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The latest survey of AFIRE
members looks at changes
In Investor sentiment over
the past year, as tolerance
for risk takes a drop, an
appreciation for patience
ascends, and investors turn
to on-the-ground solutions
for key challenges in energy
and housing.

Since the early 1990’s, AFIRE has conducted this semi-annual
survey of its members to gauge their sentiment around economic,
demographic, and other commercial real estate trends in the US.

AFIRE’s member organizations from two dozen countries
represents more than $4 trillion in global assets, positioning the
survey as a key barometer of investor sentiment through several
key economic cycles over the decades. The resultant reports thus
provide an ongoing narrative of how the US fares in the global real
estate economy, and perhaps just as importantly, how real estate
fares in the larger investment ecosystem.

Because it’s tied to real assets, real estate is the core of the investment
practice, but as other global historical forces (conflagrations,
currencies, coalitions) are now reshaping the origination, storage,
and generation of financial value, we are seeing the definition
of “real estate” evolve in real time—starting with the industry’s
growing appetite for infrastructure, credit, and new ventures.

REALLOCATING REAL ESTATE

For initial reference in AFIRE’s mid-year survey, conducted
throughout July and August of 2026, this evolving definition of
real estate is initially mapped in the 2025 Real Estate Allocations
Monitor produced by Cornell University’s Baker Program in Real
Estate and Hodes Weill & Associates, L.P.! The headline of the
report shows that, “after holding allocations steady from 2022
through 2024, institutions decreased target allocations by 10 basis
points in 2025, marking the first decline since the survey’s inception
in 2013.”

But investment allocations haven’t dropped overall—they’re
reorganizing in real time. So to start with our mid-year check-in,
we asked two key questions to start:

e Looking towards the end of 2026, what is your organization’s
current outlook for US real estate allocations?

e Weighing real estate against other investment allocations
through the end of 2026, does your organization expect any
other increases or decreases in the following categories?
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And as we see in Exhibits 1 and 2, the majority of respondents
(around 53%) are pulling back are holding steady on their overall
US allocations—but investments into infrastructure, private credit,
and venture capital are expected in increase apace.

EXHIBIT 1: LOOKING TOWARDS THE END OF 2026, WHAT IS YOUR
ORGANIZATION’S CURRENT OUTLOOK FOR US REAL ESTATE ALLOCATIONS?

SIGNIFICANT DECREASE =~ MODERATE DECREASE ~ NO CHANGE = MODERATE INCREASE  SIGNIFICANT INCREASE

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

EXHIBIT 2: WEIGHING REAL ESTATE AGAINST OTHER INVESTMENT ALLOCATIONS THROUGH
THE END OF 2026, DOES YOUR ORGANIZATION EXPECT ANY OTHER INCREASES OR
DECREASES IN THE FOLLOWING CATEGORIES?

DECREASE NO CHANGE INCREASE

INFRASTRUCTURE

PRIVATE CREDIT

VENTURE CAPITAL

OPERATING COMPANIES

PRIVATE EQUITY

FIXED INCOME
CASH/SHORT-TERM INVESTMENTS
NATURAL RESOURCES

PUBLIC EQUITIES

HEDGE FUNDS
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AFIRE’s core mission is organized around global investment into
US real estate, so it is likely that the “other” 46% of AFIRE’s
membership carries an above-average optimism about US
investment, though this optimism might simply represent the
activity around reapportionment and the turn to infrastructure
(55% increase), private credit (43% increase), and so forth.
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58% of respondents expressed a positive/
very positive outlook but the share of
those with no opinion diminished from
25% to 16%, and the share of those with
a negative outlook more than doubled,
from 12.5% to nearly 27%.

