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Key Takeaways

• We were a year into the CRE recovery when April 2’s broad-based tariffs landed; policy-driven volatility likely 
to continue this summer and beyond.

• Valuations remain compelling: over the next 12 months, we expect 4% growth in retail, 2.0% growth in 
apartment, 2.0% growth in industrial, and 0.5% growth in office. Value growth should accelerate throughout 
2026 as the construction completion void accelerates.

• Construction costs have fueled the 10+ year housing affordability crisis; immigration restrictions, NIMBYism, 
and tariff pressure are likely to make this phenomenon spill into commercial real estate in 2026.

• Highest-conviction recommendations: net-lease retail, independent-living seniors housing, medical office and 
select residential segments.

• Caution: ground up development (all sectors), value-add strategies (all sectors), student housing, full-service 
hotels, grocery-anchored retail.
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Commercial Real Estate 
Capital Markets Conditions
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Policy Uncertainty Will Likely Keep Liquidity Depressed

US CRE Transaction Volume

Sources: MIM, RCA. Data as of 1Q 2025.
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Appraised Values Likely to Continue Rising

PREA Consensus Market Value Forecast

Note: The PREA survey results were adjusted using a methodology that translates appreciation return forecasts to market value forecasts
Sources: MIM, NCREIF, PREA. Survey conducted May 2025.
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Assets Traded for 2.5% Below Appraised Values in 1Q2025

Appraisal Discount / Premium to Transaction Price

Sources: MIM, NCREIF. Data as of 1Q 2025.

Apartment Industrial Office Retail Total

Q1 2023 -5.3% -4.9% -8.8% 3.5% -3.2%
Q2 2023 -3.1% -5.8% NA NA -4.0%
Q3 2023 -2.6% -8.1% -27.7% -4.2% -10.0%
Q4 2023 -12.7% -5.1% -9.8% -4.2% -9.5%
Q1 2024 -6.2% -1.9% -17.2% -3.4% -7.4%
Q2 2024 -4.3% -3.2% -3.7% -8.0% -3.9%
Q3 2024 -2.0% 1.2% -11.6% -1.5% -2.0%
Q4 2024 -0.5% -2.1% -11.5% -1.5% -4.3%
Q1 2025 -5.9% 4.0% -6.0% -0.7% -2.5%
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Policy Exposure by Property Type

• All property types could benefit from rising construction costs and lower supply (less immigration, tariffs).

• Apartment: Immigration restrictions could dampen demand in markets like Miami, San Diego, Dallas, 
and Boston.

• Office: Waning CEO confidence could slow the nascent office sector recovery. Potential for rising CapEx 
for tenant improvements.

• Retail: Retail assets in lower income markets or submarkets face risk due to their reliance on goods 
imported from Asia, particularly in categories like electronics and apparel.

• Industrial: Port markets could experience lower demand, but sunbelt markets could benefit from 
onshoring and lower construction activity.

• Hotels: Consumer discretionary spending could slow, reducing domestic travel. A strong dollar and anti-
U.S. sentiment could slow international travel to the U.S.

• Alternative Sectors: Sectors like data centers, self storage, medical office, and residential alternatives 
have a lower exposure to changing federal government policies, in our view.
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Property Type Trends
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Market Current Peak 10 Yr Avg % Recovered
Miami 12.5% 16.8% 13.1% 100%
West Palm Beach 12.1% 15.4% 12.6% 100%
Northern NJ 17.6% 19.0% 17.2% 78%
Fort Lauderdale 14.2% 16.7% 13.2% 70%
Houston 23.9% 26.2% 21.2% 47%
Atlanta 21.4% 21.8% 17.1% 46%
Tampa 14.6% 15.5% 12.9% 34%
Charlotte 19.2% 21.8% 13.8% 33%
New York 13.9% 15.6% 10.2% 31%
Orange County 17.1% 18.4% 13.9% 29%
Nashville 18.9% 20.2% 13.3% 19%
Dallas 23.2% 23.8% 20.1% 17%
Phoenix 21.6% 22.2% 17.6% 13%
Sacramento 17.4% 17.7% 15.3% 12%

