a l a n d  h ig h - r is k  
a r e a s .  We  c o n t in u e  t o  c a r e fu lly  u n d e r w r it e  t h e s e  
r is k s .

It’s a great time to be a lender
• As s e t  v a lu a t io n s  h a v e  r e s e t  c r e a t in g  a n  a t t r a c t iv e  

e n t r y  p o in t  t o  le n d  a t  h ig h e r  r a t e s  w h ile  s izin g  t o  
d e b t  s e r v ic e  c o v e r a g e .       
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Ov e r v ie w  o f  NYSTRS P r iv a t e  De b t  P r o g r a m

Sub - StrategiesStrategy focus

2017
P r o g r a m  

e s t a b lis h e d  w it h  a  
1% t a r g e t

2%
P D Ta r g e t

$2.4b n  a c r o s s  11 s p o n s o r s  a s  o f  J u n e  30,  2024

0.5% to 5%
Re - b a la n c in g  r a n g e

Capital Preservation

Ta r g e t in g  8 - 10% n e t  IRR

Opportunistic / Return Maximization
 Ta r g e t in g  14 - 16% n e t  IRR

Direct Lending

Se n io r  De b t / Se n io r  Se cu re d  Lo a n s  t o  
Mid -m a rk e t  b u s in e s s  (p re fe ra b ly  

n o n - s p o n s o re d )/ ABL

Special Situation

Sit u a t io n  b a s e d ,  
Se c o n d a r y  s t r a t e g ie s ,  

o p p o r t u n is t ic  d e b t

Capital Solution /Mezz

Me zz. De b t ,  St r u c t u r e d  
d e b t  & Eq u it y

Program Overview 

80%

20%

Credit Cycle Experience / Workout and Restructuring Capabilities
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P r iv a t e  De b t  Ex p o s u r e s , as of June 30, 2024

Private Debt Exposure by Investment Type Private Debt Exposure by Geography

Direct Lending, 
66.5%

Mezzanine, 10.4%

Special Situation, 
23.1%

North America, 
90.6%

Western Europe, 
8.7%

Asia, 0.5%Rest of World, 
0.2%

• Ap p r o x . $800 m illio n
• Be lo w  Ta r g e t ,  c o n t in u e  t o  b u ild  o u t  p o r t fo lio
• Ro b u s t  p ip e lin e ,  fo c u s  o n  No r t h - Am e r ic a n  d ir e c t  le n d in g ,  o p p o r t u n is t ic  fu n d s  s e le c t iv e ly

2025 Private Debt 
Target Allocation Range 

(CY)
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Wh a t  d o e s  NYSTRS t a r g e t  in  P r iv a t e  De b t ?

Lower Middle 
Market 

Companies

Teams With 
Workout Experience

Focus on Capital 
Preservation

Limited 
sponsor or 

Non - sponsor 
situations

Limited -
syndication or 

non - syndicated 
debt

Strong Credit 
Underwriting

Successful 
track record 
of investing 

across market 
cycles

Capital 
solutions -

based 
lending
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Ov e r v ie w  o f  NYSTRS Co m m e r c ia l Re a l Es t a t e  De b t  P r o g r a m

Opportunistic
Commingled Funds

Core Plus
Programmatic Separate Accounts

Direct Lending

• New vintage stabilized assets.

• Cash flowing with long term leases.

• Target 50% to 65% loan-to-value in stable or 
growing markets.

• Focus on industrial, multifamily, and grocery 
/ necessity-based retail property types.

• Target $50 million and up loan sizes.

IG CMBS

• Conduit

• Single Asset / Single Borrower

Programmatic Separate Accounts where 
NYSTRS retains discretion

• Mezzanine debt

• First mortgage bridge loans

• B Note investments

• Constructions loans

• Freddie Mac K-Series B-pieces

• Non-IG CMBS

Closed End Commingled Funds

• Seasoned managers with realized track 
record on third vintage or later.

• Uniquely positioned to outperform the 
market with geographical and sector 
specializations.

• Vertically integrated firm with capabilities to 
take over and work out an asset.

Core
Direct Lending / IG CMBS
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GCM Grosvenor Separate Account 

8

• $600 m illio n  ​o f  c a p it a l c o m m it m e n t s  a c r o s s  4 v in t a g e s , d a t in g  b a c k  t o  2015. 
• Th e  s t r a t e g y  fo c u s e s  o n  in v e s t m e n t s  s p o n s o r e d  b y  s m a ll a n d  e m e r g in g  in v e s t m e n t  m a n a g e r s  

im p le m e n t in g  r e a l e s t a t e  d e b t  in v e s t m e n t  s t r a t e g ie s  w it h  a  t a r g e t  o f  50% o f  t h e  in v e s t m e n t s  t o  Min o r it y  
a n d  Wo m e n  Bu s in e s s  En t e r p r is e  (MWBE) f ir m s . 

• Th e  s t r a t e g y  h a s  f le x ib ilit y  t o  m a k e  p r im a r y  fu n d  in v e s t m e n t s , jo in t  v e n t u r e s , s e e d  in v e s t m e n t s , c o -
in v e s t m e n t s  a n d  o n  a n  o p p o r t u n is t ic  b a s is , s e c o n d a r y  in v e s t m e n t s  w it h  e m e r g in g  m a n a g e r  s p o n s o r s .

• Th e  a c c o u n t  p r o v id e s  a n  e ff ic ie n t  v e n u e  fo r  t h e  Sy s t e m  t o  a c c e s s  t h e  e m e r g in g  m a n a g e r  a n d  MWBE s p a c e .  
GCM a c t s  a s  a n  e x t e n s io n  o f  s t a ff , h a v in g  q u a r t e r ly  m e e t in g s  w it h  u s  a n d  p r o v id in g  t r a n s p a r e n c y  in t o  t o p  
p e r fo r m in g  g r o u p s  fo r  p o t e n t ia l fu t u r e  d ir e c t  in v e s t m e n t s .

• Ta r g e t  r e t u r n  o f  12- 13% g r o s s  IRR, 10- 11% n e t  IRR.
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Co m m e r c ia l Re a l Es t a t e  De b t  Ex p o s u r e s , as of June 30, 2024

Exposure by Property Type Exposure by Geography

• $1.1 t o  $1.3 b illio n  t o  d e p lo y ,  w it h  a  6% t a r g e t  a n d  a  p o lic y  r a n g e  o f  2% t o  10% o f  Sy s t e m  a s s e t s .
• Fo c u s  o n  d ir e c t  le n d in g  a n d  in v e s t m e n t  g r a d e  CMBS in  t h e  Un it e d  St a t e s  a s  w e ll a s  s e le c t  in v e s t m e n t s  

in  e x is t in g  s e p a r a t e  a c c o u n t s  a n d  o p p o r t u n is t ic  fu n d s .

2025 Real Estate Debt 
Target Allocation 

Range (CY)
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Questions?
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