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M E KETA San Diego City Employees’ Retirement System

Market Overview

Market Overview Summary

— Since March of 2022, the actions of the Federal Reserve aimed at lowering inflation have resulted in debt costs
that have more than doubled, near frozen debt capital markets, greatly reduced commercial real estate
transaction volume, and price opacity.

— The year 2023 ended with the trajectory of the US economy remaining uncertain and investors adjusting their
return expectations assuming a higher for longer interest rate environment.

— While headline inflation has been moderating, the pace has been slower than anticipated and inflation remains
above expectations. The Federal Reserve has indicated, that based on economic data, they are inclined to
keep rates higher for a longer period of time.

— Cooling tenant demand coupled with the increasing cost of debt and slowing rent growth are weighing heavily
on commercial real estate property values. In addition, the lack of transaction volume has made it more
difficult to determine “fair value."

— Some asset owners with maturing debt, or expiring interest rate caps, could have difficulty obtaining financing
and be forced to sell their commercial real estate asset(s) or to give the asset(s) back to the lender.

— The amount of distressed assets that may come to market remains unclear. Commercial real estate loan
exposure at large banks is generally less than levels held at smaller/regional banks.

— Lenders have become more conservative leading to lower advance rates and stronger covenants.

— As long as the uncertainty surrounding the US economy and capital markets endures, we expect transaction
volume to remain suppressed and appraisal-based valuations to continue to decline.
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M E KETA San Diego City Employees’ Retirement System

Market Overview

Quarterly Transaction Volume by Property Type
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— Private real estate transaction volume for properties valued over $2.5 million was $96.5 billion in the fourth
guarter of 2023, slightly up from the $921 billion total last quarter, but remaining generally low overall relative
to prior quarters as a result of continued high interest rates and cap rate expansion.

— The office sector experienced the largest increase in transaction volume from the prior quarter of $3.8 billion.
The multifamily and retail sectors decreased by $2.8 billion and $1.9 billion, respectively, with the remaining
sectors experiencing minimal positive changes.

— While the fourth quarter had the largest transaction volume amount of 2023, building on the increases of prior
quarters, overall transaction volume remains subdued.

Source: NCREIF Property Index (NPI).
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M E KETA San Diego City Employees’ Retirement System

Market Overview

Trailing One-Year Valuation Change Based on Cumulative Appreciation Returns
(As of December 31, 2023)
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— Properties within the NPl and ODCE indices have experienced negative appreciation for the past five quarters,
despite overall property level fundamentals, such as occupancy, remaining healthy.

— More property write-downs are anticipated due to interest rates remaining higher for a longer period of time
and continued market volatility.

— Office properties, especially those buildings which are older and/or dated, are expected to continue to bear the
brunt of write-downs.

Source: NCREIF. NPI unlevered appreciation returns for ODCE properties in the NPI (at share).
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M E KETA San Diego City Employees’ Retirement System

Market Overview

Trailing One-Year Net Operating Income (“NOI") Growth

15%
10%
\ A
0% s
0 \_\/\/ "
-5%

-10%
O 0% 02 of 0% of ol o® 02 A0 A AT AD AR D A0 A1 D A 90 c:'?'?’ec'%

oe oec oec oe(v oec oec oec oec oec oec oe oec' oec oec oec oec oec oec oec' oe(, oe oe o

——Trailing 4Q NOI Growth %

— The overall trailing twelve-month rate of NOI growth decelerated in the fourth quarter of 2023 to 5.4%, as
compared to 5.6% in the third quarter of 2023. The decrease was primarily driven by office and retail sectors.

— Office decelerated the greatest amount (307 basis points), resulting in a trailing 12-month NOI growth rate of
1.5%.

— Retail decelerated by a small amount (135 basis points) but maintains a 2.8% NOI year-over-year growth rate
as of December 31,2023.

— Multifamily NOI growth accelerated approximately 100 basis points to 4.4% growth year-over-year.

