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	Old Business
	Summary
	→ Securitized Fixed Income
	Background: At the December 2025 Finance and Investment Committee meeting, Trustee Michael Schweitzer raised interest in securitized products, and Meketa outlined the portfolio’s existing exposure. Meketa also agreed to explore Janus Henderson’s capab...
	Update: Meketa’s fixed income research team, along with a member of the client team, met with Janus Henderson’s securitized team in late January to review capabilities and potential fit. The team believes a securitized manager could be attractive and ...
	In the interim, securitized exposure is maintained through existing managers including Wellington, Brigade, and Sculptor within the broader fixed income portfolio.
	→ Meketa Co-Investment Fund
	Background: At the June 2025 Finance and Investment Committee meeting, Meketa presented its flagship co‑investment vehicle as a potential opportunity for TCF. Committee feedback reflected concern that TCF’s endowment size and experience level may warr...
	Update: Meketa has since completed a first close in January, raising approximately $200 million for the co-investment vehicle. Additional discretionary clients are evaluating the strategy, which is expected to remain open until the earlier of a $400 m...
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	Portfolio Risk and Return As of January 31, 2026
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	2025 Executive Summary
	Overview
	→ As of December 31, 2025, Total Foundation assets totaled $543.4 million.
	→ Over the trailing one-year period, the Foundation returned 17.3%, trailing the Policy Benchmark by 2.2% (19.2%) but exceeding the Peer Universe  median by 3.4% (13.9%).
	→ While risk-return metrics are more meaningful over longer horizons, the Foundation’s 1‑year Sharpe ratio of 3.08 exceeded both the Policy Benchmark (3.04) and the Peer Universe median (2.01). Over the three‑ and five‑year periods, the Foundation out...
	→ Relative to the Peer Universe1 median asset allocation, the Foundation ended the year:
	Key Driver

	→ Inflation hedging assets were a key driver of portfolio returns, contributing approximately 200 basis points of outperformance. Gold experienced a significant rally, returning 96.0%, while public and private natural resources were also additive, gen...
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	Portfolio Activity
	Portfolio Activity
	Completed Actions
	→ Reduction of First Eagle | Increase to Passive (December 2025)
	Rationale: We reduced exposure in First Eagle Global Equity as an initial step toward lowering active risk within the global equity portfolio. As discussed at the prior Finance and Investment Committee meeting, we are evaluating a potential transition...
	Actions: We redeemed $8.3 million from First Eagle Global Equity and reinvested 45% of proceeds into SSIM  MSCI EAFE ($3.7 million) and 55% into SSIM1 Russell 1000 Value ($4.6 million).
	→ Termination of Alpstone (December 2025)
	Rationale: We initiated the termination of the Alpstone Global Macro Fund following a period of performance that, while broadly in line with the HFRI Macro Index, lagged the broader Global Macro peer universe and did not meet expectations. As part of ...
	Actions: We submitted a full redemption in mid‑December, with proceeds expected in early March due to lock‑up constraints. The redemption amount will be based on the February 28th final NAV and will reflect all liquidation expenses and February manage...


	013_Strategic AA
	Strategic Asset Allocation Update
	Asset Allocation Review Introduction
	→ The purpose of this review is to ensure TCF’s asset allocation targets are still reasonable moving forward.
	→ The backbone of the analysis is based on a modeling technique called Mean Variance Optimization (MVO).
	→ MVO analysis seeks to predict what the long term expected return will be based on a selected asset mix.
	→ MVO is a very useful tool, but it is imperfect.  Qualitative analysis must be applied when evaluating the forecasts.
	→ In the first quarter of each year, Meketa Investment Group typically prepares its capital market assumptions which serve as the backbone of the MVO analysis.
	→ The capital market assumptions seek to predict individual asset class returns and volatility over the next twenty-year period.
	→ They do not predict returns or volatility in any given single year.

	Building our Forecasts
	TCF’s Current Asset Allocation Policy
	Annual Asset Study
	Expected Return  Assumptions
	Expected Risk Assumptions
	Expected Risk Assumptions
	Summary
	→ Risk expectations across all relevant asset classes have remained relatively stable, based on observed volatility over the last twenty years.

	2025 vs. 2026 Asset Study  Comparison
	Historical Perspective
	Recommendation

	014b_NACUBO Analysis
	NACUBO Analysis
	Background
	→ The National Association of College and University Business Officers (NACUBO) conducts the annual NACUBO-Commonfund Study of Endowments (NCSE), a widely used study of endowment investment performance, asset allocation, spending, and governance pract...
	→ For the Campanile Foundation, ongoing participation supports informed discussions around portfolio structure and performance, while reinforcing transparency and alignment with broader endowment practices. Meketa partners closely with TCF staff to en...
	→ The recent NACUBO‑Commonfund study shows a rising reliance on endowments to fund higher education operating budgets.
	Endowments funded an average of 15.2% of operating budgets in FY 2025, up from 14.0% in FY 2024 and 10.9% in FY 2023. The largest endowments ($1B+ in assets) provided the greatest support, contributing approximately 18–19% of operating budgets.
	For the Campanile Foundation, strong fundraising efforts have helped mitigate the need for elevated endowment spending, allowing operating needs to be supported through philanthropy rather than increased reliance on the investment portfolio.
	Investment Returns