Market Current Peak 10 Yr Avg % Recovered
Minneapolis 24.5% 24.9% 18.7% 7%
Chicago 21.3% 21.6% 16.5% 6%
Austin 21.3% 21.9% 12.0% 6%
Philadelphia 16.0% 16.1% 12.5% 5%
Los Angeles 21.1% 21.3% 15.9% 4%
East Bay 22.3% 22.6% 14.2% 3%
Portland 25.0% 25.1% 15.2% 1%
Baltimore 17.2% 17.2% 14.1% 0%
Boston 18.0% 18.0% 11.3% 0%
Denver 23.1% 23.1% 15.5% 0%
Orlando 14.0% 14.0% 11.4% 0%
San Diego 15.1% 15.1% 13.0% 0%
Seattle 21.6% 21.6% 11.6% 0%
San Francisco 25.4% 25.4% 11.5% 0%
Washington, DC 19.3% 19.3% 16.3% 0%

Some Office Markets are Still Deteriorating, While Several are Fully 
Recovered
U.S. Office Vacancy by Market

Sources: MIM, CBRE-EA. Data as of 1Q 2025.
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Apartment Completions are Expected to Plummet, Supporting Fundamentals
Multifamily Completions as a % of Inventory (Units)

Sources: MIM, CoStar. Data as of 1Q 2025. 
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Gateway Market Apartments are Attractive for New Investment;
Investors Still Overpaying and Overlooking Near-Term Vacancy Challenges 
for Sun Belt Apartment
Apartment Vacancy – Gateway vs Sun Belt Markets

Note: Gateway markets include – LA, New York, SF, Seattle, Chicago, Boston, DC. Sun Belt markets include – Atlanta, Austin, Charlotte, Dallas, Houston, Miami, Phoenix. 
Sources: MIM, CoStar. Data as of 1Q 2025.
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Retail has Been Silently Outperforming Most Sectors in Recent Quarters, 
Aside from Malls
Retail Vacancy Rate by Subtype

Sources: MIM, CoStar, NCREIF. Data as of 1Q 2025.

Retail has 1-year trailing 
gross unlevered return of 
7.0% vs 2.8% average 
across all sectors 
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Downtown Retail is Underperforming, and We Expect this to Continue

Retail Availability Rate – Downtown vs Suburban

Sources: MIM, CBRE-EA, MIM Forecast. Data as of 1Q 2025.
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Sources: MIM, CoStar. Data as of 1Q 2025.
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Air Travel is Holding Up, a Positive for Hotel Performance this Year
TSA Checkpoint Travel Numbers (Millions of People)

Sources: MIM, DHS. Data as of 1Q 2025.
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Data Center Revenue Growth Expected to Continue Outperforming
Data Center Revenue Per Available Foot Growth

Source: Green Street, MIM. Data as of 1Q 2025.​
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Growth in Senior Population Poised to Drastically Outpace Senior Housing Supply
Senior Housing Supply and Population Age 75+ Growth Rates

Sources: MIM, Green Street, Oxford Economics. Data as of 1Q 2025.  
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75% of Cold Storage Facilities are More than 25 years old, Despite Demand 
for Modern Facilities

Sources: MIM, CoStar. Data as of 4Q 2024.

U.S. Cold Storage Buildings by Decade Built

Low % of new stock presents 
opportunity to develop newer, 
modern facilities
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Self-storage Coming Out of Downturn Driven by Single Family Mortgage 
“Lock-In” Effect
Home Sale Growth And Self Storage Move-In Rent Growth

Sources: MIM, Green Street, MIM Forecast. Data as of 1Q 2025.
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Population Trends Benefiting Senior Housing, Medical Office, SFR
Net population growth by age group (2025-2032) (Millions)

Sources: MIM, Oxford Economics. Data as of 2Q 2025.

Negative for 55+ 
Housing

Positive for SFR, Self 
Storage

Negative for Student 
Housing

Positive for Senior 
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MetLife Investment Management Property Type Scorecard 

Source: MIM. Based on a June 2025 Delphi consensus survey of MIM’s acquisitions staff for current market pricing, aggregated portfolio information, and rations from vendors including CoStar and Green Street. External sources include REIT and Market information from 
MIM vendors including CBRE-EA, and Green Street.
Note: Pricing analysis is only focused on Core and Stabilized assets.