ECONOMIC AND PROPERTY SECTOR OULOOK

As shown in Exhibit 3, what we are seeing is perhaps not optimism,
but caution. At mid-year in 2025, we asked respondents to rank
their view of the US economy, relative to other global regions.
At the time, more than 60% of respondents expressed a positive/
very positive outlook. That number has declined only slightly—to
around 58%—but the share of those with no opinion has diminished
from 25% to 16%, and the share of those with a negative outlook
has more than doubled, from 12.5% to nearly 27%.

Those with a positive outlook cite the current US GDP, demographic
trends, and labor and employment data as key referents, but
less enthusiasm or conviction than those citing the US political
environment, inflation data, and interest rates as the key referents for
their negative outlook. Of those with a negative outlook, more than
90% of respondents cite the US political landscape as detrimental.
(As with other types of investments, it is often those criteria outside
the realm of control that exert the greatest influence.)

EXHIBIT 3: RELATIVE TO OTHER GLOBAL REGIONS, WHAT IS YOUR VIEW

OF THE CURRENT STATE OF THE US ECONOMY?

VERY POSITIVE
SOMEWHAT POSITIVE
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POSITIVE VIEW? 53.13%
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Amidst these changes in macroeconomic sentiment, the survey
drilled down deeper into sector-specific outlooks for US real
estate in particular. Of those optimistic about US real estate, the
outlook for industrial, multifamily, and office top the list, as shown
in Exhibit 4, with industrial charting a nearly 80% net positive
outlook. Multifamily trails at more than 70%, tied overall with
office, which has a higher “very positive” score of nearly 10%.

EXHIBIT 4: WHAT IS YOUR OUTLOOK FOR THE FOLLOWING US PROPERTY SECTORS OVER

THE NEXT 12-18 MONTHS?

VERY NEGATIVE NEGATIVE NEUTRAL

INDUSTRIAL
MULTIFAMILY
OFFICE

RETAIL
HOSPITALITY
DATA CENTERS
SFR

STUDENT HOUSING
SENIOR HOUSING
HEALTHCARE
OTHER

0% 10% 20% 30% 40%

Data centers top the list in terms of total “very positive” indications,
at nearly 25%, for a total net positive score positioned between
hospitality and single-family rentals. But as shown in Exhibit 5,
data centers rank in the top five as both the greatest opportunity and
greatest risk for US property sectors over the next 12-18 months.

And as distinct from multifamily housing, investors are seeing a
growing opportunity in senior housing over this next investment
period, highlighting a growing demand as has been forecasted by
several Summit Journal contributors over the past several years.?
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EXHIBIT 5: WHICH SECTOR WILL PROVIDE THE GREATEST INVESTMENT OPPORTUNITY

OVER THE NEXT 12-18 MONTHS? AND GREATEST RISK?
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AGREE OR DISAGREE?

Zooming back out, the survey asked respondents a series of agree/
disagree topics organized around the same issues addressed in the

Infrastructure investments are pOiSGd to Exhibit 3 section—including a revisitation of a few key questions

become a higher priority (79% agree),

asked at this time last year.

As shown in Exhibit 6, fewer respondents indicate that there will

and will grow alongside private credit as be increased divestment from US real estate by foreign investors

competitive with more traditional real

over the next year (declining from 45% to 24% in agreement).
However, the notion that foreign investors will simply remain in a

estate investments (83% agree). “hold” pattern has declined in popularity, from 84% in agreement

to just about 50%. Despite this, there has been a marked increase
in those holding the view that the US will see an improvement in
fundamentals over the next year, with nearly 75% in agreement,
compared to just over 50% at this time last year.

EXHIBIT 6: AGREE OR DISAGREE?

REVISITED

NEW

AGREE NO CHANGE DISAGREE

There will be increased divestment from US 2020 | e —
real estate by foreign investors. 2025

Foreign investors will remain in a hold pattern 2026 [ .
on US real estate until economic conditions stabilize. 2025 NN e

Fundamentals will improve across cost of capital,
pricing, transaction activity, and other areas.

Current US policies regarding immigration will
have a material impact on CRE.