	→ In fiscal year 2025, the Campanile Foundation returned 11.5% over the 1-year period, while an endowment sized between $501 million - $1 billion on average returned 11.1%.
	→ The portfolio performed in line with NACUBO over the 1- and 3-year periods, but trailed over the five‑year period, largely reflecting underperformance in fiscal year 2021.
	→ The one‑ and three‑year results reflect favorable risk‑adjusted performance, achieved despite a combined underweight of approximately 16 percent to global equity and private equity relative to peers.
	→ Th five‑year results reflected very conservative positioning relative to peers during a period when global markets rose roughly 40 percent following the post‑COVID recovery. Equity represented approximately 44 percent of the portfolio (vs. NACUBO’s ...
	Asset Allocation

	→ The chart below compares the portfolio’s actual asset allocation as of 6/30/2025 with peer endowments between $501 million – $1 billion in AUM, as reported to NACUBO. The table also includes the current policy targets, the prior policy in place befo...
	→ Since 2021, the portfolio has been meaningfully transformed to take additional risk, with equity exposure increasing by more than 15% over this period. While these changes reflect a deliberate shift toward higher growth orientation, the portfolio re...
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	Private Markets Update and Planned Commitments
	Introduction
	→ The 2026 pacing plan calls for $20.0 million in new private equity commitments during the calendar year. The commitment made to Percheron ($2.8 million) leaves approximately $17.2 million outstanding for the calendar year.
	→ The 2026 pacing plan calls for $6.0 million in new private real estate commitments during the calendar year. The commitments made to Crow XI ($2.25 million) and Clarion Alt ($0.8 million) leaves approximately $2.95 million outstanding for the calend...
	→ The 2026 pacing plan calls for $5.0 million in new private natural resources commitments during the calendar year. No new commitments have been made, which leaves approximately $5.0 million outstanding for the calendar year.
	→ This document will summarize the commitments we recently made to:
	The Campanile Foundation – Private Equity
	The Campanile Foundation – Private Equity
	Buyout 40% - 60%
	Venture Capital 0% - 20%
	Special Situations 20% - 60%
	Fund of Funds
	Davidson Kempner V $3.4 M 2020
	GCM Co-Invest $3.45 M 2022
	Greenbriar VI $2.3 M 2022
	Ironsides V $7.0 M 2019
	Tech Impact II $3.0 M 2020
	Lightspeed XIV $1.5 M 2021
	DBL IV $2.0 M 2020
	Lightspeed Select V $2.5 M 2020
	Bessemer XII $2.5 M 2022
	Ironsides Direct V $7.0 M 2019
	Sentinel VII $2.3 M 2022
	Generation IM IV $4.0 M 2021
	Chicago Pacific III $2.3 M 2022
	The Rise Fund III $2.3 M 2022
	.406 Ventures V $2.3 M 2022
	Vitruvian V $2.3 M 2023
	Seidler VIII  $2.3 M 2023
	NexPhase V $2.3 M 2023
	KPS Special Sits VI $2.3 M 2023
	Flagship VII $2.3 M 2023
	Wynnchurch VI $2.3 M 2023
	Linden VI $2.0 M 2024
	Rethink Impact III $2.0 M 2024
	Sterling VI $1.5 M 2024
	Gauge IV $1.4 M 2024
	SK VI $2.0 M 2024
	K6 $2.0 M 2024
	Falfurrias VI $1.3 M 2025
	Oakley VI €1.9 M 2025
	Sole Source III  $2.0 M 2025
	Mainsail VII $3.8 M 2025
	Ridgemont V $4.0 M 2025
	Seaside III $3.8 M 2025
	Pacific Avenue II $1.7 M 2025
	Percheron III $2.8 M 2026
	TBD $2.8M 2026
	TBD $2.8M 2026
	TBD $2.8M  2026
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	TBD $2.8M  2026
	Liquidated
	Investment
	Active
	Investment
	Prospective
	Investment
	Legend
	The Campanile Foundation – Real Estate
	The Campanile Foundation – Real Estate
	Opportunistic 0% - 40%
	Core/Core-Plus 25% - 75%
	UBS Trumbull $13 M Open-end
	Value-Added 5% - 55%
	Crow IX $4.0 M 2020
	DRA XI $3.0 M 2022
	AEW EHF $3.0 M Open-End
	Berkeley VI $3.5 M 2023
	Sterling Value Add IV $3.0 M 2024
	FPA IX $3.0 M 2025
	Clarion Alts $0.8 M Open-End
	Crow XI $2.25M 2026
	TBD $2.25 M 2026
	Liquidated Investment
	Active Investment
	Prospective Investment
	Legend
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	Sustainability 30% - 70%
	ARA III $4.0M 2022
	TBD $4.0M 2025
	Liquidated
	Investment
	Active
	Investment
	Prospective
	Investment
	Legend
	Firm Background
	→ Percheron Capital was founded in 2020 by Chris Collins and Chris Lawler, two experienced private equity investors with more than 15 years of shared investing experience prior to establishing the Firm.
	→ Prior to founding Percheron, the Founders worked together at Golden Gate Capital, where they invested in fragmented, pure‑play software businesses and executed large‑scale M&A transactions, developing a shared investment philosophy centered on opera...
	→ The Firm is headquartered in San Francisco, with a second office in New York and additional remote professionals across the U.S. The San Francisco office houses investment, investor relations, and operational teams, while the New York office support...
	→ Since inception, Percheron has raised two flagship private equity funds and one continuation vehicle:

	Strategy
	→ Consistent with prior funds, Percheron Capital Fund III targets control investments in lower middle‑market, essential services businesses operating in fragmented North American markets. The firm focuses on companies providing recurring, non‑deferrab...
	→ → The Fund expects to make approximately 12 to 14 platform investments, deploying initial equity checks of  $50 - $75 million and ultimately committing over $200 million per platform, inclusive of follow‑on acquisitions. Target entry EBITDA is gener...
	→ Percheron emphasizes operational discipline and workflow standardization, introducing systems and processes designed to improve utilization, pricing, customer retention, and long‑term visibility into demand.
	→ Fund‑level return targets include greater than 3.0x gross MOIC and greater than 2.5x net MOIC, driven by scaling platforms for exits to strategic buyers and private equity sponsors.
	→
	Terms

	Historical Track Record
	Historical Track Record (continued)
	→ Across its two flagship funds, Percheron has completed 11 platform investments, deploying approximately  $1.18 billion of capital across essential services verticals.
	→ As of September 30, 2025, the portfolio has generated $646 million of realized value and $1.72 billion of unrealized value, resulting in a combined gross TVM of 2.0x and gross IRR of 33.4%.
	→ Fund I is the primary driver of realized performance, producing strong liquidity and performance metrics, including a fully realized marquee exit that materially enhanced fund‑level DPI.
	→ Fund II remains early in its life cycle, with five platform investments completed to date and additional transactions under LOI or advanced sourcing, consistent with typical early‑vintage return and multiple profiles.

	Strengths
	→ Experienced, Well‑Resourced Team
	→ Proprietary AI Capabilities
	→ Fund I Execution and Results
	Weaknesses

	→ Limited Realizations
	→ Rapid Fund Size Growth
	→ Concentrated Firm Ownership
	Firm Background
	→ Crow Holdings is a privately owned real estate investment and development firm with more than 70 years of operating history, founded to manage the capital of the Trammell Crow family. The Crow family is consistently the largest or among the largest ...
	→ Crow Holdings operates through two primary business arms:
	→ CHC manages the flagship diversified value‑add fund series launched in 1998 and is supported by a team of approximately 150 real estate professionals. Since inception of the flagship fund series, Crow has invested nearly $11 billion across diversifi...
	→ Over the past five years, Crow Holdings Industrial has delivered 50 industrial projects totaling approximately  25 million square feet, ranking among the top 10 U.S. industrial developers by both square footage and number of completed properties.
	→

	Strategy
	→ Consistent with its more recent funds, Crow Holdings Fund XI will continue to pursue a diversified value‑add real estate strategy, building on the evolution of the platform since Fund V toward shorter‑duration investments with typical hold periods o...
	→ The strategy emphasizes property types and execution profiles with durable demand characteristics and efficient capital deployment, including development and value‑add opportunities where Crow believes it can generate attractive risk‑adjusted return...
	→ Fund XI will focus primarily on industrial development and multifamily acquisitions/repositioning, while also allocating capital to manufactured housing, neighborhood retail, convenience and gas, and, to a lesser extent, student housing and self‑sto...
	→ Industrial development is expected to represent approximately 30% of Fund XI, subject to a 40% overall fund‑level development cap. The remaining portfolio is expected to be diversified across operating property types.
	→ The Fund will construct a geographically diversified portfolio, with investments concentrated primarily in non‑gateway primary and large secondary markets across the United States, where Crow believes relative value opportunities and demographic tai...
	→
	Terms

	Historical Track Record
	Historical Track Record (continued)
	→ Since 1998, Crow has deployed approximately $11 billion of equity across ten funds in its diversified value‑add fund series, with aggregate realizations of approximately $12 billion. Performance across the series has been mixed relative to the Preqi...
	→ Inconsistency in historical performance has been driven primarily by mixed outcomes in office and retail investments, as well as underperformance in hospitality. In response, Crow further de‑emphasized these property segments prior to launching Fund...
	→ As of June 30, 2025, all remaining unrealized assets are held in Funds IX and X. Funds III and VIII achieved top‑quartile performance, while Funds I, IV, V, and IX have generated returns near the median of peer benchmarks.
	→ Development investments within the most recent four funds—where Crow increased its allocation to development—have been consistently accretive to overall fund performance. While early‑stage development investments may initially reflect negative reali...

