


INTRODUCTION

« PCA has updated the following charts to assist the Employees’
Retirement System of Rhode Island (System) with developing an
investment pacing plan for its real estate program.

« PCA used growth and return assumptions provided by the System’s
existing real estate managers, assumptions from the System for
growth of the fund, as well as PCA's own growth and retfurn
estimates in development of this pacing plan.

« Actual market conditions and returns may vary. Key assumptions are
included on the following page.
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KEY LONG TERM ASSUMPTIONS

Total Plan Assumptions

Total Plan Growth Rate 7.50%
Target Real Estate Allocation 8.00%
Core Target Allocation 75.00%
Non-Core Target Allocation 25.00%
Publicly Traded Target Allocation 0.00%
Core Net Income 4.70%
Core Net Appreciation 1.40%
Total Net Core Return 6.10%
Core Cash Distributions 3.70%
Non-Core Net Income 3.00%
Non-Core Appreciation 9.00%
Total Net Non-Core Return 12.00%
Publicly Traded Net Appreciation 4.50%
Publicly Traded Dividend 3.50%
Publicly Traded Net Return 8.00%

PCA believes it is appropriate to create ranges for each of the sub asset classes. For modeling
only purposes, we have used static targets for each sub-asset class target.
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KEY INPUTS

For Discussion Sake and Subject to Review and Change:

Core
The model assumes the System will commit and contribute the following amounts to

existing or new Core managers:
* $75 million annually in 2015 & 2016
* $35 million in 2017 and per annum thereafter

Non-Core

The model includes the following commitments to the Non-Core portfolio, all of
which are contributed over three year periods, earn distributions beginning in the
fourth year, and have been adjusted downward by a 20% over-commitment
factor:

* $19 million for Lone Star in 2015
« Funded: $2 million (2015), $9.5 million (2016) & $7.5 million (2017)

* $20 million for Crow Holdings Retail Fund in 2015
« Funded: $2 million (2015), $8 million (2016) & $10 million (2017)

» $80 million of total new commitmentsin 2015, 2016 & 2017
« Committed: $55 million (2015), $15 million (2016) & $10 million (2017)
« Funded: $21 million (2016), $31 million (2017) & $25 million (2018)

Publicly-Traded

The model does not include a commitment to publicly-traded securities.
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CHANGE IN TARGET ALLOCATION

Since PCA began working with ERSRI in the first quarter of 2012, the strategic
allocation of the real estate portfolio has changed from being 68% Core and 32%
Non-Core to 92% Core and 8% Non-Core as of December 31, 2014. It is anticipated
the 8% NAV target of total plan assets will be reached by the end of 2017.

Change in Target Allocation
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VALUATION

As of year-end 2014, the System had invested 4.7% and was committed to invest 5.8% of the
overall portfolio in real estate. It is estimated as of June 30, 2015, the System will be
committed to invest 6.2% of the overall portfolio in real estate. The green line in the chart
below illustrates the actual targeted 8% NAV real estate allocation for the System projected

through year-end 2016.

Projected Valuations
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COMMITMENTS

A commitment schedule for each sub-asset class is shown below in
order to achieve the full targeted real estate funding of projected NAV
plus unfunded commitments by year-end 2016.

Commitment Schedule
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STRATEGY

Over the next four years, the pacing plan would shift the portfolio NAV
toward a long-term target of 75% core and 25% non-core.

Real Estate Portfolio
by Strategy
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CASH FLOWS

Over the next three years, the real estate program is expected to require
significant capital inflows, primarily to fund the increased core commitments.