Infrastructure and private credit will increasingly
compete with real estate for institutional capital.

Continued economic volatility will create attractive
entry opportunities in US real estate.

Cross-border investment into US real estate will
remain resilient despite geopolitical tensions.

Infrastructure investments, including energy,
will become a higher institutional priority.

The current environment favors investors with
available capital and a long-term horizon.

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Meanwhile, the survey also asked respondents a series of new agree/
disagree questions. Almost universally (94%), respondents believe
that the current environment favors investors with available capital,
and as much available patience.

The economic volatility and geopolitical tensions of the moment
are creating an atmosphere of opportunity and resiliency for US
real estate, but some of this opportunity may also be realized in
the infrastructure sector, as infrastructure investments are poised
to become a higher priority (79% agree), and will grow alongside
private credit as competitive with more traditional real estate
investments (83% agree).

-
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Despite this outlook—and hearkening back to the dampening effect
of US policies on foreign investment—the majority of respondents
(55%) agree that US policy as it relates to immigration will have a
material impact on CRE.

(For context, population growth in the US has slowed significantly,
with an increase of only 1.8 million (0.5%) between July 1, 2024,
and July 1, 2025—the nation’s slowest population growth since
the early period of the COVID-19 pandemic. And the US Census
Bureau primarily cites the loss of international migration as the
main factor contributing towards this diminution.?

Interestingly, this question also generated the greatest amount
of outright disagreement (around 30%) or abstentions (15%),
underscoring the fact that politically sensitive topics continue to be
contentious among investors.

... but at the same time, facts are facts, and a US population cutting
itself off from foreign immigration—and slowing birth rates—will
have inevitable effects on US real estate performance; especially
that in the housing sector, where population rates have a direct
relationship to near-term supply, long-term demand, cross-border
sentiment, and talent and investment decisions, as shown in

Investors overwhelmingly agree that
the US will remain a destination for
long-term investment, despite the
demographic headwind.

EXHIBIT 7: DEMOGRAPHIC TRENDS AND HOUSING IMPACTS; AGREE OR DISAGREE?

NEAR-TERM SUPPLY: Over the next five years,
slower US population growth and labor force
expansion will constrain the delivery of new
commercial and residential real estate.

MEDIAN
LONG-TERM DEMAND: Over the next 10-20 :
years, slowing population growth and changing ‘
migration patterns will materially weaken :
demand for US commercial real estate.
MEDIAN

CROSS-BORDER OUTLOOK: Despite demographic
headwinds, the US will remain the most
attractive destination for long-term institutional
real estate investment.

MEDIAN
TALENT AND INVESTMENT: The ability of the US
to attract and retain highly skilled global talent
is a key determinant of its long-term attractiveness
as a real estate investment destination.

0 10 2 30 40 50 60 70 80 90
MEDIAN

Rather than asking a series of simple binary agree/disagree
statements around housing, respondents ranked their sentiment
along a sliding scale, revealing a general average of agreement
(around 60%) around the idea that slower US population growth
and labor force expansion will constrain the delivery of new real
estate. Despite this, investors are equally split on the long-term
demand effects of slowing population growth.

Investors overwhelmingly agree that the US will remain a destination
for long-term investment, despite these demographic headwinds—
though this is directly tied to the rational notion that the ability
of the US to attract and retain global talent is a determinant of its
long-term real estate performance (no respondents expressed strong
disagreement around this belief).

100
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ENERGY AND AFFORDABILITY

In addition to known external challenges around US migration and
demographic trends, investors are also contending with the reality
of energy availability and infrastructure in the US.

As shown in Exhibit 8, more than 60% of respondents are counting
energy availability as a material consideration for their market and
product selection—though only 35% are citing capacity constraints
as a cause to reconsider certain US markets. But overall, 85% of
respondents agree that markets with reliable and expandable
energy infrastructure will attract a greater share of institutional
capital over the next five years.