	Strengths
	→ Senior Team Experience
	→ Organizational Depth
	→ Development Company Affiliates
	Weaknesses

	→ Expanding Mandates
	→ Inconsistent Relative Performance
	Firm Background
	→ Clarion Partners is a U.S.‑based real estate investment manager with more than 40 years of experience managing real estate on behalf of global institutional investors.
	→ The firm was originally formed as Jones Lang Wootton Realty Advisors and became an independent, management‑owned platform following a management buyout in 2011 after ING exited the real estate business.
	→ Clarion has undergone several ownership transitions while maintaining investment autonomy and management alignment.
	→ The firm sponsors multiple investment vehicles across a range of risk profiles, including commingled funds and separate accounts. Clarion manages capital across core, core‑plus, value‑add, and opportunistic strategies on behalf of institutional clie...
	→ In advance of launching a new commingled fund focused exclusively on alternative property types, Clarion made several senior strategic hires in 2024.
	→

	Strategy
	→ The Fund seeks to generate durable cash flow and long‑term value across full market cycles by investing in a diversified portfolio of alternative real estate sectors that largely fall outside traditional property types, including senior housing, ind...
	→ The strategy emphasizes sector selection and asset‑level value creation, with returns generated through a combination of stable income and appreciation. In addition to operating investments, the Fund expects to allocate approximately 15%–20% of gros...
	→ Portfolio construction will occur in two phases:
	→ The Fund targets a gross leveraged IRR of approximately 10%–12% (9%–10.5% net leveraged IRR) over a full market cycle, with income expected to contribute 50%–60% of total returns and the remainder driven by appreciation.
	→ Portfolio‑wide leverage is expected to range between 35% and 45%.
	→
	Terms

	Historical Track Record
	Historical Track Record (continued)
	→ As of December 31, 2024, Clarion Partners has invested in approximately 1,000 properties across three open‑ended funds: Lion Properties Fund (“LPF”), Lion Industrial Trust (“LIT”), and Clarion Gables Multifamily Trust (“CGMT”).
	→ Recent performance across the open‑ended funds has been impacted by broader market conditions.
	→ Each of the three open‑ended funds has maintained exposure to tangential alternative property types, including age‑restricted multifamily, industrial other/specialized, life science, manufactured housing, medical office, self‑storage, single‑family ...
	→ Life science represents the largest alternative allocation, accounting for $2.9 billion, or 49.1% of alternative invested capital, across 14 properties. Clarion formed its first joint venture with life science owner‑operator Alexandria in 2012 and h...
	→ Alternative property investments across the three funds have generated an average total value multiple of approximately 1.4x and an average gross IRR of 7.5%.
	→ Exposure to single‑family rental remains limited, with one property representing $8.0 million, or 0.1% of alternative invested capital, underscoring a selective and measured approach to sector expansion.

	Strengths
	→ Experienced Team with Layers of Oversight
	→ Platform and Resources
	→ Adjacent Sectors Experience
	Weaknesses

	→ New Team and New Strategy
	→ Competing Investment Vehicles
	→ Reliance on Operating Partners
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	Economic and Market Update
	Data as of January 31, 2026
	Commentary
	→ US equities (Russell 3000) returned 1.6% in January. Small-cap and value outperformed large-cap and growth for the month as AI valuation concerns, lower rate expectations, and persistent growth drove a rotation into more cyclical sectors.
	→ Non-US equities outperformed US stocks again in January, supported by attractive valuations, a rotation out of US tech stocks, and a weaker US dollar.
	→ Major bond markets were slightly positive for the month. The broad US bond market (Bloomberg Aggregate) returned 0.1%, while a modest increase in inflation concerns led to positive returns for TIPS (+0.3%) and short-term TIPS (+0.5%). High yield and...
	→ After a strong start to the year marked by a healthy broadening of market performance, it is worth keeping an eye on how the Federal Reserve balances moderating inflation with signs of a cooling labor market, whether tariff‑related cost pressures be...

	Index Returns
	→ Global markets delivered broad gains in 2025, with international equities leading the way. Key drivers of positive performance last year were resilient earnings, sustained AI optimism, a weaker US dollar, and lower rate expectations.
	→ In January, all markets advanced, with the theme of rotation out of US technology stocks into more economically sensitive areas persisting. Commodities outperformed given geopolitical tensions and a weak US dollar, while small cap US stocks and emer...

	Domestic Equity Returns
	US Equities: The Russell 3000 index rose 1.6% in January, bringing the one-year return to 15.3%.
	→ The trend of value stocks outperforming growth stocks that started late last year continued in January. Signs of a resilient US economy have driven a rotation toward economically sensitive, value-oriented segments of the market, alongside growing co...
	→ Small‑cap stocks (Russell 2000) outpaced large‑cap stocks (Russell 1000) by 4.0% in January, supported by expectations of lower interest rates and again signs of stable growth in the US and weakness among the “Magnificent Seven”.
	→ While the “Magnificent Seven” represents approximately 30% of the Russell 3000 Index by weight, their aggregate contribution to the Russell 3000’s overall returns were slightly negative in January.

