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2026 commercial real estate outlook

The five big questions for CRE organizations going into 2026
To what extent could macroeconomic volatility and policy uncertainty impact the
pace of the CRE recovery?

Is now the moment to recommit to the property market comeback?

Where does upside exist within a bifurcated CRE loan market? )

How can strategic partnerships expand access to CRE capital and
diversify investment channels? -9

Are CRE organizations investing in Al progress, or just paying for
promise?

0000
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Deloitte.

2026 commercial real
estate outlook:

The opportunities are
real—if you know
where to look

Copyright © 2025 Deloitte Development LLC. All rights reserved.

In last year's commercial real estate outlook, we anticipated that 2025 could mark a recovery
for the global CRE industry, buoyed by an expected return of deal activity, more favorable
lending terms, greater industry collaboration, and advances in artificial intelligence (Al). As
we write a year later, it hasn’t exactly played out that way owing in large part to an
unpredictable global macro environment, which may affect how soon, and to what degree,
the industry could fully recover in the next 12 to 18 months.

Our survey methodology

The Deloitte Center for Financial Services conducted a survey of more than 850 C-level
executives (chief executive officers, chief financial officers, and chief operating officers) and their
direct reports at commercial real estate owners and investment companies with assets under
management of at least $250 million. The survey was conducted in June and July of 2025.

Respondents were asked to share their opinions on their organizations’ growth prospects and
workforce, operations, and technology plans for the coming 12 to 18 months. We also asked
about their investment priorities and anticipated changes for commercial real estate
fundamentals.

Respondents were broadly based out of three regions: North America (Canada, Mexico, and the
United States); Europe (France, Germany, the Netherlands, Spain, and the United Kingdom); and
Asia Pacific (Australia, India, Japan, Mainland China, and Singapore).
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Despite a slight dip, sentiment from the 2026 survey remains
optimistic

70.3
67.6 67.1 64.8 650 65.1
I ﬁ i '

2022* 2023 2024 2025 2026

I Revenue expectations mm Spending expectations CRE fundamentals =O=Overall

Source: Deloitte 2022 through 2026 commercial real estate outlook surveys.

Note: *Spending expectations were not asked for as a part of the 2022 survey. The index measures what degree of optimism or pessimism our survey respondents identified for revenue, expense, and CRE fundamental expectations at their
organizations over the next 12 to 18 months on a scale from 0 (weakest sentiment) to 100 (highest sentiment).
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Lending markets and interest rates concerned surveyed CRE leaders

Ranking
most for 2026 121110 9 8 7 6 5 4 3 2 1

Which of the following trends do
you think poses the greatest Capital availability
risk of negative impacts to

your company’s financial _
performance in the next 12-18 Cost of capital

months? Currency volatility

Elevated interest rates

Changes in tax policies
Cyber risk

Regional political instability
Employee retention

International trade policies

Redemption queues
Talent acquisition

Extreme weather

Source: Deloitte 2025 and 2026 commercial real estate outlook surveys.
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Digital economy retakes the top spot Ranking
14 13 12 1110 9 8 7 6 5 4 3 2 1
Which property types do

you believe will present the Digital economy O
greatest opportunity for

o ©® Global2026
O Global 2025

Logistics & warehousing O ®
CRE owners and investors . _
over the next 12-18 Industrial & manufacturing ® O
months? Multifamily @O
Office suburban O ®
Life sciences/biotech O ®
Office downtown O o
Hotel/lodging @ @)
Senior care @, ®
Single-family rentals ® O
Neighborhood retail ¢
Malls @ O

Self-storage q

Source: Deloitte 2025 and 2026 commercial real estate outlook surveys. St u d ent h ous | n g ‘
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Select sector spotlight

Industrial

* Leasing recovery and increased competition for space - Rise in vacancies and net absorption

* New workplace expectations * Tariff impact on construction and demand

 Dominant demand for smaller facilities

Data Centers

* Al as a tailwind Retail

* Energy intensive facilities & energy supply constraints
* Economic uncertainty & consumer spending

* Hybrid retail approach

Multifamily

* Tariffs and supply chains

* Investors shrug off supply shortfalls

* “Institutionalization” of housing
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Shifting international investment flows

Which of the following markets do you believe will present the greatest opportunity for real estate owners and investors over the
next 12-18 months?