— Industrial NOI also accelerated 249 basis points during the quarter to 12.3% NOI growth year-over-year and
has the highest trailing 4Q NOI growth rate across all property types as of December 31, 2023.

Source: NCREIF Property Index (NPI)
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Market Overview

Property Type Changes Within the Equal Weighted ODCE Index
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— The NFI-ODCE Equal Weight Index currently comprises 28% multifamily, 38% industrial, 16% office, 11% retail, and
7% in other property types, based on its net asset value (“NAV") as of the fourth quarter of 2023.

— The heavy weight towards multifamily and industrial is due to increased investor interest and consistent
growth within each sector over the past five years. Office exposure continues its steady decline since 2020.
The office sector has had the largest decline of the property types within ODCE during the past year.

— Retail exposure has trended upwards during the past year experiencing modest growth since December
2022. Property types in the other category have seen increased investor interest in recent years.

Source: NCREIF

|
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M E KETA San Diego City Employees’ Retirement System
Market Overview

Average Net IRR by Vintage Year, US Closed-end Value-Add Funds
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— Private real estate value-add funds launched after economic shocks have historically outperformed.

— With property values down from recent highs and underlying property fundamentals remaining strong, history

is poised to repeat itself. However, the timing and extent of outperformance in private real estate is dependent
on a number of factors and therefore remains uncertain.

Source: Heitman and Preqin; U.S. Closed-end Value-Add Real Estate Funds >100 Million
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B. Real Estate Program Overview
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M E KETA San Diego City Employees’ Retirement System

Real Estate Program Overview

Target Allocation and Funding Status as of 4Q-2023

— SDCERS is within its tactical range for real estate but is below its strategic target of 11.0%
e Real estate values have declined
e Total Plan assets have increased

RE FMV Total Plan RE Allocation Tactical In.
($M) Range Compliance

4Q - 2021 $1134 $11,008 10.30% 6% - 16% Yes
4Q - 2022 $1206 $10,310 11.70% 6% - 16% Yes
2021 - 2022 Variance ($) §72 ($698)
2021 - 2022 Variance (%) 6.4% (6.3%) 140 bps
4Q - 2022 $1206 $10,310 11.70% 6% - 16% Yes
4Q - 2023 $1128 $11,170 10.10% 6% - 16% Yes
2022 - 2023 Variance ($) (78) $860
2022 - 2023 Variance (%) (6.5%) 8.3% (160 bps)
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M E KETA San Diego City Employees’ Retirement System

Real Estate Program Overview

Risk Classifications

— SDCERS is within its tactical ranges for Core and Non-Core real estate
— SDCERS is within the proposed tactical ranges for Real Estate Equity and Real Estate Debt

Strategic Targets Portfolio Composition (12/31/23)
Target Tactical Range NAV NAV + Committed

Total Real Estate 1% 6% - 16% 10.1% 12.1%
Core Portfolio 70% 55% - 85% 80% 69%
Non-Core Portfolio 30% 15% - 45% 20% 31%
Real Estate Equity 90% 80% - 100% 89% 87%
(Proposed)

Real Estate Debt 10% 0% - 20% 1% 13%
(Proposed)
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M E KETA San Diego City Employees’ Retirement System

Real Estate Program Overview

Guideline Adherence

— The SDCERS portfolio is within its leverage and diversification quidelines

Guideline Actual as of 12/31/23  Guideline Adherence
Core Leverage 20% - 30% <45% 34% Yes
Portfolio Leverage 35% - 45% <50% 40% Yes
Debt Investments <30% 11% Yes
Single Manager SRR G Yes
Property Type +/-15% of ODCE + 5% (Industrial) Yes
Geographic Region +/-15% of ODCE - 5% (West) Yes
Non-U.S. <15% 5% Yes

N
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M E KETA San Diego City Employees’ Retirement System

Real Estate Program Overview

Property Type Diversification

Real Estate Portfolio FMV Portfolio vs. NFI-ODCE Index
13% Apartment
8;‘ 25% u Office
1% 12%
¥ Industrial 8% %
pl e
Retall qﬁ“é\ Q&e\ y @é
u Other
NFI-ODCE

Other is composed of: Hotel, Self Storage, Senior Housing, Student
Housing, Life Sciences, Medical Office, Land, Manufactured Housing,
Life Sciences, and Other Alternative property types.