	Russell 3000 Sector Returns
	→ In January 2025, sector results were broadly positive, with seven sectors posting gains and three declining.
	→ Energy (+13.9%) and basic materials (+10.9%) significantly outperformed other sectors in January. Energy’s strength was driven by the broad rotation into economically sensitive and value-oriented names, with refiners and major oil and gas companies ...
	→ Coming off a year as the strongest performing sector, technology stocks returned -0.2% in January, reflecting broader concerns over AI-related valuations and the ultimate return on the massive capex spending on the infrastructure buildout.

	Foreign Equity Returns
	→ Developed markets saw solid returns in January, outpacing the US and benefiting from dollar weakness. Eurozone equities saw modest gains, driven by strength in technology, energy, and utilities, with a mid-month dip following Greenland-related threa...
	→ Emerging market stocks rallied in January, outperforming developed peers. China saw modest gains but lagged emerging market peers amid continued uncertainty about policy support and growth prospects, with Q4 GDP growth slowing to the weakest pace in...

	Equity Cyclically Adjusted P/E Ratios
	→ Cyclically adjusted US stock valuations remain elevated, though they were unchanged to start the year. AI-related optimism, a key driver for the significant rise in US valuations, has softened as markets begin to focus on the pay-off from the invest...
	→ Non-US developed (EAFE) stock valuations continue to rise above their long run P/E ratio (24.2 versus 19.7), following strong January performance.
	→ Emerging market stock valuations are also trading at levels above their long-run average (20.8 versus 16.9) due to recent outperformance.

	US PE Average = 28.4
	EAFE PE Average = 19.7
	EM PE Average = 16.5
	39.9
	24.2
	20.8
	Performance and Profit Margins: S&P 500 and “Magnificent 7”
	→ AI‑oriented mega‑cap stocks have continued to play a meaningful role in broad US equity returns, supported by strong earnings growth and elevated profit margins.
	→ Alongside continued AI‑driven earnings strength, market leadership has begun to broaden. January performance reflected a rotation toward value‑oriented, cyclical, and smaller‑capitalization stocks, as well as stronger returns from non‑US equities.
	→ Overall, recent trends suggest a transition toward broader participation rather than a decisive change in market direction. AI‑linked earnings remain an important component of US equity performance, while improved breadth and rotation point to a mor...

	Fixed Income Returns
	Fixed Income: The Bloomberg Universal index rose 0.2% in January.
	→ Yields rose to start the year and credit spreads continued to tighten marginally, leading to relatively muted returns across fixed income assets.
	→ The broad US bond market (Bloomberg Aggregate) rose 0.1% with longer-dated US Treasuries falling. Shorter and longer-dated TIPS gained 0.5% and 0.3%, respectively, as inflation expectations rose modestly.
	→ Risk appetite remained strong to start the year, and riskier bonds led the way with emerging market debt returning 2.2%. Over the trailing year emerging market bonds returned an impressive 19.4% given relatively high yields, an earlier start to cent...

	US Yield Curve
	→ Yields rose very slightly in January across the yield curve as economic data remained resilient and persistent inflation concerns reduced expectations for aggressive Federal Reserve rate cuts in 2025.
	→ The policy-sensitive 2-year nominal Treasury yield increased from 3.47% to 3.53%. The 10-year nominal Treasury yield rose from 4.17% to 4.24%, while the 30-year nominal Treasury yield moved from 4.84% to 4.87%.
	→ The spread between a two-year and ten-year Treasury increased from 69.8 basis points to 71.7 basis points.
	Stress is Building Among Some US Consumers
	→ US consumer conditions are increasingly K‑shaped, with higher‑income households remaining resilient while younger and more rate‑sensitive borrowers show rising stress amid persistently high prices and interest rates.
	→ Delinquencies have risen from pandemic lows, driven by this more financially stretched group; while overall levels remain below pre‑pandemic norms, dispersion across households is widening.
	→ Student loan repayments have re‑emerged as a key pressure point, with millions of borrowers missing payments and over 16% of balances now seriously delinquent, weighing on consumption for younger cohorts.

	US Unemployment
	→ January job growth exceeded expectations, with 130,000 jobs added (versus 65,000 consensus), and unemployment fell from 4.4% to 4.3%. In its annual adjustment the Bureau of Labor Statistics revised the total non-farm employment growth for 2025 down ...
	→ Hiring rose, led by health care (+82,000) followed by social assistance (+42,000), and construction (+33,000). The government continued to shed jobs (-34,000), as did finance (-22,000).
	→ The decline in unemployment reflected labor‑force dynamics rather than stronger hiring, as layoffs stayed low and labor‑force re‑entry slowed amid cooling hiring and job openings.
	→ Youth unemployment remains elevated but below long-term averages, with the 16–24 age group at 9% in January, reflecting sensitivity to slowing hiring and retail job losses.