EXHIBIT 8: ENERGY CHALLENGES; AGREE OR DISAGREE?
AGREE ~ NOCHANGE  DISAGREE

Energy availability is a material consideration in our
diligence, market selection, and underwriting process.

Grid or energy capacity constraints are causing us to
reconsider or delay investments in certain US markets.

Markets with reliable, expandable power infrastructure
will attract a greater share of institutional real estate
capital over the next five years.

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Relatedly, demand for electric power from Al and data centers is
overwhelmingly influencing real estate decisions—even beyond
the data center sector itself, as shown in Exhibit 9. According to
Forbes, US data centers currently consume roughly 4.4% of total US
electricity, and the US uses nearly 40% of all electricity dedicated
to data centers globally.* Meanwhile, the cost of energy is up more
than 6.2% year-over-year, as of August 2026.° So as data centers
eat up a growing share of energy usage, and US consumers (who
ACCOI‘dng to Forbes, US data centers are already beincg1 stretched) pay more for persoqal energy usage,
consensus around the effects of electric demand will likely continue
currently consume roughly 4.4% of to grow.
total US electricity, and the US uses
nearly 40% of all electricity dedicated
EXHIBIT 9: TO WHAT EXTENT IS DEMAND FOR

to data centers globally. ELECTRIC POWER FROM Al AND DATA CENTERS
INFLUENCING REAL ESTATE INVESTMENT DECISIONS
BEYOND THE DATA CENTER SECTOR?

NO RELATION
4.35%

TO SOME EXTENT TO A GREAT EXTENT

30.43%

65.22%
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Despite the challenges of energy usage and storage in the US,
investors are seeing themselves as increasingly emboldened for
implementing possible solutions, especially as governmental
regulation or investments in the energy grid lag the actual uses and
needs of energy generation. As such, the survey revisited a question
we asked at this point last year, with respondents indicating which
“levers” investors can pull to help guide the energy transition
themselves, as shown in Exhibit 10.

EXHIBIT 10: WHICH INVESTOR-LED ACTIONS DO YOU BELIEVE WILL BE THE MOST EFFECTIVE
FOR GUIDING THE ENERGY EVOLUTION OVER THE NEXT FIVE YEARS?

DIRECT INVESTMENT IN ENERGY INFRASTRUCTURE

PRIORITIZING SUSTAINABLE/EFFICIENT PROPERTIES

PRIVATE MARKET INFLUENCE

PORTFOLIO DESIGN ACROSS SECTORS, PRODUCTS, ETC.

ADVOCACY AND REGULATORY ENGAGEMENT

INTERNAL CAPABILITY BUILDING

SELF-IMPOSED EFFICIENCY TARGETS

o

The share of investors who cited “internal capacity building” has
diminished by nearly 58% since 2025, with more investors now
citing direct investment in infrastructure (66%) and prioritizing
sustainable or energy-efficient properties (47 %) as some of the most
critical tools on the investor side. These are followed by influence in
the private market, or overall portfolio design, both of which have
grown in perceived importance or efficacy compared to this point
last year.

Despite the actions investors themselves can take around energy
investment and infrastructure, the question of energy and
affordability in the US are inextricably linked, as shown by the
investor response mapped in Exhibit 11, which almost copies the
electric demand question from Exhibit 9. In other words, just as
much as demand for electric power is influencing market selection,
housing and affordability challenges will impact residential real
estate performance.

% 10%

2026

20% 30% 40% 50% 60% 70%

EXHIBIT 11: TO WHAT EXTENT WILL HOUSING AND
AFFORDABILITY CHALLENGES IMPACT RESIDENTIAL
REAL ESTATE INVESTMENT PERFORMANCE OVER THE
NEXT FIVE YEARS?

NO IMPACT
2%

TO A GREAT EXTENT

14
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These challenges are intertwined, because they rely on the health
of the US consumers (themselves the longtime drivers of the US
economy). And as shown in Exhibit 12, consumers and households

are feeling the pinch. Even more than at this point last year.