Sector Stochastic Rank Capital Markets 
Rank MIM Rank YoY 

Change Strategy Benchmark 
Allocation

Recommended 
Allocation

Retail- Net Lease 3 1 1 1 Overweight 2% 3%
Seniors Housing (IL) 4 2 2 3 Overweight 3% 5%
Infill Warehouses 2 7 3 -2 Overweight 10% 13%
Medical Office 7 3 4 8 Overweight 2% 3%
Self Storage 8 5 5 10 Overweight 3% 4%
Manufactured Housing 5 11 6 -2 Neutral+ 3% 4%
Data Centers 9 8 7 0 Neutral+ 2% 3%
Cold Storage 1 17 8 -5 Neutral+ 1% 2%
Retail- Mall 17 4 9 -3 Neutral 4% 4%
Retail- Strip/Neighborhood 15 6 10 1 Neutral 4% 4%
Moderate Income Housing 10 14 11 -3 Neutral 1% 1%
Limited-Service Hotels 6 18 12 -2 Neutral 1% 1%
Regional Warehouses 14 10 13 -4 Neutral 15% 15%
Single-Family Rentals 12 16 14 0 Neutral- 3% 3%
Traditional Apartment 16 13 15 3 Neutral- 21% 19%
Office (Excludes Life Science/Medical) 11 19 16 3 Neutral- 14% 12%
Life Science 18 12 17 0 Underweight 3% 2%
Retail- Grocery Anchored 21 9 18 2 Underweight 4% 2%
Full-Service Hotels 13 21 19 2 Underweight 1% 1%
55+ Housing 19 15 20 -7 Underweight 1% 1%
Student Housing 20 20 21 -5 Underweight 2% 1%
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Disclosures
This material is intended solely for Institutional Investors, Qualified Investors and Professional Investors. This analysis is not intended for distribution with Retail Investors.  
This document has been prepared by MetLife Investment Management (“MIM”)1 solely for informational purposes and does not constitute a recommendation regarding any investments or the provision of any investment advice, or constitute or form part of any advertisement of, offer 
for sale or subscription of, solicitation or invitation of any offer or recommendation to purchase or subscribe for any securities or investment advisory services. The views expressed herein are solely those of MIM and do not necessarily reflect, nor are they necessarily consistent with, 
the views held by, or the forecasts utilized by, the entities within the MetLife enterprise that provide insurance products, annuities and employee benefit programs. The information and opinions presented or contained in this document are provided as of the date it was written. It should 
be understood that subsequent developments may materially affect the information contained in this document, which none of MIM, its affiliates, advisors or representatives are under an obligation to update, revise or affirm. It is not MIM’s intention to provide, and you may not rely on 
this document as providing, a recommendation with respect to any particular investment strategy or investment. Affiliates of MIM may perform services for, solicit business from, hold long or short positions in, or otherwise be interested in the investments (including derivatives) of any 
company mentioned herein. This document may contain forward-looking statements, as well as predictions, projections and forecasts of the economy or economic trends of the markets, which are not necessarily indicative of the future. Any or all forward-looking statements, as well as 
those included in any other material discussed at the presentation, may turn out to be wrong.  
All investments involve risks including the potential for loss of principle and past performance does not guarantee similar future results. Property is a specialist sector that may be less liquid and produce more volatile performance than an investment in other investment sectors. The 
value of capital and income will fluctuate as property values and rental income rise and fall. The valuation of property is generally a matter of the valuers’ opinion rather than fact. The amount raised when a property is sold may be less than the valuation. Furthermore, certain 
investments in mortgages, real estate or non-publicly traded securities and private debt instruments have a limited number of potential purchasers and sellers. This factor may have the effect of limiting the availability of these investments for purchase and may also limit the ability to 
sell such investments at their fair market value in response to changes in the economy or the financial markets. 
For investors in the U.S.: This document is communicated by MetLife Investment Management, LLC (MIM, LLC), a U.S. Securities Exchange Commission registered investment adviser. MIM, LLC is a subsidiary of MetLife, Inc. and part of MetLife Investment Management. 
Registration with the SEC does not imply a certain level of skill or that the SEC has endorsed the investment advisor.  
For investors in the UK: This document is being distributed by MetLife Investment Management Limited (“MIML”), authorised and regulated by the UK Financial Conduct Authority (FCA reference number 623761), registered address One Angel Lane 8th Floor London EC4R 3AB 
United Kingdom. This document is approved by MIML as a financial promotion for distribution in the UK. This document is only intended for, and may only be distributed to, investors in the UK who qualify as a "professional client" as defined under the Markets in Financial Instruments 
Directive (2014/65/EU), as per the retained EU law version of the same in the UK. 
For investors in the Middle East: This document is directed at and intended for institutional investors (as such term is defined in the various jurisdictions) only. The recipient of this document acknowledges that (1) no regulator or governmental authority in the Gulf Cooperation 
Council (“GCC”) or the Middle East has reviewed or approved this document or the substance contained within it, (2) this document is not for general circulation in the GCC or the Middle East and is provided on a confidential basis to the addressee only, (3) MetLife Investment 
