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1.0 Summary Statement 
 

 

STRS Ohio is seeking an investment manager(s) capable of managing an active US 
REIT separate account focused on common equity.  Firms may propose more than 
one strategy. The portfolio will be benchmarked against the FTSE Nareit Equity 
REITs Index.  Managers benchmarked against the MSCI US REIT Index and the 
FTSE Nareit All Equity REITs Index will also be considered.  

 

STRS Ohio seeks a manager(s) with a demonstrated track record of investing in US 

REITs. 

 

STRS Ohio expects the separate account to be in the $100 million - $200 million range. 

 

Any questions concerning this RFP may be sent to REproposal@strsoh.org and 

strsohiore@callan.com. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

mailto:REproposal@strsoh.org
mailto:strsohiore@callan.com
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2.0 OVERVIEW OF STRS OHIO 
 

 

State Teachers Retirement System of Ohio (“STRS Ohio”) is one of the nation’s premier 

retirement systems, serving more than 500,000 active, inactive and retired Ohio public 

educators. STRS Ohio offers a defined benefit plan, defined contribution plan and combined 

plan. Benefits include service retirement, disability retirement, survivor benefits and health care 

coverage for benefit recipients and their dependents.  

 

STRS Ohio operates in accordance with Chapter 3307 of the Ohio Revised Code as enacted by the 

Ohio General Assembly. General administration and management of the system is vested in the 

STRS Ohio Retirement Board established under Chapter 3307 of the Ohio Revised Code. STRS 

Ohio is legally separate from and fiscally independent of state and local governments. More 

detailed information about STRS Ohio can be found on our website at www.strsoh.org. 

 

STRS Ohio had investment assets of $98.1 billion as of June 30, 2021.

http://www.strsoh.org/
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3.0 PROPOSAL GUIDELINES 
 

 

3.1 Proposal Overview Specifications 

This section of the RFP provides specific instructions on the format and content of the 

proposal. To be considered, proposals shall include all data and information required by 

this RFP. Noncompliance with the instructions will make fair consideration of offerings 

difficult and could result in rejection of the proposal without review. 

The proposal for STRS Ohio should be clear, coherent, legible, and prepared in sufficient 

detail for effective evaluation by STRS Ohio. 

To be considered for this mandate, you must have submitted quarterly data to 

Callan’s Manager Database by the same deadline as the RFP submission. Data 

must be current through March 31, 2022. Firms can submit data at no cost by 

visiting www.callan.com. 
 
 

3.2 Proposal Format and Deadline 

RFP responses must be submitted in writing (2 copies) along with an electronic copy. 

Physical copies must be mailed to the following address: 

State Teachers Retirement System of Ohio 

Attn: Jamieson Duff, CFA 

275 East Broad Street 

Columbus, OH 43215-3771 

 

Electronic copies should be sent to the following email addresses: 

(please list the mandate in the subject line of the email) 

 

REproposal@strsoh.org 
 

   strsohiore@callan.com 
 

At a minimum, the proposal must address all of the information requested in section 4.0 

Proposal Questionnaire. Please address the questions in the order they are asked.  For ease 

of review, each of the nine sections of answers (4.1-4.9) to the questionnaire should be 

preceded by an index tab to identify the subject of the section. 

 

To be considered, proposals must arrive at the STRS Ohio office by 5:00 PM Eastern 

time on May 31, 2022. 

http://www.callan.com/
mailto:REproposal@strsoh.org
mailto:strsohiore@callan.com
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4.0 Proposal Questionnaire 
 

 
 

4.1 Organization 

1. Provide the following firm information:  

Name 

Address 

Telephone number  

Email Address  

Website 

 

2. Provide the following information for a contact person at the firm: 

Name 
Address 

Telephone number  
Email Address 

3. Provide a brief history of the firm. 

4. Describe the ownership structure. 

5. List all your office locations and dates of inception. Please identify your 

headquarters. 

6. What functions are performed at these subsidiaries, branches and locations? 

7. Briefly detail each investment strategy managed by your firm and their respective 

assets under management. 

8. Provide a breakdown of your investor base by assets under management by strategy 

as of the latest accounting period close ($ in millions).  Please include a list of clients 

with separately managed accounts greater than $25 million. 

9. Describe the firm’s corporate governance principles and guidelines. 

10. Discuss potential conflicts of interest that may arise among your firm’s various 

individuals and/or any affiliated entities. 

a. Describe your process for managing such conflicts of interest. 

 

4.2 Management 
 

1. Who are the senior leaders of the firm and the major business lines? 
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2. Please describe the succession plan and timeframe for leaders at the firm. 

