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CURRENTLY

Completed construction that has achieved 
60% occupied status since the end of 
construction or has been available for 
occupancy for more than one year. In 
stabilized, operating phase.

Definition of 
Lifecycle OPERATING
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PROPOSED

Property that has received a Certificate of 
Occupancy (CofO). The property must be 
60% leased OR be one year past its CofO, 
whichever comes first.

NOTE that once a property enters the Index 
as Operating, it remains in the index even 
when falling below the 60% threshold 
indicated above. 
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CURRENTLY

➢ Operating Properties (at least 60% 
occupied)

➢ Properties under development are 
excluded from the NPI, but collected in 
the Database. Once a property is at an 
initial occupancy level of least 60%, or, for 
recently developed properties, 1 year has 
passed since the Certificate of Occupancy 
was issued, the property's life cycle 
should be changed to 'Stabilized' through 
the 'Edit Properties' screen. The property 
will then be included in the NPI if all other 
eligibility requirements listed above have 
been met. Existing properties should be 
brought into the Database at the current 
market value and life cycle.

LIFECYCLE Criteria 
for Inclusion into 
the NPI
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Proposed

➢ Operating Properties

➢ Properties under initial development are excluded from the NPI and 
NPI-Plus. Before entering those indexes, property must have:
o Received a Certificate of Occupancy (CofO)
o Met a PercentLeased / Time requirement

▪ 60% Leased OR one year past CofO, whichever comes first
o Property should have Fair Value based on internal or external 

valuation for both the Beginning and Ending Market Value, with 
both values based on Lifecycle Operating*

NOTE that once a property enters the Index as Operating, it remains in 
the index even when falling below the 60% threshold indicated above. 
The property remains in the index even if its lifecycle changes.
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*Different managers have different policies when valuing development. Often, 
if a property transitions from development to operating, it would warrant a re-
valuation in that quarter. However, there are instances where a property could 
transition late in the quarter and miss the opportunity to be revalued as an 
operating property. Whether it be timing, manager choice, or some other 
reason, there are instances where this occurs. In this case, at the end of that 
quarter, the lifecycle is operating but the value submitted was still from its 
development phase. If it were to enter the index the following quarter, its 
beginning market value would be based on development and ending market 
value based on operating, hence causing an appreciation pop inappropriate to 
an index of operating properties. 
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For Newly Acquired Assets
Appendix 1 of the current NCREIF Data Contributor Manual shows 
Qualifying Characteristics of properties to be included in the NPI. 
Included is the following:

It also states, (as part of Note 1), that, “Existing properties should be brought into the Database at the current 

market value and life cycle”.

Questions (Reminder – NPI is intended to be an index of operating properties, not necessarily a core index):

• If acquiring an existing property that is less than 60% leased, it’s supposed to be included. Let’s say it’s a new 

development and the purchase includes rental guarantees from the seller that would bump leasing above 60%, 

should that property be included in NPI?

o Do we need clarifying language around rental guarantees?

• If a property is acquired that is greater than 60% leased, but the intent is a value-add strategy with the intent to 

redevelop, should that property be included in NPI?

• If a manager plans a redevelopment of a currently held NPI property, should that property be removed from NPI?
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FINALLY…..
on this topic anyway

Let’s confirm or debate: Is 60% still the right leasing threshold for the Operating 
definition?

Historical context: Threshold long ago was 80%. Changed during the long real 
estate downturn of the early 90s.