Management is not licensed or regulated by any regulatory or governmental authority in the Middle East or the GCC, and (4) this document does not constitute or form part of any investment advice or solicitation of investment products in the GCC or Middle East or in any jurisdiction in 
which the provision of investment advice or any solicitation would be unlawful under the securities laws of such jurisdiction (and this document is therefore not construed as such). 
For investors in Japan: This document is being distributed by MetLife Investment Management Japan, Ltd. (“MIM JAPAN”), a registered Financial Instruments Business Operator (“FIBO”) conducting Investment Advisory Business, Investment Management Business and Type II 
Financial Instruments Business under the registration entry “Director General of the Kanto Local Finance Bureau (Financial Instruments Business Operator) No. 2414” pursuant to the Financial Instruments and Exchange Act of Japan (“FIEA”), and a regular member of the Japan 
Investment Advisers Association and the Type II Financial Instruments Firms Association of Japan. In its capacity as a discretionary investment manager registered under the FIEA, MIM JAPAN provides investment management services and also sub-delegates a part of its investment 
management authority to other foreign investment management entities within MIM in accordance with the FIEA. This document is only being provided to investors who are general employees' pension fund based in Japan, business owners who implement defined benefit corporate 
pension, etc. and Qualified Institutional Investors domiciled in Japan. It is the responsibility of each prospective investor to satisfy themselves as to full compliance with the applicable laws and regulations of any relevant territory, including obtaining any requisite governmental or other 
consent and observing any other formality presented in such territory.  As fees to be borne by investors vary depending upon circumstances such as products, services, investment period and market conditions, the total amount nor the calculation methods cannot be disclosed in 
advance. All investments involve risks including the potential for loss of principle and past performance does not guarantee similar future results. Investors should obtain and read the prospectus and/or document set forth in Article 37-3 of Financial Instruments and Exchange Act 
carefully before making the investments. 
For Investors in Hong Kong S.A.R.: This document is being distributed by MetLife Investments Asia Limited (“MIAL”), licensed by the Securities and Futures Commission (“SFC”) for Type 1 (dealing in securities), Type 4 (advising on securities) and Type 9 (asset management) 
regulated activities in Hong Kong S.A.R. This document is intended for professional investors as defined in the Schedule 1 to the SFO and the Securities and Futures (Professional Investor) Rules only. Unless otherwise stated, none of the authors of this article, interviewees or 
referenced individuals are licensed by the SFC to carry on regulated activities in Hong Kong S.A.R. The information contained in this document is for information purposes only and it has not been reviewed by the Securities and Futures Commission. 
For investors in Australia: This information is distributed by MIM LLC and is intended for “wholesale clients” as defined in section 761G of the Corporations Act 2001 (Cth) (the Act). MIM LLC exempt from the requirement to hold an Australian financial services license under the Act 
in respect of the financial services it provides to Australian clients. MIM LLC is regulated by the SEC under US law, which is different from Australian law.  
For investors in the EEA: This document is being distributed by MetLife Investment Management Europe Limited (“MIMEL”), authorised and regulated by the Central Bank of Ireland (registered number: C451684), registered address 20 on Hatch, Lower Hatch Street, Dublin 2, 
Ireland. This document is approved by MIMEL as marketing communications for the purposes of the EU Directive 2014/65/EU on markets in financial instruments (“MiFID II”). Where MIMEL does not have an applicable cross-border licence, this document is only intended for, and may 
only be distributed on request to, investors in the EEA who qualify as a “professional client” as defined under MiFID II, as implemented in the relevant EEA jurisdiction. The investment strategies described herein are directly managed by delegate investment manager affiliates of 
MIMEL. Unless otherwise stated, none of the authors of this article, interviewees or referenced individuals are directly contracted with MIMEL or are regulated in Ireland. Unless otherwise stated, any industry awards referenced herein relate to the awards of affiliates of MIMEL and not 
to awards of MIMEL. 
1 As of March 31, 2025, subsidiaries of MetLife, Inc. that provide investment management services to MetLife’s general account, separate accounts and/or unaffiliated/third party investors include Metropolitan Life Insurance Company, MetLife Investment Management, LLC, MetLife 
Investment Management Limited, MetLife Investments Limited, MetLife Investments Asia Limited, MetLife Latin America Asesorias e Inversiones Limitada, MetLife Investment Management Japan, Ltd., MIM I LLC, MetLife Investment Management Europe Limited and Affirmative 
Investment Management Partners Limited. 
06-27 4558435-[MIM Europe, MIAL (HK), MIM Japan, MIML (UK), MIM, LLC (US)]
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