Key Observations

— Broadly diversified by property type, including (Other) niche sectors
— In compliance with policy guidelines

— Favorably overweight Industrial

— Favorably underweight Office

— Unfavorably underweight Apartments

N
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C. Risk/Return Assessment
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M E KETA San Diego City Employees’ Retirement System

Risk/Return Assessment

SDCERS Real Estate Investment History and Position
— SDCERS is a long-term real estate investor that has invested in the asst class since 1990.

— As of 4Q-2023, its RE allocation on a Fair Market basis is 10.1% vs. the 11% target allocation, roughly a $60M
shortfall.

— Target portfolio exposure is 70% to Core and 30% to Non-Core.

— SDCERS is primarily invested in the United States and in property types represented in the NFI-ODCE
benchmark.

e Staff and Consultant consider supply and demand fundamentals in new allocation decisions.

e SDCERS is underweight to the Office sector, which is widely recognized as the sector with the most near-
term demand uncertainty.

e During FY24, $25M was committed to a Non-Core diversified debt fund; no commitments were made to
funds that specifically target the office sector.

— Trailing 1YR returns illustrate a methodic resetting of values in response to a higher risk-free rate:

Trailing Quarterly Returns (Net TWR)

Period 1Q23 2Q23 3Q23 4Q23
SDCERS Return (2.7%) (1.8%) (2.4%) (4.3%)
Benchmark! (3.3%) (2.8%) (2.0%) (4.9%)

" NCREIF Fund Index-Open End Diversified Core Equity (VW) (Net) + 12.5 bps

I ———— |
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M E KETA San Diego City Employees’ Retirement System

Risk/Return Assessment

Portfolio Risk/Return Assessment Summary

Core / Core Plus Funds
— Six of eight ODCE funds are outperforming the ODCE Index the past three years

— Both Core Debt funds delivered low single digit returns the past three years and have high exposures to office
loans

— Both Core Plus industrial funds delivered a 16%+ net return the past three years

Non-Core Funds

— Opportunistic funds have a wider return dispersion than value-add funds

— 20 of 24 Non-Core funds had negative returns in calendar year 2023

— 9 of 20 active Non-Core funds with a vintage of 2019 or earlier have a since inception net IRR of less than 5%
e 386 million of FMV (8% of total RE portfolio)

R
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M E KETA San Diego City Employees’ Retirement System

Risk/Return Assessment

Core / Core Plus Snapshot

3YR Net TWR Year over

as of 12/31/23 Year Change

—_

Clarion LIT (Core Plus Industrial) 19.2% (6.5%) .

Core Plus relative outperformance
DWS CPIF (Core Plus Industrial) 16.6% (6.6%) j compared to SDCERS benchmark.
CBRE Core 8.6% (4.9%) ]
Morgan Stanley Prime 6.7% (2.6%)
MetLife 5.6% (5.7%)
Principal 4.5% (4.3%) __ Six of the eight diversified Core
PRISA 4.4% (4.7%) (ODCE) funds outperformed the

_ SDCERS benchmark.