3. List the number of real estate securities professionals.  Do not double count any 

professional.  For example, if a Portfolio Manager also conducts research, the more 

senior position applies, and he/she should only be counted once. 

 Number 

Portfolio Management  

Fundamental Analyst  

Economist  

Quantitative Analyst  

Research  

Trader  

Client Service/Marketing  

System/Information Technology  

Administrative  

Other (describe)  

Total Professionals  

 

4. Does the investment team invest their own assets in the strategy? 

5. Please provide an attachment with professional biographies of all investment 

professionals for the strategy in Word format. 

6. List all professionals involved in your real estate securities investment decision 

making process.  Indicate the individual’s years with the firm and total years of real 

estate/real estate related experience.  Please indicate the portfolio manager 

responsible for the proposed fund/account and all investment committee members.  

In the “Name (# Rank)” column, provide a numerical rank (in order of importance) 

the key investment decision makers for the strategy.    

Name (# 

Rank) Title 

Office 

Location 

Years, Months 

with Team 

Years, 

Months with 

Firm 

Equity 

Partner 

(Y/N,%) Years Exp. 

       

       

       

 

7. Please provide a list of founding and subsequent portfolio manager(s) for the 

proposed strategy.  If changes in portfolio manager(s) have been made, please 
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provide a description of the history of the product and changes to the philosophy or 

process. 

8. List all additions to the firm over the prior five years at the vice president level and 

above, highlighting those on the investment team. 

Name Title Function Start Date Years Exp 

     

     

     

     

 

9. List all departures from the firm over the prior five years at the vice president level 

and above, highlighting those on the investment team. 

 

10. Describe any planned additions to the firm, highlighting those who would work on 

the fund.  Is this contingent on asset growth or any other factors? 

11. List any known departures of staff that will occur in the next 5 years. 

12. What percentage of the investment team’s time is spent on the following activities? 

Name Portfolio Mgmt. Stock Selection Client Service Marketing Other 

      

      

      

      

 

13. Describe other business interests that members of the team may have that require a 

great deal of time. 

Name Title Function Start Date 
Departure 

Date 

Reason for 

Departure 
Replacement 
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14. Describe the compensation for investment professionals at all levels of the firm:  

a. How is compensation determined overall? 

b. What is the typical percentage split among base salary, bonus and other forms of 

compensation? Describe other forms of compensation. 

c. What part of the compensation is tied to the performance of the fund and how? 

d. What long-term retention incentives are there for key employees? 

e. Do members of the investment team have an equity interest in the firm? Please 

name those professionals. 

f. Who determines the team’s compensation? 

15. Are the professionals responsible for the account under an employment contract?  If so, 

describe the details. 

4.3 Overview of Investment Philosophy and Strategy 
 

1. Proposed Strategy – provide a brief summary of the strategy. If proposing more than 

one, please identify the differences between the strategies. 

 

2. Product Name. 

 

3. Which of the following styles best describes the investment style of the proposed 

product? 

 

Value  

Growth  

GARP  

Yield  

Core  

Contrarian  

Other  

 

4. Where is the above product domiciled? 

 

5. What is the inception date of the strategy? 

 

6. Has this strategy been run under a different name or has it been merged with another 

product? If so, please explain. 

 

7. Are other variations of this strategy managed? If so, please explain.   
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8. Please complete the table for the identified product: 

 
Vehicle # Accounts Assets ($mm) 

Separate Account   

Mutual Fund   

Commingled 
Fund 

  

Other (describe)   

Total   

 

9. What is your published separate account minimum?  

 

10. What is the average, median, and smallest separate account size ($USD)? 

 

11. Please describe how you plan to add alpha for the proposed product 

 

12. Please provide an overview of the US REIT environment: 

a. What is your current market outlook? 

b. Where do you see the best opportunities going forward? 

c. How will US interest rate policy affect portfolio positioning? 

13. What distribution channels is this product primarily focused on? 

14. Does this team, or your firm, manage long/short funds with a similar investable universe 

as the proposed strategy? If so, discuss your firm’s approach to managing conflicts of 

interest. 

15. Who is responsible for final decision making at the stock level? Sector level? Etc. 

 

 

4.4 Investment Strategy and Process 

1. Provide a detailed description of your investment decision-making process. 

 

a. What criteria are used for investment selection? 

b. How are ideas generated? By whom? 

c. How does an investment idea get into the portfolio? 

d. What valuation metrics are the most meaningful? Is there a central valuation 

system in use? 
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e. Describe the process for reaching the decision to sell a position? 