Th
Canada g United Kingdom Neetherlands
7%|12% 9%| 10% 9%|4%

United States rance . .. ; (;ec;rg/ar'wéo Japgf;/ |70/
“' s 5%]|7% 6|9% « 8%|7%

16%|11% Spain & Mainland China

Mexico 5%]|4% india *® 3%|6%

6%|6% 13%|9%
Singapore c

9%'80/0 e Australia
4%|9%

Source: Deloitte 2026 commercial real estate outlook survey;
Note: Responses indicating their home market as the greatest opportunity have been excluded.
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AP

Nearly 75% of respondents expect to increase their real estate
investment mostly to hedge against inflation and diversify portfolios

How does your company expect to change its level of investment in real estate assets for the coming 12 to 18 months? What are the

primary reasons why?

B Increase significantly

B Increase slightly

M Neither increase nor
decrease

B Decrease slightly

B Decrease significantly

Copyright © 2025 Deloitte Development LLC. All rights reserved.

4%

7%

34%
13%

26%

m Hedge against potential inflation
increases

m Diversification with other held
financial asset types

m Returns are more stable than other
financial asset types

m Potential tax benefits

m Greater returns than other financial
asset types

m Portfolio balancing with other held
financial asset types
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Actionable guidance

The early-mover Maintain agility, flexibility, = .° . .°.°
advantage may be and selectivity in capital . - """
nearing an end allocation decisions S e e N
: : “ : : b
tietee
® s o0 ®
® e o, 0 0
® .' * 400
' s ? 0 ® @
* e? a0 ®
. -:. '.'..-
. . . @ &
Consider alternatives or sub-asset * % ':-.'.'-.
3 types that could be best positioned for ° ., '.‘:-.‘::...
. e %, ®
a lower-growth environment © % ¢.%% 45000
.':':'.:"----I":
*e %o ®o0000°"
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One in five survey respondents don’t plan to pay off their loans in full
at maturity

For the property loans in your company’s portfolio nearing maturity, what is the most likely outcome?

34%
29%

21%

15%

Pay off the loan in full Extension/modification of the Refinance the loan Foreclosure
loan repayment schedule

Source: Deloitte 2026 commercial real estate outlook survey.
Note: Percentages may not total 100% due to rounding.
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Real estate debt market bifurcation

But existing loan distress will be hard to ignore

Balance of distress by property type CMBS Delinquency Rate
7.5%
7.0%
Type Outstanding Distress ($m) Potential Distress ($m)
Office ] 5421 [ 88,396 6.5%
Industrial I 2,318 N 37,998 6.0%
Retail I 21550 B 49,427
Apartment I 1921 205855 5.5%
Hotel = 15824 [0 37,896 5 0%
Others | 32a1 [0 25,723
Total 116,355 360,294 4.5% I I
4.0%
A G i A S N N S i A
& DR & S &£ NPT RIS be‘\

Source: MSCI Real Capital Analytics, US Distress Tracker, April 2025

Copyright © 2025 Deloitte Development LLC. All rights reserved. 2026 commercial real estate outlook 16



2026 commercial real estate outlook

Real estate debt market bifurcation

Loan standards loosening, new loan capital becoming more available

Mortgage origination volumes (Index, Q2 =100)
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Source: MSCI Real Capital Analytics, US Capital Trends, March 2025
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Valuation remains a challenge for CRE, market data not readily
available.

What has your experience with most of your company's commercial property appraisals been over the past 12-18 months?