RREEF America I 4.1% (6.4%)
JP Morgan SPF 18% (5.9%)
UBS TPF 0.6% (4.2%)
MetLife Core Mortgage (Debt) 3.6% +0.2% _

Core Debt relative underperformance
Mesa West Lending (Debt) 0.0% (5.1%) compared to SDCERS benchmark.
ODCE (Net) Value Weight 4.0% (5.0%)
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D. Capital Projections and Pacing
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M E KETA San Diego City Employees’ Retirement System

Capital Projections and Pacing

FY 2025 Capital Projections and Pacing Summary

Overall Objectives

— Manage overall exposure from current 10.1% to the 11.0% target and maintain exposure close to 11.0% through
the analysis period

— Manage overall Core exposure down from 80% toward 70% target

e Long term tactical exposure target of 50% diversified Core Equity and 20% Core Plus Equity
— Maintain steady Non-Core commitment pace to avoid vintage concentration

e Focus on Value-Add Equity and Non-Core Debt strategies

e Long term tactical exposure target of 20% Value-Add and 10% Non-Core Debt

2025 ($M) 2026 ($M) 2027 ($M)
Core/Core Plus Commitments n5 105 90
Non-Core Commitments 125 125 125
Redemptions/Distributions (115) (153) (168)
RE Exposure 10.0% 10.5% 10.8%

D — |
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M E KETA San Diego City Employees’ Retirement System

Capital Projections and Pacing

Recommended Commitment Pacing
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o
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Program FMV % of Total Assets

Commitment ($ In millions)

n

Commitment Allocations

Opportunistic 0 0 0 0 0 0 0 0 0 0 0

Value-Added 70 70 70 80 90 110 120 130 140 150 150
RE Debt 55 55 55 55 55 65 65 70 70 75 75
Closed-End Total 125 125 125 135 145 175 185 200 210 225 225
Core
Commitments 40 45 50 55 60 65
Redemptions 0 0 (0] (0] 0 (0]

Fair Market Value by Strategy
Yearl Year2 Year3 Yeard Year5 Year6 Year7 Year 8 Year 9 Year10 Year il

Opportunistic 0% - 40% 9% 7% 5% 4% 3% 2% 1% 1% 0% 0% 0%
Value-Added 0% - 40% 9% 9% 10% 12% 13% 14% 16% 17% 18% 19% 20%
RE Debt 0% - 20% 4% 6% 8% 9% 10% 10% 10% 10% 10% 10% 10%
Core 55% - 85% 78% T7% 76% 75% 75% 74% 73% 72% 1% 70% 70%
Total 100096 1000% 1000% 1000% 1000% 1000% 1000% 100.0% 100.0% 100.0% 100.0%
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E. Real Estate Investment Policy
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M E KETA San Diego City Employees’ Retirement System

Real Estate Investment Policy

Annual Investment Policy Statement Assessment

Summary of Changes
— Revision of the current real estate debt investment guideline

Investment Structure Current Guideline Proposed Target Proposed Range
RE Debt Max 30% 10% 0% to 20%
RE Equity n/a 90% 80% to 100%

— Incorporation of recently approved expansion of the Core/Non-Core tactical ranges was approved at the
March 2024 Board Meeting

— Clarification of benchmarking lanqguage to reflect actual performance reporting and common industry
practice

e Net time-weighted returns and net IRR
e Revise “Private Market Equivalent” to “Public Market Equivalent” reference

N
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F. Annual Investment Plan
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M E KETA San Diego City Employees’ Retirement System

Annual Investment Plan

FY 2025 Portfolio Considerations

Exposure Targets
— Manage overall exposure to be within a functional 10.0% - 12.0% tactical range
— Manage Core/Non-Core allocation toward the 70 / 30 target

Property Type Allocations
— Remain underweight Office and overweight Industrial
— Increase Multifamily to at least neutral weight

Core Portfolio Composition
— Evaluate options to replace Core Debt investments with exposure to higher conviction strategies

Non-Core Portfolio Composition

— Focus on sectors with favorable supply/demand fundamentals and/or demographic tailwinds (invest with
specialists)

— Capitalize on capital market dislocation through structured debt opportunities

R
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M E KETA San Diego City Employees’ Retirement System