Projected Cash Flows
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APPENDIX

N NFI-ODCE Snapshot Report
dﬂl: Quarter-ended 12/31/2014 Released 1/30/2015
Previous 5 ®
Current Qtr Qtr Change (37
{a) (b) (a-b) 1Year | 3 Years | 5 Years |10 Years| Years)
Income 1.21% 1.23% -0.02% 503% | 523% | 556% | 563% | 7.45%
Appreciation 2.04% 2.00% 0.04% 717% | 6.93% | 800% | 1.40% [ 1.07%
Total, Gross of Fees (C) 3.26% 3.24% 0.02% 12.50% | 12.45% | 13.93% | 7.10% 8.58%
Total, Net of Fees 3.02% 3.00% 0.02% 11.46% | 11.38% | 12.85% | 6.11% | 7.51%
Fund Count @ 22 22 0
Previous
Current Qtr Qtr % Change
(Smillions) (© (d) f(c-d)/d]
Ending Assets © $126,560.7 | $121,418.7 4.23%

Other Indices

(Total Return, Gross of Fees)

Previous
Current Qtr Qtr Change sl ® (37
(@) (b) (a-b) 1Year | 3Years | 5Years |10 Years| Years)
Barclays Capital Gov.
Bond (p.k.a. Lehman 1.86% 0.32% 1.54% 4.91% 1.40% 3.70% | 4.29% | 7.40%
Bros. Gov. Bond)
Barclays Capital Gov. /
Credit (p.k.a. Lehman 1.02% 0.17% 0.85% 5.17% 2.49% 4.53% | 4.62% | 7.78%
Bros. G/C 10yr)
NAREIT Equity REIT 12.04% | -248% | 1542% |28.03% | 16.38% | 16.91% | 8.32% |12.72%
E“NCP'T)E'F Property Index 3.04% 2.63% 041% | 11.82% | 11.11% | 12.14% | 8.38% | 9.22%
Russell 3000 5.24% -1.16% 6.40% 11.24% | 20.03% | 15.36% | 7.82% N/A
S&P 500 Index 4.93% 1.13% 3.80% 13.69% | 20.42% | 15.45% | 7.67% | 11.77%
T-Bills (90 day) 0.01% 0.01% 0.00% 0.04% 0.05% 0.07% | 1.47% | 5.09%
NFI-ODCE Equal Weight
Previous S ®
Current Qtr Qtr Change (37
@) (b) (a-b) 1Year | 3 Years | 5 Years |10 Years| Years)
Income 1.19% 1.23% -0.04% 5.07% 5.25% 5.56% 5.59% 7.51%
Appreciation 1.91% 2.22% -0.31% 7.03% 6.71% 7.84% 1.08% 0.58%
Total, Gross of Fees (C) 3.11% 3.46% -0.35% 12.38% | 12.24% | 13.75% | 6.73% 8.12%
Total, Net of Fees (C) 2.88% 3.24% 0.36% 11.42% 11.23% 12.75% 5.78% 711%
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APPENDIX

NFI-ODCE Snapshot Report
Quarter-ended 12/31/2014 Released 1/30/2015
Index
Fund Inception | Inclusion
Manager Name Fund Name Date Date
AEW Capital Management AEW Core Property Truse* 10442007 0373112010
American Realty Advisors American Core Realty Fund* 1112172003 05/30/2004
ASB Capital fanagement, Inc. ASB Allegiance Real Estate Fund® 6/1/1984 06/30/2011
Bentall Kennedy (U.S) LP Muki-Employer Property Trust* 6/30/1982 12/31/1990
Blackrock Realty Granite Fund* 14111981 09/30/1984
(CBRE Global Investors, LLC CBRE U.S. Core Partners, LP* 51542013 09/30/2013
Chemical Bank Real Estate Sves. Real Estate Equities Fund 373111978 03/31/1982
CIGNA Really Investors Open End Real Estate Fund 10/1/1981 06/30/1882
Clarion Partners Clarion Lion Properties Fund* 4112000 0673012000
Cornerstone Real Estate Advisers LLC Cormerstone Patriot Fund* 7172004 09/36/2004
Deutsche Asset & Wealth lianagement RREEF America REIT iI* 7128/1998 06/30/1999
First Wisconsin Trust Co. Employee Benefit Real Estate Fund 12/31/1982 12/31/1987
Guggenheim Real Estate LLC GRE U.S. Property Fund L.P 03/31/2015
Heitman Capital Manage ment First Chicago Real Estate Fund 8911973 03311978
Heitman Capital Manag ement Heitman America Real Estate Trust, L.P.* 12412007 03/31/2010
Henderson Global Investors U.S. Property Fund {Phoenix RESA) 630/1981 06/30/1884
INVESCO Real Estate INVESCO Core Real Estate - US4, LLC* 9/30/2004 12/33/2004
P, Morgan Chase Bank, N.A. Sommng f: e 141998 03/31/1998
JP. IMorgan Chase Bank, NA. Real Estate Fund 341/1970 08/30/1995
John Hancock Real Estate Inve stment Group ERA. 33111977 03/31/1978
L&B Realty Advisors, LLP L&8 Core Income Partrers, L.P." 42972011 0673072014
LaSalie Advisors LaSalie US Property Fund* 24572010 09/30/2013
IMassachusetts Mutual SIAR 12/31/1981 03/31/1984
Morgan Stanley Real Estate Advisor, Inc Prime Property Fund* 8AMITI 0373111978
Mutual of News York Real Estate Investment Mgmt I4ONY - Pooled Account T /301981 12/31/1981
New York Life [nvestmems Madison Core Property Fund LLC* 5M/2001 06/30/2071
PNC Bank, national Association AFL-CIO Bldg. invsmt Trust™ 8/30/1988 12/31/1996
Principal Real Estate Investors Principal U.S. Property Account® 31171982 06/30/1982
Prudential Reai Estate Investors PRISA* 7M1970 03/31/1978
Stockbridge Capital Group Smart Market Fund* 10112011 0313112013
Suntrust Banks Real Estate Investment Fund 6/30/1981 12/31/1981
The Travelers Corporation Separate Account R 311/1976 06/30/1978
TIAA-CREF Asset Management TIAACPF* 8/2/2004 09/30/2005
Trust Company Of Texas Southland Fund 21171981 09/30/1981
UBS Realty investors, LL.C. UBS Trumbuil Property Fund* 1131978 1273111978
* Funds were included in the current quarter returns