Global

Appraisers are seeking out other opinions to value
appropriately

<>

United States

01

Appraisal values do not appropriately reflect pricing
in the focus geography

02

Difficulty forecasting valuation assumptions

02

Appraisers are seeking out other opinions to value
appropriately

03

Appraisal values do not appropriately reflect pricing
in the focus geography

04

Appraisal values do not appropriately reflect the
current state of the market

Appraisers are seeking out other opinions to value
appropriately

07

Market data readily available and appropriately
reflective of current market conditions

Source: Deloitte 2026 commercial real estate outlook survey.
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04

Traditional valuation metrics are no longer applicable

07

Market data readily available and appropriately
reflective of current market conditions
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Actionable guidance

Proactively manage new . : t Lt e
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Section 4:
Strategic alliances

Partner for expertise a
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Real Estate asset managers leaning in on long-term strategic
alliances, particularly those involving multi-asset portfolios

For investment opportunities over the next
12-18 months, would your company LEYARGE Global

consider a joint venture/partnership
agreement to deploy capital?

How likely is it that your company will 48%
increase its merger and acquisition 39% Outlook 2025
0
activity in the next 12-18 months? m Outlook 2026
28%
18% 18% 19%
11% 11%
o
Very unlikely Unlikely Neither unlikely nor likely Likely Very likely

Source: Deloitte 2025 commercial real estate outlook survey; Deloitte 2026 commercial real estate outlook survey.
Note: Percentages may not total 100% due to rounding.
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Leaning on alliances and partnerships for access and expertise

What are your company’s primary motivations for consideration a joint venture/partnership agreement for capital deployment?

By assets under management

Global

Large Medium

Access to property type that
require more specialized TN 24% T 14%

knowledge

Operational expertise TN 19% I 22%

DeVelOPIng O ACCessIng Mo s 180 NN 13%

technologies

Access to markets Where e o 16% I 16%
have less expertise
Building scalability FEEE 12% I 17%
Risk and cost sharing TN 11% I 18%

Source: Deloitte 2026 commercial real estate outlook survey.
Note : Small - less than USS5 billion, Medium - USS5 billion — less than USS15 billion, Large - USS15 billion and over

Copyright © 2025 Deloitte Development LLC. All rights reserved.

Small
N 23%

I 14%

N 10%

I 22%

I 14%

I 17%
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Actionable guidance

CRE organizations should Evaluate partnerships and L . / )
M&A to expand reachand - - ," - + 4

implement consistent data Vet e e @
standards across all capabilities, aligned with - * . _' o 7
partnerships and joint ventures interest rate and central bank. . ‘.
outlooks feleo
ct e
® s o0 ®
“ L] e @ ]
. : * 4200
' e® o ® @
. e ® 8 ® ..
. . L @ ®
Institutional investors should engage with o "'. ‘.'-.-.
o« o I . b L
states and municipalities to advance public- AR ° 0,
. . . . . .' L ] '._ .., - ..
private partnerships in sectors like media, e o)l -_'._.-.
. [ ]
healthcare, energy, and housing. -“-. :: _::,::::::..-
° 0%, %% 000000°°
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Section 5:
Artificial Intelligence

Success likely runs through reliab
readiness N2
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What was once seen as transformative in Al may now be table stakes

How would you classify your overall experience with integrating new Al solutions into your organizational workflows?
27%

=O=Qutlook 2025

=O=0Qutlook 2026

12%
1%1%
1%
No interest Early/experimental  Challenges with Limited impact Mixed results Incremental Transformative
phase implementation operational impact

improvements

Source: Deloitte 2025 and 2026 commercial real estate outlook surveys.
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Al for tenant relationship management and lease drafting

For which of the following core real estate business function areas do you expect your company to seek to leverage the capabilities of Al

the most over the next 12-18 months?