Annual Investment Plan

FY 2025 Investment Plan - Core

Core Equity

— Rescind redemption request for MetLife Core Equity ($55M remaining)
e Mitigates risk of the RE portfolio moving further below target

— Commit $40 million to high conviction existing manager(s)

e Potential to acquire at a discount to NAV
— Remain in UBS Trumbull Property Fund redemption pool ($26M remaining)

e Potential to manage down asset management fees through revised loyalty program, without impacting
timing of redemptions

Core Plus Equity
— Commit $75 million to new diversified or residential focused open-end fund

e Potential to increase residential exposure toward equal weight

Core Debt

— Submit redemptions from Mesa West and MetLife Core Mortgage on a 50/50 basis to higher yielding Non-
Core Debt investments

R
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Annual Investment Plan

FY 2025 Investment Plan - Non-Core

Non-Core Equity
— Commit $70 million to funds focused on sectors with clear tenant demand drivers and expected capital inflows

e Two (2) $35 million commitments

Non-Core Debt
— Commit $55 million

e 525 million to new manager

e Consider $15 million upsize to Torchlight VIII ($25M commitment approved November 2023)
— Existing manager
— Fee discount

e Consider $15 million to Waterton Debt Sidecar Fund alongside Waterton XV ($25M Fund XV commitment
approved November 2022)

— Existing manager
— Targeted apartment property sector

— Favorable economics

R
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G. Recommendations for Approval
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M E KETA San Diego City Employees’ Retirement System

Recommendations for Approval

Summary of Recommendations for Approval

Investment Policy Statement

— Replace current Real Estate Debt Guideline of a “Maximum 30% exposure” with “10% target exposure and a 0%
to 20% tactical range”

— Add corresponding Real Estate Equity target of 90% with an 80% to 100% tactical range
— Incorporate recently approved expanded range for Core/Non-Core segments
— Revise “Private Market Equivalent” reference to “Public Market Equivalent”

Annual Investment Plan - Core

— $115 million in new commitments

— Rescind the full redemption request from MetLife Core Equity Fund
— Remain in the UBS Trumbull Property Fund redemption pool

— Submit redemptions from Mesa West and MetLife Core Mortgage funds, on a 50/50 basis, as new
commitments are made to Non-Core Debt funds

Annual Investment Plan - Non-Core
— $70 million in new commitments to equity funds
— $55 million in new commitments to debt funds

R
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Recommendations for Approval

Core / Non-Core Allocations — Impact of Recommendations

NAYV after

oo/ Riskprofle “OFRNAY  $02023  P20ER vagps  Expomre Mg
Action ($M
Core Equity $632 56% $13 $645 (6%) 50% 50%
Core Plus Equity 8175 16% $75 $250 4% 20% 20%
Core Debt $89 8% $55 $34 (5%) 3% 0%
Subtotal Core 5896 80% 533 5929 (8%) 73% 70%
Non-Core Equity $193 17% $70 $263 3% 20% 20%
Non-Core Debt $39 3% $55 $94 4% % 10%
Subtotal Non-Core 8231 20% 8125 5356 8% 27% 30%
Total $1,127 100% $158 $1,285 14%' 100% 100%

Total SDCERS RE pro forma exposure increases 14% from 4Q 2023 NAV.
Figures rounded for illustrative purposes.

N
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H. Appendix
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Appendix
Institutional Investor Real Estate Target Allocations
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— Institutional investors are maintaining their allocations to real estate with an average target of 10.8% between
2022 and 2023.

— While many institutions are at or over their target allocations due to the growth in public equity investments
and the resulting denominator effect, allocations to private real estate are anticipated to come down as private
real estate values decrease.

Source: Hodes Weill 2023 Institutional Real Estate Allocations Monitor. Published November 2023.

R
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Appendix

Global Quarterly Closed-end Real Estate Fundraising Q1 2018 - Q4 2023
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— The number of fund closings and amount raised in the fourth quarter of 2023 is lower than the prior quarter
and dramatically lower than the second quarter primarily due to the closing of a mega-fund (Blackstone Real
Estate Partners X).