	4.3%
	8.0%
	9.0%
	Gold
	→ Gold surged to record highs late in January, supported by a weaker US dollar, safe‑haven demand, and lingering inflation concerns, before a sharp reversal at month-end.
	→ Many attributed the late-month pullback to President Trump’s nomination of Kevin Warsh as the next Fed Chair. The announcement modestly reduced concerns about Fed independence and inflation risks, given Warsh’s prior experience as a Federal Reserve ...

	Credit Spreads vs. US Treasury Bonds
	→ Credit spreads (the difference in yield from a comparable maturity Treasury) remain historically tight, with spreads near multi‑decade lows given resilient economic data, strong corporate health, and investor demand for yield.
	→ Investment grade spreads moved further below 1.0% in January (0.8% to 0.7%).
	→ High yield spreads remained unchanged at 2.7% for the month, with emerging market spreads declining slightly (1.8% to 1.7%).
	→ All yield spreads remained well below their respective long-run averages, especially high yield (2.7% versus 4.9%).

	Inv. Grade   Average = 1.4%
	High Yield Average = 4.9%
	Emerging Mkt Debt   Average = 3.4%
	0.7%
	2.7%
	1.7%
	Equity and Fixed Income Volatility
	→ Equity and bond market volatility remained relatively low in January, but volatility did spike at points over the month.
	→ Equity market volatility (VIX) rose modestly over the month (16.0 to 17.4), still below its long-run average. Renewed threats of tariffs from the US administration caused the VIX to reach 20 during the month before falling at month-end.
	→ Bond market volatility (MOVE) fell further in January (64.0 to 59.2), given less interest rate uncertainty, stable inflation, and lower hedging demand in rates markets.
	→ In January, year‑on‑year headline inflation declined further from 2.7% to 2.4% (below expectations), driven primarily by a sharp drop in energy prices, while goods and food price increases remained broadly stable. The month‑on‑month rate slowed slig...
	→ Year-on-year core inflation fell (2.6% to 2.5%) and matched expectations in January, with the month‑on‑month increase coming in at 0.3%, also in line with expectations. Shelter inflation continued to ease modestly, though price pressures across serv...
	→ Long‑term inflation expectations rose marginally in January, with measures such as 10‑year breakeven inflation increasing from 2.2% to 2.3%.

	-1 Std. Dev.
	+1 Std. Dev.
	17.4
	Avg = 19.8
	-1 Std. Dev.
	+1 Std. Dev.
	59.2
	Avg = 86.4
	BE 10Y Avg = 2.1%
	CPI Avg = 2.5%
	Core CPI Avg = 2.4%
	↓
	↓
	↓
	2.4%
	2.3%
	2.5%
	Global Inflation (CPI Trailing Twelve Months)
	→ Euro area headline inflation fell to 1.7% year‑on‑year in January, down from 2.0% in December, driven primarily by lower energy prices; services inflation remained elevated. The ECB held its policy rate unchanged at 2.0%.
	→ Japan’s inflation eased from 2.9% to 2.1% in January, driven by declines in food prices. Inflation levels remain near or above the Bank of Japan’s 2% target though. The BOJ’s December rate increase to 0.75% left policy rates at their highest level i...
	→ China’s headline CPI rose 0.2% year‑on‑year in January, down from December’s 0.8% level, reflecting declines in food and energy prices. China continues to fight low inflation levels despite significant policy support.
	Global Policy Rates
	→ Global monetary policy is entering a more divergent phase in early 2026, as inflation trends, growth dynamics, and policy mandates vary more meaningfully across regions, ending the post‑pandemic period of broadly aligned central bank action.
	→ The Fed held rates steady in January after late‑2025 cuts, signaling a pause while assessing inflation progress and labor‑market cooling. Policy remains data‑dependent, with roughly two additional cuts expected later in 2026.
	→ The ECB remains on hold as inflation has reached its target level and growth is expected to be resilient. By contrast the BOE is expected to cut rates twice this year given slowing growth.
	→ China’s central bank continues to keep policy rates low to support growth, with inflation subdued and economic momentum still weak.
	→ The BOJ continues a slow move away from ultra‑easy policy with two additional rate increases expected this year, though interest rates remain very low by global standards.

	1.7%
	0.2%
	2.1%
	3.6%
	2.0%
	2.0%
	0.8%
	3.8%
	US Dollar vs. Broad Currencies
	→ The US dollar weakened early in 2026, declining close to 3.0% from its mid‑month peak, as softer US inflation data and shifts in interest‑rate expectations reduced the dollar’s yield support.
	→ Toward the end of the month, the dollar started to strengthen sharply though after the announcement of Kevin Warsh as a potential Fed leadership choice reinforced expectations of a more hawkish policy stance. This pushed Treasury yields higher and s...
	→ Dollar performance has been volatile rather than directional, with shifting rate expectations driving sharp moves; despite a late January rebound, the currency remains highly sensitive to policy and macro developments.
	Key Trends