2. Please describe your investment strategy and highlight areas of differentiation from 

other real estate securities investment managers. 

 

3. Describe your overall approach to portfolio construction, including policies 

regarding diversification, concentration and specific risk factors. 

 

4. Are macroeconomic assumptions incorporated in the portfolio management process? 

If so, how? 

 

5. Specifically describe your process for valuing stocks and setting appropriate price 

targets. 

6. Please discuss the following considerations (if applicable): 

a. Process for determining security and sector weightings 

b. Typical number of holdings 

 

c. Is there a model portfolio? Explain potential deviations from the model portfolio. 

 

d. Research process and information flow between sectors, regions, etc. 

 

e. Portfolio construction (include definitions and criteria for the starting universe) 

 

f. Sell discipline (include downside sell targets or stop-loss limits) 

 

g. Use of cash and alternative (non-REIT) holdings.  What is the highest cash 

position held by the strategy? 

 

h. Policies for IPOs, REOCs and Private Placements 

 

7. Discuss the use of internal ratings for quality and ESG, if any.  If external ESG ratings 

are utilized, please provide the names of third-party vendors.  Further, how do you 

incorporate external ESG ratings into the process and who manages this effort? 

 
8. Describe your due diligence process. 

 

a. How has the due diligence process changed over time? 

 

b. Discuss the nature and extent of any third-party involvement in the due 
diligence process. 

 

9. If models or quantitative techniques are being used to arrive at investment 

decisions, what are the factors which would cause an override? 
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10. How often do you meet with management of portfolio companies and 

government officials? 

 

11. How is a stock’s liquidity considered in the research and portfolio management process? 

 
12. Discuss the average holding period for investments and annualized portfolio turnover. 

 

13. Describe your efforts to monitor and control equity transaction costs. 

14. Provide details on your equity and currency trading capabilities, including the number 

of traders, location, and experience 

15. Describe your policies and procedures concerning trading and execution, including 

those relating to (i) how your firm seeks to achieve best execution; (ii) how your firm 

ensures equitable trading for all clients (i.e., the account of one client is not favored 

above the account of another) and exceptions to this policy, if any (iii) allocation of 

trades (e.g. by portfolio manager or automated); and (iv) side-by-side management of 

hedge funds and other products, if applicable. When answering this question, you may 

refer to Form ADV Part 2A, if appropriate.  Provide a summary of any trading error 

(i.e., securities and currencies) over the past five years.  How have you addressed and 

enhanced the process to mitigate future occurrences? 

16. What is the estimated capacity for this strategy and how was the figure derived? 

 

 

4.5 Investment Performance 

1. Provide updated performance data through March 31, 2022 for actively managed US 

REIT accounts. Please provide trailing one, three, five year and since inception 

numbers on a gross of fee and net of fee basis. Also provide monthly return time 

series data versus your primary benchmark with as much history as possible. 

2. Have the results been audited? If so, by whom? 

3. How do you judge your performance? 

4. Which benchmarks do you typically use to judge your performance? Do these 

benchmarks include all of the securities you would consider investing in? If not, 

what other securities would be included in the strategy? 

 

5. Please indicate what percentage of the universe is actively covered by the team or 

firm. How frequently is research updated? How is the universe defined for this 

strategy? 

 

6. Discuss whether the firm is GIPS® compliant.
1
 If so, state whether and for how long 

                                                      
1
 GIPS

®
 is a registered trademark owned by CFA Institute. 
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the firm has been verified, the name of your verifier, and provide a copy of your most 

recent verification letter. If not, state why. 

 

7. Describe your performance attribution system and review process. How is it 

incorporated into the investment process to track success and failure of 

decisions? 

 

8. Do you typically run an aggressive (high beta) or conservative (low beta) strategy 

versus the benchmark? How will your portfolio perform in a bull market? Bear 

market? In what market will your portfolio be expected to under and outperform? 

 

9. How much tracking error do you typically run relative to your benchmark? Do you 

have explicit tracking error targets?  Provide data on the tracking error maintained by 

the strategy since inception. 

10. Please explain the portfolio’s outperformance (or underperformance) relative to 

its benchmark historically and explain why any outperformance is sustainable. 

11. How much annual alpha do you expect to produce on average over moving three-

year periods? 

12. Project and support your expectations for your average annual returns and variability 

of returns relative to your benchmark for the next three to five years for this strategy. 

 

4.6 Risk Management 

1. Describe the firm’s overall risk management policy. 

2. Who is responsible for risk management? 

3. Please discuss all formal and informal risk controls: 

 

a. What measures of risk are evaluated? 