— In addition, year-over-year fourth quarter activity was much lower than the same quarter in 2022 and hit the
lowest point for number of funds closed and capital raised since the first quarter of 2018.

Source: Preqin Pro.
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Appendix

Dry Powder for Real Estate Closed-end Funds
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— The amount of capital available globally to invest across private real estate strateqgies decreased in 2023 but
remains high from a historical perspective at just under $400 billion. The preliminary 2024 year-to-date
amount, is showing a slightly lower amount in comparison to December 2023.

Source: Preqin Pro. Data as of March 2024.
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Appendix

Market Value Cap Rates by Property Type
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= Apartment Industrial = Office Retail

— During the fourth quarter, retail cap rates had the largest increase at 29 basis points, while apartment and
industrial each witnessed increases of 26 basis points and office experienced an increase of 14 basis points.
Higher cap rates mean lower values, all else being equal.

— Industrial and apartment property types continue to have lower cap rates than office and retail.
— All property types presented have higher cap rates now than one year ago.
— It is anticipated that cap rates will continue to rise as property values decline.

Source: NCREIF Property Index (NPI).

R
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Appendix

PREA Consensus Forecast Survey of the NCREIF Property Index (“NPI")!

Total 1-Year Return 2023 Total 1-Year Return 2024
Categor Actual 1Q 2024 Surve
Total NPI (7.9%) (2.0%)
Office (17.6%) (9.9%)
Retail (0.9%) 3.2%
Industrial (41) 0.9%
Apartment (7.3) (2.3%)

— The PREA consensus forecast survey indicates that participants expect the NPI Index for the year 2024 to
have greatly improved total returns, but returns are anticipated to still be below normal.

— The survey also indicates a continued dispersion of returns among the property types.

— It is currently anticipated for office to continue with its downward trend and for retail to continue its bounce
back from pandemic lows.

"The NPI returns shown are gross and unlevered.
Source: Pension Real Estate Association (“PREA”) Consensus Forecast Survey of the NCREIF Property Index. Survey conducted during May 2024.
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Appendix
Office Leasing and Removal Trends
Estimated Absorption Since March Office Inventory Removal Pace
150 133 2020 (MM SQ. Ft') (MM Sq.Ft.)
20 28
100 )e
25
50
20 .
0
N — :
-50 23 10 10
8 -50 -49
-100 -76 5
-150 -130 0
W 2015+ ™ 2010-2014 m2000-2009 m1990's 2020 2021 2022 2023

m 1980's 1970's W 1960's N Pre-1960
w2020 =2021 w2022 m2023

Source: JLL US Office Outlook 1Q-2024
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Appendix

Core Portfolio Risk / Performance Snapshot?

Core Debt Diversified Core (ODCE) Core Plus Industrial

Core Performance
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2Bubble size based on SDCERS’ historical contributions
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MEKETA

40.0%
30.0%
20.0%
10.0%

0.0%

Since Inception Net IRR

-10.0%

-20.0%

-30.0%

2008

San Diego City Employees’ Retirement System

Appendix
Non-Core Portfolio Risk / Performance Snapshot - 2020 Vintage or Earlier3
Debt Value-Add Opportunistic ///=Non-U.S.
Non-Core Performance
LaSalle Asia IV
CBRE Vil Almanac Vil
Carlyle VII \ Torchlight V Landmark VIII
Europa il Oaktree VIII
Torchlight IV
Waterton X1V
Europalv Long Wharf
Lasalle Asia V Torchlight VI \
Oaktree Debt I Europa V NREP IV
‘ Almanac IX
Alcion 11l PGIM SHP VI
2010 2012 2014 2016 2018 2020 l 2022

Vintage

3 Bubble size based on SDCERS'’ historical contributions
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M E KETA San Diego City Employees’ Retirement System