	→ The IMF’s January 2026 World Economic Outlook Update projects global growth holding at 3.3% in 2026, supported by technology investment and accommodative financial conditions. US growth is expected to accelerate to about 2.4% from 2.1% in 2025, the ...
	→ Global growth entered 2026 with greater resilience than previously expected despite elevated tariffs and policy uncertainty. A pause in trade escalation and selective easing of bilateral tensions reduced near‑term downside risks, though supply‑chain...
	→ US consumer conditions showed early signs of strain at the start of 2026 despite a stronger‑than‑expected January jobs report. While unemployment remained low, hiring was narrowly concentrated. Also, prior job gains were revised lower, contributing ...
	→ US equities began 2026 near record levels, but January marked a broadening in performance as large AI‑related stocks lagged the broader market. This shift has increased focus on earnings delivery and the return on significant AI investments, raising...
	→ Global trade tensions remained an important theme entering 2026, with US-China relations in focus following the late‑2025 agreement to suspend new tariffs. January developments pointed to near‑term stability but limited progress on strategic technol...
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	Private Markets Update and Planned Commitments
	Introduction
	→ The 2026 pacing plan calls for $20.0 million in new private equity commitments during the calendar year. The commitment made to Percheron ($2.8 million) leaves approximately $17.2 million outstanding for the calendar year.
	→ The 2026 pacing plan calls for $6.0 million in new private real estate commitments during the calendar year. The commitments made to Crow XI ($2.25 million) and Clarion Alt ($0.8 million) leaves approximately $2.95 million outstanding for the calend...
	→ The 2026 pacing plan calls for $5.0 million in new private natural resources commitments during the calendar year. No new commitments have been made, which leaves approximately $5.0 million outstanding for the calendar year.
	→ This document will summarize the commitments we recently made to:
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	Opportunistic 0% - 40%
	Core/Core-Plus 25% - 75%
	UBS Trumbull $13 M Open-end
	Value-Added 5% - 55%
	Crow IX $4.0 M 2020
	DRA XI $3.0 M 2022
	AEW EHF $3.0 M Open-End
	Berkeley VI $3.5 M 2023
	Sterling Value Add IV $3.0 M 2024
	FPA IX $3.0 M 2025
	Clarion Alts $0.8 M Open-End
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	Sustainability 30% - 70%
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	Firm Background
	→ Percheron Capital was founded in 2020 by Chris Collins and Chris Lawler, two experienced private equity investors with more than 15 years of shared investing experience prior to establishing the Firm.
	→ Prior to founding Percheron, the Founders worked together at Golden Gate Capital, where they invested in fragmented, pure‑play software businesses and executed large‑scale M&A transactions, developing a shared investment philosophy centered on opera...
	→ The Firm is headquartered in San Francisco, with a second office in New York and additional remote professionals across the U.S. The San Francisco office houses investment, investor relations, and operational teams, while the New York office support...
	→ Since inception, Percheron has raised two flagship private equity funds and one continuation vehicle:

	Strategy
	→ Consistent with prior funds, Percheron Capital Fund III targets control investments in lower middle‑market, essential services businesses operating in fragmented North American markets. The firm focuses on companies providing recurring, non‑deferrab...
	→ → The Fund expects to make approximately 12 to 14 platform investments, deploying initial equity checks of  $50 - $75 million and ultimately committing over $200 million per platform, inclusive of follow‑on acquisitions. Target entry EBITDA is gener...
	→ Percheron emphasizes operational discipline and workflow standardization, introducing systems and processes designed to improve utilization, pricing, customer retention, and long‑term visibility into demand.
	→ Fund‑level return targets include greater than 3.0x gross MOIC and greater than 2.5x net MOIC, driven by scaling platforms for exits to strategic buyers and private equity sponsors.
	→
	Terms

	Historical Track Record
	Historical Track Record (continued)
	→ Across its two flagship funds, Percheron has completed 11 platform investments, deploying approximately  $1.18 billion of capital across essential services verticals.
	→ As of September 30, 2025, the portfolio has generated $646 million of realized value and $1.72 billion of unrealized value, resulting in a combined gross TVM of 2.0x and gross IRR of 33.4%.
	→ Fund I is the primary driver of realized performance, producing strong liquidity and performance metrics, including a fully realized marquee exit that materially enhanced fund‑level DPI.
	→ Fund II remains early in its life cycle, with five platform investments completed to date and additional transactions under LOI or advanced sourcing, consistent with typical early‑vintage return and multiple profiles.

	Strengths
	→ Experienced, Well‑Resourced Team
	→ Proprietary AI Capabilities
	→ Fund I Execution and Results
	Weaknesses

	→ Limited Realizations
	→ Rapid Fund Size Growth
	→ Concentrated Firm Ownership
	Firm Background
	→ Crow Holdings is a privately owned real estate investment and development firm with more than 70 years of operating history, founded to manage the capital of the Trammell Crow family. The Crow family is consistently the largest or among the largest ...
	→ Crow Holdings operates through two primary business arms:
	→ CHC manages the flagship diversified value‑add fund series launched in 1998 and is supported by a team of approximately 150 real estate professionals. Since inception of the flagship fund series, Crow has invested nearly $11 billion across diversifi...
	→ Over the past five years, Crow Holdings Industrial has delivered 50 industrial projects totaling approximately  25 million square feet, ranking among the top 10 U.S. industrial developers by both square footage and number of completed properties.
	→