Notes:

{A) The NFLODCE (NCREIF Fund Index - Open-End Diversified Core Equity) is a fund-level capitalization vieighted, fime-weighted retum index and includes property
investments at ovinership share, cash balances and leverage (ie., retums reflect the fund's actual asset owunership positions and financing strategy).

(B) The NFODCE Index begins as of the first quarder of 1878, inclusive. "NA" indicates that historical data is not available since NFFODCE Index inception.

{C) The sum of income and appreciation retums miay not equal total retum due to rounding and:or the compounding of individual component retums to each other

{D) Change is not applicable ("NAY) ifthe report is based on less than 100% of active funds reporting.

The NFFODCE, like the NP1 and other stock and bond indices, is a capitalzation-weighted Index based on each funds Net Invested Capital, which is defined as Beginning

Market Value Net Assets {BNV), adjusied for Weighled Cash Flows (V/CF) during the period. To the extent V/CF are not available; which may be the case for older liquidated
funds, BV is used. Indices are typically capitaizalion-iveighted as they better represent the universe and the performance of the overall marketplace. Total Retum of any
capitalization-weighted Index is therefore more influenced by the larger funds {based on Net Invested Capital) mduded in the Index . Additional information, such as the equally-
weighted NFFODCE is also presented to show whalt the resulls would be if all funds vere freated equally, regardless of size. This presentation is typically used for statistical
purposes and peer o peer comparisons.

The underlying dafe and text has been oblained from souncas considersd to be reffable; the information is beteved o be accurate, but is not guaranteed. This report is for
Infermation pumoses only and is nof o be an offer, sof«cffahon. or reommendation with respsct i the purchase or sale of any sscurfy or & recommendafion of ire ssrvices
sugplied by any monsy 's NG guarantee of future resulls. For further detans about the NEI-ODCE and definion of ferms, ploass
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DISCLOSURES: This document is provided for informational purposes only. It does not constitute an offer of securities of any of the issuers that may be described herein. Information contained herein
may have been provided by third parties, including investment firms providing information on returns and assets under management, and may not have been independently verified. The past
performance information contained in this report is not necessarily indicative of future results and there is no assurance that the investment in question will achieve comparable results or that the Firm will
be able to implement its investment strategy or achieve its investment objectives. The actual realized value of currently unrealized investments (if any) will depend on a variety of factors, including future
operating results, the value of the assets and market conditions at the time of disposition, any related transaction costs and the timing and manner of sale, all of which may differ from the assumptions
and circumstances on which any current unrealized valuations are based.

