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Debt / Derivative Mark-to-Market Task 
Force: Review Fields & Support Attribution

Purpose: In the course of dissecting performance for Open-End funds, 
NCREIF staff recognized that more clarity is required around debt 
obligations and derivatives. 

A task force was formed to review currently collected fields and explore if 
new fields are required to support attribution effort.

T i m e l i n e :

• June 2020: Task force launches

• July 2021: Proposal presented, refined, and 
approved by Sponsoring Committees

• November 2021: Board approved

• 2022: Staff dissects proposal and creates 
implementation plan

• Late 2023: Project Impact Phase II. 
Implementation will follow release of new 
Submission System and Manual  

Actions
• Clarify Submission Guidance

• Property Level fields: Debt Balance at Book Value; Debt Balance 
at Market Value; Interest Expense

• Fund-level fields: Mortgage Notes Payable; Credit_Other
Financing Facilities Payable; Construction Loans Payable; Net 
Financing Costs; Appreciation Unrealized; Realized Real Estate; 
Debt Payable

• Collect New Fields
• Property Level: Add two questions regarding Derivatives and 

collect Beginning and Ending Derivative Market Values.
• Fund-level: Collect Derivatives at Market Value and Appreciation 

Unrealized Derivatives:
• Update FixedorFloating field to make it a required field. Rename it 

IntRateFixedorFloating



Debt and Derivative Mark-to-Market Task Force, November 2021 
Sponsored by NCREIF’s Accounting and Performance Measurement Committees 
 

Backdrop 
 
In the course of dissecting performance for ODCE funds by NCREIF, it became obvious that more clarity is 
required around debt obligations and derivatives.  Currently three fields are collected as part of the 
quarterly property data collection process.  They are Debt Payable at Principal Balance (DOB), Debt Payable 
at Market Value (DMV), and Interest Expense (IE). 
 
Unfortunately, there are many questions around those three fields.  For instance: 

• Does DMV include debt related derivative balances at market value? 

• Does interest expense include amortization of financing costs? 

• Does financing costs include those pertaining to just debt, or are derivative-related adjustments 
related to interest costs included? 
 

With regards to how derivatives are being reported to NCREIF, there is diversity in practice: 

• if the derivative (either asset or liability) and associated cumulative mark-to-market adjustment is 
being reported net of the debt payable or included in other assets/liabilities. 

• if the derivative financing costs or mark-to-market adjustments are included in debt mark-to-market 
adjustments or interest expense and other financing costs. 

 
These and other similar considerations led to the formation of a task force to help provide clarity of 
definition on currently collected fields, and to explore if new fields are required to help attribution 
efforts.  While attribution work is largely performed currently for ODCE funds, the expectation is that the 
pool of funds that request this service will continue to grow outside ODCE. 
 
This task force started its work in June 2020 and was led by Ian Sivak of Baker Tilly.  Joe D’Alessandro from 
NCREIF staff participated in the group’s work. Industry participants were well represented in the group, as 
were active attendees of both NCREIF’s Accounting and Performance committees. 
 
Other task members included: 

• Benay Kirk with Alter Domus 

• Nick Riccardo with Barings 

• Gabe Glass with CBRE Global Investors 

• Steve Bolhouse with Chatham Financial 

• David DiPaolo and Jeb Belford, Clarion Partners 

• Joe Cappelletti and Tim Leske, DWS 

• Tiffany Simonsen, Goldman Sachs 

• Heather Sullivan and Brandon Millen, Intercontinental Real Estate Corporation 

• Erik Gilliland with Invesco 

• Saad Sheikh, Nuveen 

• Richard Ziobro and Hernan Carreira with PGIM 

• Brett Cassabaum with Principal Financial Group 

• Frank Nichols, State Street 

• Sabeen Alwy, USAA Real Estate 

• Chris Chesler with White Oak Partner 
 



Shortly after the task force formation, a survey of ODCE open-ended fund controllers was conducted to 
gather information on this subject and helped inform the group’s work. 
 
 
Proposal 
 
Data Submission Updates: 
 

- Property-level reporting:  
o Clarify "Debt Balance at Book Value" field  - should not include book value of derivatives, 

unless you do not obtain a separate valuation of your derivatives 
o Clarify "Debt Balance at Market Value" field  - should not include fair value of derivatives, 

unless you do not obtain a separate valuation of your derivatives 
o Add “Do you have a derivative built into your loan?” field 
o Add “If derivative is built into your loan, is the derivative value included in your debt value and 

not valued separately?” field 
o Add "Beginning Derivative Balance at Market Value" field – Only fill out if you value your 

derivatives separately from your debt 
o Add “Ending Derivative Balance at Market Value" field – Only fill out if you value your 

derivatives separately from your debt 
o Clarify "Interest Expense" field – Should not include P&L impact from derivative fair value 

adjustments 
o Update “FixedorFloating” field to make it a required field, potentially rename to 

“IntRateFixedorFloating” 

- Fund-level reporting:  
o Add “Derivatives at Market Value”  
o Add “Appreciation Unrealized Derivatives”  
o Clarify "Mortgage Notes Payable" field - should not include fair value of derivatives, unless 

you do not obtain a separate valuation of your derivatives 
o Clarify "Credit_Other Financing Facilities Payable" field - same as above 
o Clarify "Construction Loans Payable" field - same as above 
o Clarify "Net Financing Costs" – Should not include P&L impact from fair value adjustments to 

derivatives. 
o Clarify "Appreciation Unrealized/Realized Real Estate/Debt Payable" fields - should not 

include fair value adjustments to derivatives, unless you do not obtain a separate valuation of 
your derivatives 
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