 

b. Discuss the importance of tracking error. 

 

c. What systems are utilized for risk management? Please be specific. 

 

d. How is risk management incorporated in the investment process? 

 

4. Explain how you monitor risk at the position and portfolio levels. How do you control 

risk when making sector and company allocations? 

 

5. What types of risk reports are made available to investors? 

 

6. Describe the formal procedures that have been established for risk reduction with 

respect to investments. Specifically, explain how a failing investment would be dealt 
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with. Provide examples of prior failed investments. 

 

7. Describe the levels of insurance coverage for fidelity bonds, errors and omissions, 

and any other fiduciary coverage which your firm carries. 

 

a. List the insurance carriers supplying the coverage 

 

4.7 Code of Ethics 

1. Confirm that your firm has a written Code of Ethics and whether it addresses conflicts 

of interest. (Please provide a copy) 

2. Confirm that the firm has written policies and procedures with respect to 

personal securities transactions. 

3. Describe the policy and any requirements in place with regard to reporting of 

personal transactions. 

 
4.8 Legal and Regulatory Compliance 

1. What regulatory bodies are responsible for regulating your firm? 

2. Is your firm required to register as an investment advisor or the like, and if so with 

whom are you registered? 

3. Do you or your employees have any other regulatory registrations? 

 

4. Do you manage any funds that are registered with a regulatory agency or listed 

on a recognized exchange? 

 

5. Discuss whether your firm has been audited by the SEC or any other regulatory agency 

in the last five (5) years.  Provide any deficiency letters. 

 

6. Provide a brief description of any past or pending regulatory action, litigation or 

other legal or regulatory proceedings involving the firm or any registered 

employees and/or principals as defendants. 

 

7. Discuss whether any of the key individuals of your firm or any of its affiliated 

entities have ever (i) filed for bankruptcy or (ii) had any judgments entered against 

them. If so, please describe the circumstances. Also, describe all settlements of legal 

or regulatory actions involving your firm, the individual principals or any affiliates. 

 

8. Who is responsible for regulatory and compliance functions? 

 

9. Describe the compliance function, including the number of individuals assigned and 

to whom they report.  Please provide an organizational chart. 

 

10. Do you have a compliance manual? What issues do you monitor as part of 



Page 15 of 18  

your compliance process?  What procedures are in place to monitor 

compliance with the requirements of the Investment Manager Agreement? 

 

11. How are compliance violations, if they were to occur, handled within the firm? 

 

12. How does your firm manage non-public information? Is a restricted list maintained?  

 

13. Please provide an updated form ADV. 

 

14. Please provide your most recent audited financial statements. 

 
4.9 Miscellaneous 

 
1. Describe your capabilities to report your portfolio holdings, characteristics, and 

returns to STRS Ohio on a timely basis. (State specifically when and in what form 

this information will be communicated daily and after month-end.) 

2. Explain the format and frequency of research and market commentary with your 

existing clients. Feel free to enclose written samples available to existing clients. 

3. Discuss which key decision-makers will be made available to STRS Ohio staff 

and how frequently. 

4. Provide an updated fee schedule for a separate account, including any performance- 

based fees for US REIT portfolios benchmarked to the FTSE Nareit Equity REIT 

Index (preferred), the MSCI US REIT Index, or the FTSE Nareit All Equity REITs 

Index for an allocation of $100 million to $200 million.  

Describe any indirect fees, commissions, or other compensation you typically 

receive in connection with the provision of investment management services. 

5. Provide five references with contact names and phone numbers. Include both public 

and private sector funds.  Also, provide a list of your five largest clients for the 

proposed strategy. 

6. Provide an explanation for the loss of any large clients during the last five years. 

7. How long would it take to invest a $100-200 million portfolio in the manner you 

invest your typical US REIT strategy? 

8. Describe your firm’s disaster recovery and business continuity plans.  How well are 

these plans working during the current pandemic?  Describe the strategies in place 

to keep your employees safe. 

9. Describe any travel restrictions during the current pandemic. How important are in-

person meetings with US REIT management teams? How is your investment 

process impacted by the current travel restrictions and social distancing measures? 

10. The asset manager should provide any other information it believes is relevant to this 

assignment. 



Page 16 of 18  

5.0 GENERAL INFORMATION FOR THE ASSET MANAGERS 
 

 

5.1 Issuing Office 

STRS Ohio issues and is the sole point of contact for this RFP. Any questions or 

concerns regarding the RFP should be routed via e-mail to REproposal@strsoh.org. 