Appendix
Challenged Investments*

Fund Vintage 40(2§M";AV Since Inception IRR Comment

Exposure to traditional
Alcion Il 2014 2.0 (24.3%) office and Chicago

apartments

Exits expected to be
Europa V 2017 6.4 (2.6%) challenged in the near

term

Senior Housing Fund
significantly impacted
PGIM SHP VI 2019 147 (4.9%) by COVID-19 and higher
than expected cost of
construction financing

J-Curve amplified by
development

NREP IV 2019 18.3 (1.7%) ) -
investments still in
process

$41.4 | <4% of RE
Total Portfolio

4 Summary Table for Closed-End Funds Marked at 0% net IRR or lower with more than $1MM NAV, a 2021 vintage or earlier, with realized investments.
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M E KETA Important Notice

The information contained herein is confidential and intended for the sole use of Sample Client. All information is subject to market fluctuations
and economic events, which will impact future recommendations and investment decisions. These contents are proprietary Information of Meketa
Investment Group (“MIG") and may not be reproduced or disseminated in whole or part without prior written consent. This report has been
prepared solely for informational purposes and no part is to be construed as a recommendation or an offer to buy or sell or a solicitation of an
offer to buy or sell any security or to participate in any investment strategy.

All information including, but not limited to, MIG's investment views, returns or performance, risk analysis, sample trade plans, idea filtration
process, benchmarks, investment process, investment strategies, risk management, market opportunity, representative strategies, portfolio
construction, capitalizations, expectations, targets, parameters, guidelines, and positions may involve our views, estimates, assumptions, facts and
information from other sources that are believed to be accurate and reliable and are as of the date this information is presented—any of which
may change without notice. We have no obligation (express or implied) to update any or all of the Information or to advise you of any changes;
nor do we make any express or implied warranties or representations as to the completeness or accuracy or accept responsibility for errors. This
information is for illustrative purposes only and does not constitute an exhaustive explanation of the investment process, investment allocation
strategies or risk management.

All performance and risk targets contained herein are subject to revision by MIG and are provided solely as a guide to current expectations.
There can be no assurance that any investment or other product described herein will achieve any targets or that there will be any return on
capital. Past performance is not indicative of future results. MIG does not provide tax advice. Accordingly, any discussion of U.S. tax matters
contained herein is not intended or written to be used, and cannot be used, in connection with the promotion, marketing or recommendation by
anyone unaffiliated with MIG of any of the matters addressed herein or for the purpose of avoiding U.S. tax-related penalties.

Certain information contained in this document constitutes "forward-looking statements," which can be identified by the use of forward-looking
terminology such as "may", "will", "should", "expect", "anticipate", "target", "project", "estimate", "intend", "continue" or "believe" or the negatives
thereof or other variations thereon or comparable terminology. Due to various risks and uncertainties, actual events or results or the actual
performance of the Funds and investments may differ materially from those reflected or contemplated in such forward-looking statements.”

|
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M EKETA Disclaimer

THIS REPORT (THE “REPORT") HAS BEEN PREPARED FOR THE SOLE BENEFIT OF THE INTENDED RECIPIENT (THE “RECIPIENT").

SIGNIFICANT EVENTS MAY OCCUR (OR HAVE OCCURRED) AFTER THE DATE OF THIS REPORT, AND IT IS NOT OUR FUNCTION OR
RESPONSIBILITY TO UPDATE THIS REPORT. THE INFORMATION CONTAINED HEREIN, INCLUDING ANY OPINIONS OR RECOMMENDATIONS,
REPRESENTS OUR GOOD FAITH VIEWS AS OF THE DATE OF THIS REPORT AND IS SUBJECT TO CHANGE AT ANY TIME. ALL INVESTMENTS
INVOLVE RISK, AND THERE CAN BE NO GUARANTEE THAT THE STRATEGIES, TACTICS, AND METHODS DISCUSSED HERE WILL BE SUCCESSFUL.