	Strategy
	→ Consistent with its more recent funds, Crow Holdings Fund XI will continue to pursue a diversified value‑add real estate strategy, building on the evolution of the platform since Fund V toward shorter‑duration investments with typical hold periods o...
	→ The strategy emphasizes property types and execution profiles with durable demand characteristics and efficient capital deployment, including development and value‑add opportunities where Crow believes it can generate attractive risk‑adjusted return...
	→ Fund XI will focus primarily on industrial development and multifamily acquisitions/repositioning, while also allocating capital to manufactured housing, neighborhood retail, convenience and gas, and, to a lesser extent, student housing and self‑sto...
	→ Industrial development is expected to represent approximately 30% of Fund XI, subject to a 40% overall fund‑level development cap. The remaining portfolio is expected to be diversified across operating property types.
	→ The Fund will construct a geographically diversified portfolio, with investments concentrated primarily in non‑gateway primary and large secondary markets across the United States, where Crow believes relative value opportunities and demographic tai...
	→
	Terms

	Historical Track Record
	Historical Track Record (continued)
	→ Since 1998, Crow has deployed approximately $11 billion of equity across ten funds in its diversified value‑add fund series, with aggregate realizations of approximately $12 billion. Performance across the series has been mixed relative to the Preqi...
	→ Inconsistency in historical performance has been driven primarily by mixed outcomes in office and retail investments, as well as underperformance in hospitality. In response, Crow further de‑emphasized these property segments prior to launching Fund...
	→ As of June 30, 2025, all remaining unrealized assets are held in Funds IX and X. Funds III and VIII achieved top‑quartile performance, while Funds I, IV, V, and IX have generated returns near the median of peer benchmarks.
	→ Development investments within the most recent four funds—where Crow increased its allocation to development—have been consistently accretive to overall fund performance. While early‑stage development investments may initially reflect negative reali...

	Strengths
	→ Senior Team Experience
	→ Organizational Depth
	→ Development Company Affiliates
	Weaknesses

	→ Expanding Mandates
	→ Inconsistent Relative Performance
	Firm Background
	→ Clarion Partners is a U.S.‑based real estate investment manager with more than 40 years of experience managing real estate on behalf of global institutional investors.
	→ The firm was originally formed as Jones Lang Wootton Realty Advisors and became an independent, management‑owned platform following a management buyout in 2011 after ING exited the real estate business.
	→ Clarion has undergone several ownership transitions while maintaining investment autonomy and management alignment.
	→ The firm sponsors multiple investment vehicles across a range of risk profiles, including commingled funds and separate accounts. Clarion manages capital across core, core‑plus, value‑add, and opportunistic strategies on behalf of institutional clie...
	→ In advance of launching a new commingled fund focused exclusively on alternative property types, Clarion made several senior strategic hires in 2024.
	→

	Strategy
	→ The Fund seeks to generate durable cash flow and long‑term value across full market cycles by investing in a diversified portfolio of alternative real estate sectors that largely fall outside traditional property types, including senior housing, ind...
	→ The strategy emphasizes sector selection and asset‑level value creation, with returns generated through a combination of stable income and appreciation. In addition to operating investments, the Fund expects to allocate approximately 15%–20% of gros...
	→ Portfolio construction will occur in two phases:
	→ The Fund targets a gross leveraged IRR of approximately 10%–12% (9%–10.5% net leveraged IRR) over a full market cycle, with income expected to contribute 50%–60% of total returns and the remainder driven by appreciation.
	→ Portfolio‑wide leverage is expected to range between 35% and 45%.
	→
	Terms

	Historical Track Record
	Historical Track Record (continued)
	→ As of December 31, 2024, Clarion Partners has invested in approximately 1,000 properties across three open‑ended funds: Lion Properties Fund (“LPF”), Lion Industrial Trust (“LIT”), and Clarion Gables Multifamily Trust (“CGMT”).
	→ Recent performance across the open‑ended funds has been impacted by broader market conditions.
	→ Each of the three open‑ended funds has maintained exposure to tangential alternative property types, including age‑restricted multifamily, industrial other/specialized, life science, manufactured housing, medical office, self‑storage, single‑family ...
	→ Life science represents the largest alternative allocation, accounting for $2.9 billion, or 49.1% of alternative invested capital, across 14 properties. Clarion formed its first joint venture with life science owner‑operator Alexandria in 2012 and h...
	→ Alternative property investments across the three funds have generated an average total value multiple of approximately 1.4x and an average gross IRR of 7.5%.
	→ Exposure to single‑family rental remains limited, with one property representing $8.0 million, or 0.1% of alternative invested capital, underscoring a selective and measured approach to sector expansion.

	Strengths
	→ Experienced Team with Layers of Oversight
	→ Platform and Resources
	→ Adjacent Sectors Experience
	Weaknesses

	→ New Team and New Strategy
	→ Competing Investment Vehicles
	→ Reliance on Operating Partners