EXHIBIT 12: HOW MUCH FURTHER CAN COMBINED HOUSING, INSURANCE, AND
UTILITY COSTS RISE IN MAJOR US MARKETS BEFORE TYPICAL HOUSEHOLDS IN
THOSE MARKETS ARE COMPELLED TO RELOCATE OR DOWNSIZE?

H2 2026 H1 2026

Nearly 20% of households may already be at the
breaking point for affordability, and the share of
those on the precipice has grown from 49% to
55%—now the majority. And a shrinking slice
(5%, down from 6%) can continue to shoulder
increased costs. But as shown in Exhibit 13,

(0-10%)
MOST HOUSEHOLDS ARE ALREADY AT
THE BREAKING POINT

(11-25%)
ONE MORE SPIKE AND HOUSEHOLDS
WILL START MOVING

(26-50%)
THERE IS STILL SOME ELASTICITY
IN HOUSEHOLD BUDGETS

(26-50%)
TYPICAL HOUSEHOLDS CAN
ABSORB HIGHER COSTS

NO OPINION

there are some actions that investors can take to
do their own part to alleviate these stresses (and
still maintain expected residential real estate
performance), including increases in workforce
and “missing middle” housing alongside local
zoning and land use reform.

EXHIBIT 13: WHICH INVESTOR-LED ACTIONS DO YOU BELIEVE WILL BE THE
MOST EFFECTIVE FOR ADDRESSING THE HOUSING SHORTAGE OVER THE

NEXT FIVE YEARS?

INCREASING WORKFORCE/MISSING MIDDLE HOUSING
WORKING WITH LOCAL AUTHORITIES ON USE/ZONING
STATE/LOCAL LOBBYING

MORE FLEXIBLE CAPITAL FOR DEVELOPERS
CONSTRUCTION TECHNOLOGY INNOVATION

FEDERAL LOBBYING

INVESTING IN "AFFORDABLE" HOMEBUILDERS/REITs
MODIFIED TENANT SCREENINGS, CREDIT CHECKS, ETC. l
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APPETITE FOR RISK

While investors understand what they can and can’t do to alleviate
some of the real estate-adjacent stresses (energy and affordability in
the US), this understanding is ultimately subordinated by the larger
mapping of risk tolerance and management for US real estate, as
shown in Exhibit 14.

EXHIBIT 14: PLEASE INDICATE HOW THE FOLLOWING CRITERIA RANK INTO YOUR CURRENT RISK APPETITE:

VERY IMPORTANT

CAPEX/OPEX COSTS

TRANSPORTATION AND LOGISTICS ACCESS
REGULATORY UNCERTAINTY
INTERNET/DIGITAL CONNECTIVITY

ENERGY AVAILABILITY AND INFRASTRUCTURE
ENERGY AND GRID CAPACITY
CLIMATE-RELATED EVENTS
CLIMATE-RESILIENT INFRASTRUCTURE
WATER ACCESS

BLACK/GRAY SWAN EVENTS

<]
B

10% 20%

As consumers themselves, investors and owners are currently
pressed by the actual capex and opex costs of their investments—
including growing insurance expenses. These concerns are followed
by transportation and logistics access (around 95% net important
for risk criteria), reflecting concerns around the current excitement
of the US industrial sector.

Regulatory issues (93% net important) and digital connectivity
(83% net important) round out the top five risk concerns of the
moment, though it’s important to note here that none of the criteria
listed for the question fall below 65% in terms of total importance
for current risk equations.

In other words, caution abounds—but even amidst the current
challenges, opportunity abounds as well.

IMPORTANT  NOT IMPORTANT  NOT APPLICABLE

30% 40% 50% 60% 70% 80% 90%

100%
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Caution abounds —but even amidst
the current challenges, opportunity
abounds as well.