THE INFORMATION USED TO PREPARE THIS REPORT MAY HAVE BEEN OBTAINED FROM INVESTMENT MANAGERS, CUSTODIANS, AND OTHER
EXTERNAL SOURCES. SOME OF THIS REPORT MAY HAVE BEEN PRODUCED WITH THE ASSISTANCE OF ARTIFICIAL INTELLIGENCE (“Al")
TECHNOLOGY. WHILE WE HAVE EXERCISED REASONABLE CARE IN PREPARING THIS REPORT, WE CANNOT GUARANTEE THE ACCURACY,
ADEQUACY, VALIDITY, RELIABILITY, AVAILABILITY, OR COMPLETENESS OF ANY INFORMATION CONTAINED HEREIN, WHETHER OBTAINED
EXTERNALLY OR PRODUCED BY THE Al.

THE RECIPIENT SHOULD BE AWARE THAT AI-GENERATED CONTENT MAY NOT HAVE CONSIDERED ALL RISK FACTORS. THE RECIPIENT IS
ADVISED TO PERFORM THEIR OWN DUE DILIGENCE AND CONSULT WITH PROFESSIONAL ADVISORS BEFORE MAKING ANY FINANCIAL
DECISIONS OR TAKING ANY ACTION BASED ON THE CONTENT OF THIS REPORT. WE BELIEVE THE INFORMATION TO BE FACTUAL AND UP TO
DATE BUT DO NOT ASSUME ANY RESPONSIBILITY FOR ERRORS OR OMISSIONS IN THE CONTENT PRODUCED BY Al TECHNOLOGY. UNDER NO
CIRCUMSTANCES SHALL WE BE LIABLE FOR ANY SPECIAL, DIRECT, INDIRECT, CONSEQUENTIAL, OR INCIDENTAL DAMAGES OR ANY DAMAGES
WHATSOEVER, WHETHER IN AN ACTION OF CONTRACT, NEGLIGENCE, OR OTHER TORT, ARISING OUT OF OR IN CONNECTION WITH THE USE OF
AlI-GENERATED CONTENT. PLEASE REMEMBER, Al TECHNOLOGY IS NOT A SUBSTITUTE FOR HUMAN EXPERTISE. IT IS IMPORTANT FOR THE
RECIPIENT TO CRITICALLY EVALUATE THE INFORMATION PROVIDED.

CERTAIN INFORMATION CONTAINED IN THIS REPORT MAY CONSTITUTE “FORWARD-LOOKING STATEMENTS,” WHICH CAN BE IDENTIFIED BY THE
USE OF TERMINOLOGY SUCH AS "MAY,” “WILL,” “SHOULD,” "EXPECT,” “AIM," "ANTICIPATE," “TARGET,"” "PROJECT," "ESTIMATE,” “INTEND,"
“CONTINUE,” OR “BELIEVE,” OR THE NEGATIVES THEREOF OR OTHER VARIATIONS THEREON OR COMPARABLE TERMINOLOGY. ANY FORWARD
LOOKING STATEMENTS, FORECASTS, PROJECTIONS, VALUATIONS, OR RESULTS IN THIS REPORT ARE BASED UPON CURRENT ASSUMPTIONS.
CHANGES TO ANY ASSUMPTIONS MAY HAVE A MATERIAL IMPACT ON FORWARD-LOOKING STATEMENTS, FORECASTS, PROJECTIONS,
VALUATIONS, OR RESULTS. ACTUAL RESULTS MAY THEREFORE BE MATERIALLY DIFFERENT FROM ANY FORECASTS, PROJECTIONS,
VALUATIONS, OR RESULTS IN THIS REPORT.

PERFORMANCE DATA CONTAINED HEREIN REPRESENT PAST PERFORMANCE. PAST PERFORMANCE IS NO GUARANTEE OF FUTURE RESULTS.

R
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