 

5.2 Rejection of Proposals 

STRS Ohio reserves the right at any time to reject any and all proposals received as a 

result of this request and to negotiate separately with any and all competing asset 

managers. 

 
5.3 Incurring Costs 

STRS Ohio is not liable for any cost or expenses incurred by the asset manager in the 

preparation of its proposal or for attendance at any conference(s) or meeting(s) related to 

this RFP. 

 
5.4 Request for Proposal is not a contract 

This Request for Proposal is neither a contract nor an offer to contract. 

 
5.5 Disclosure of RFP and Proposal Contents 

Proposals submitted may be subject to disclosure under Ohio’s public records act. If a 

proposal contains information which is not subject to disclosure under Ohio’s public 

records law, provide a redacted and unredacted copy of your proposal at the time of 

submission. The redacted proposal should contain specific reasons for each and every 

redaction including the appropriate references to the Ohio Revised Code. If any 

redaction is challenged, the asset manager submitting the proposal will be called upon, at 

their sole expense, to defend the validity of said redaction. 

 
5.6 Modification/Termination of RFP 

STRS Ohio reserves the right, in its discretion and without incurring any liability to any 

asset manager, to modify or terminate this RFP at any time and to accept or reject any 

proposal for any reason. 

mailto:REproposal@strsoh.org
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5.7 News Releases 

News releases pertaining to this RFP and project may not be made without STRS Ohio’s 

prior written approval. 

 
5.8 Response Date/Contact Information 

RFP responses must be submitted to STRS Ohio in writing (2 copies) along with an 

electronic copy to both STRS Ohio and to Callan (at the contact addresses provided 

below). To be considered, proposals must arrive at the STRS Ohio office by 5:00 PM 

Eastern time on May 31
st
, 2022. 

Replies should be sent to the following: 

Written Response (2 copies): Electronic Response: 

State Teachers Retirement System of Ohio REproposal@strsoh.org 

Attn: Jamieson Duff, CFA 

275 East Broad Street strsohiore@callan.com 
Columbus OH 43215-3771 

 

5.9 Asset Manager Selection Process 

STRS Ohio may hold discussions with some or all of the asset managers to explore 

further their proposals, the scope and nature of the services they would provide, and the 

various approaches they may take regarding the project. 

The receipt of a copy of this RFP by an asset manager and a submission of a written 

proposal by the asset manager does not constitute an obligation of STRS Ohio to grant an 

interview. STRS Ohio reserves the right to reject any and all proposals, without 

comment, and to waive any informality, irregularity or failure to conform to the 

instructions contained in this RFP. 

The selection decision is the sole responsibility of STRS Ohio and is final. All asset 

managers who have submitted an RFP will be notified by STRS Ohio. 

This will be your only opportunity to respond to this RFP. STRS Ohio reserves the right 

at any time to reject any and all proposals received as a result of this request, and to 

negotiate separately with any and all competing respondents. 

All proposals, documents, and other materials submitted in response to this RFP will 

become the property of STRS Ohio and will not be returned to the asset manager. STRS 

Ohio reserves the right to use any materials or ideas submitted in a proposal without 

compensation to the asset manager, regardless of whether that proposal is selected. 

Submission of a proposal indicates acceptance by the firm of the conditions contained in 

this Request for Proposal, unless clearly and specifically noted in the proposal submitted 

and confirmed in the contract between STRS Ohio and the selected firm. 

Any proposal that does not fall within a competitive range will be excluded from further 

evaluation. STRS Ohio will identify areas, if any, requiring further clarification. STRS 

mailto:REproposal@strsoh.org
mailto:strsohiore@callan.com
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Ohio will notify responders if it has a question or if any issues exist requiring 

clarification and firms must then respond in writing within a specified timeframe. 

During the evaluation process, STRS Ohio management staff may, at its discretion, 

request any or all firms to make oral presentations. Such presentations will provide firms 

with an opportunity to answer questions STRS Ohio management staff may have on their 

proposal. Not all firms may be asked to make oral presentations.  STRS Ohio reserves the 

right to select a manager(s) on the basis of the written proposals only, and without a 

finalist presentation. 

In evaluating any proposal or making any determination with respect to an asset manager, 

STRS Ohio shall not be limited to reviewing information provided by the asset manager 

during the RFP process and may, at STRS Ohio’s discretion, consider any information it 

deems relevant to its evaluation. 

STRS Ohio reserves the right, in its discretion and without incurring any liability to any 

asset manager, to modify or terminate this RFP at any time and to accept or reject any 

proposal for any reason. 