Focus AREAS WHERE CRE
ORGANIZATIONS ARE SEEING POSITIVE
RESULTS wiTH Al INTEGRATION

Tenant relationship
management

4 O ) Construction projects

8 8% Drafting new leases

Source: Deloitte 2026 commercial real estate outlook survey

Focus AREAS WHERE CRE
ORGANIZATIONS ARE SEEING

CHALLENGES wiTH Al INTEGRATION

42 Property operations and
% management

3 9% Property marketing

3 90/ Construction projects

Note: Positive results - Firms seeing incremental improvements, mixed and transformative impact; Challenges — Firms seeing challenges with implementation and

limited impact

Copyright © 2025 Deloitte Development LLC. All rights reserved.
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Actionable guidance

_ Prioritize embedded SIS
Have a risk management plan R

2 explainability for criticaltask_-'_ NI

1 fo.rsll newstoct))ls in cgnjlunc’gg; that demand advanced DRI
W':j your ?r adqes- xley (SOX) reasoning and predictive - *. ..
and internal audit team accuracy. Dl
Pl
° s o0 ®
. e L0 ®
o ..i s 0 ®
» e® o ® @
* . ? a0 ®
n' e® 0 ® ..
Make Al literacy a board-mandated pillar of e’ ‘.'-' o
your Al strategy as an essential, no-regret '-.'_'-:..-,'-.
action ‘,'-_‘.:-:'.:‘:--
'. .l............ ..'.'
® 0 %0 ,"%00000°
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Copyright © 2025 Deloitte Development LLC. All rights reserved.



Thank you

Copyright © 2025 Deloitte Development LLC. All rights reserved.




Center for Financial Services

1

\

2026 commercial real estate outlook

SRR




2026 commercial real estate outlook

Accelerating CRE investment into alternative property types

US CRE investing opportunities favored core sectors for decades — but recent forces and new leaders could knock down long-established

pillars

Alternative properties could account for nearly 70% of industry portfolio values by 2034

Projected growth of investment in alternative property types, 2019 to 2034

70% 3
Under next-generation
leadership strategies

60%

Under current

S0% leadership strategies

40%

30%

2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034
Source: Deloitte Center for Financial Services analysis of National Council of Real Estate Investment Fiduciaries (NCREIF) and Nareit data,
accessed Q3 2024
Deloitte

Insights deloitte.com/insights.com

Copyright © 2025 Deloitte Development LLC. All rights reserved.

Public real estate is currently driving the shift toward alternatives

Private real estate
(ODCE)

Industrial 34%

Apartments 29%

Office 17%

Retail 11%

[ Other3% |
———
Health care 2%

Note: Totals may not add up to 100% due to rounding.

9%

56%

Public real estate
(FTSE Nareit All Equity)

Residential 18%

Retail 13%

Industrial 12%

L

Office 2%
Telecommunications 14%

Health care 14%

Data centers 9%

Self-storage 6%

o/
o

Gaming 4%
Specialty 3%
Manufactured homes 3%

Timber 2%
Lodging/resorts 1%

!

Sources: NCREIF Fund Index—Open End Diversified Core Equity market value at the end of Q4 2024; Nareit All Equity Index data as of

October 10, 2024.

Deloitte

Insghts | deloitte.com/insights.com
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Deloitte.

This presentation contains general information only and Deloitte is not, by means of this presentation, rendering accounting, business, financial, investment, legal, tax, or other professional advice or
services. This presentation is not a substitute for such professional advice or services, nor should it be used as a basis for any decision or action that may affect your business. Before making any
decision or taking any action that may affect your business, you should consult a qualified professional advisor.

Deloitte shall not be responsible for any loss sustained by any person who relies on this presentation.

About Deloitte /- \
Deloitte refers to one or more of Deloitte Touche Tohmatsu Limited, a UK private company limited by guarantee (“DTTL”), its network of member firms, and their related entities. DTTL and each of its MAKING AN
member firms are legally separate and independent entities. DTTL (also referred to as “Deloitte Global”) does not provide services to clients. In the United States, Deloitte refers to one or more of the US IMPACT THAT
member firms of DTTL, their related entities that operate using the “Deloitte” name in the United States and their respective affiliates. Certain services may not be available to attest clients under the MATTERS/{%E
rules and regulations of public accounting. Please see www.deloitte.com/about to learn more about our global network of member firms. 5\
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