Neither PCA nor PCA’s officers, employees or agents, make any representation or warranty, express or implied, in relation to the accuracy or completeness of the information contained in this
document or any oral information provided in connection herewith, or any data subsequently generated herefrom, and accept no responsibility, obligation or liability (whether direct or indirect, in
contract, tort or otherwise) in relation to any of such information. PCA and PCA’s officers, employees and agents expressly disclaim any and all liability that may be based on this document and any
errors therein or omissions therefrom. Neither PCA nor any of PCA’s officers, employees or agents, make any representation of warranty, express or implied, that any transaction has been or may be
effected on the terms or in the manner stated in this document, or as to the achievement or reasonableness of future projections, management targets, estimates, prospects or returns, if any. Any
views or terms contained herein are preliminary only, and are based on financial, economic, market and other conditions prevailing as of the date of this document and are therefore subject to
change.

The information contained in this report may include forward-looking statements. Forward-looking statements include a number of risks, uncertainties and other factors beyond the control of the Firm,
which may result in material differences in actual results, performance or other expectations. The opinions, estimates and analyses reflect PCA’s current judgment, which may change in the future.

Any tables, graphs or charts relating to past performance included in this report are intended only to illustrate investment performance for the historical periods shown. Such tables, graphs and charts
are not intended to predict future performance and should not be used as the basis for an investment decision.

All trademarks or product names mentioned herein are the property of their respective owners. Indices are unmanaged and one cannot invest directly in an index. The index data provided is on an
“asis” basis. In no event shall the index providers or its affiliates have any liability of any kind in connection with the index data or the portfolio described herein. Copying or redistributing the index data
is strictly prohibited.

The Russell indices are either registered trademarks or trade names of Frank Russell Company in the U.S. and/or other countries.
The MSCI indices are trademarks and service marks of MSCI or its subsidiaries.
Standard and Poor’s (S&P) is a division of The McGraw-Hill Companies, Inc. S&P indices, including the S&P 500, are a registered trademark of The McGraw-Hill Companies, Inc.

CBOE, not S&P, calculates and disseminates the BXM Index. The CBOE has a business relationship with Standard & Poor's on the BXM. CBOE and Chicago Board Options Exchange are registered
trademarks of the CBOE, and SPX, and CBOE S&P 500 BuyWrite Index BXM are servicemarks of the CBOE. The methodology of the CBOE S&P 500 BuyWrite Index is owned by CBOE and may be covered
by one or more patents or pending patent applications.

The Barclays Capital indices (formerly known as the Lehman indices) are trademarks of Barclays Capital, Inc.
The Citigroup indices are trademarks of Citicorp or its affiliates.
The Merrill Lynch indices are trademarks of Merrill Lynch & Co. or its affiliates.

Supplement for real estate and private equity partnerships:

While PCA has reviewed the terms of the Fund referred to in this document and other accompanying financial information on predecessor partnerships, this document does not constitute a formal legal
review of the partnership terms and other legal documents pertaining to the Fund. PCA recommends that its clients retain separate legal and tax counsel to review the legal and tax aspects and risks
of investing in the Fund. Information presented in this report was gathered from documents provided by third party sources, including but not limited to, the private placement memorandum and
related updates, due diligence responses, marketing presentations, limited partnership agreement and other supplemental materials. Analysis of information was performed by PCA.

An investment in the Fund is speculative and involves a degree of risk and no assurance can be provided that the investment objectives of the Fund will be achieved. Investment in the Fund is suitable
only for sophisticated investors who are in a position to tolerate such risk and satisfy themselves that such investment is appropriate for them. The Fund may lack diversification, thereby increasing the risk
of loss, and the Fund’s performance may be volatile. As a result, an investor could lose all or a substantial amount of its investment. The Fund’s governing documents will contain descriptions of certain
of the risks associated with an investment in the Fund. In addition, the Fund’s fees and expenses may offset its profits. It is unlikely that there will be a secondary market for the shares. There are
restrictions on redeeming and transferring shares of the Fund. In making an investment decision, you must rely on your own examination of the Fund and the terms of the offering.
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