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Investment & Lending Activity Rise
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Arrows indicate change in growth rate from the same quarter in the previous year.
"IBased an MSCI Real Assets transactional database, which includes entity-level and excludes development site transactions and confidential deals.
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Executive Summary

— Commercial real estate investment volume increased by 14% year-over-year in Q1
to $88 billion.

— The CBRE Lending Momentum Index increased by 13% quarter-over-quarter and 90%
year-over-year in Q1, buoyed by increased financing amounts.

— Private investors were the biggest buyers, accounting for $51 billion of Q1 investment
volume, followed by institutional investors with $20 billion.
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Inbound cross-border investment increased by 7% year-over-year in Q1 to $4 billion,
led by the industrial sector.

Banks were the biggest non-agency lenders, accounting for 34% of Q1 loan closings,
followed by CMBS (26%) and life companies (21%).

Commercial and multifamily spreads tightened by 29 and 26 basis points (bps), respectively,
from a year ago. This is based on loans with a permanent, fixed-rate, seven-to-10-year term

and a 55-t0-65% loan-to-value (LTV) ratio.
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Figure 1

Commercial real estate investment volume

— US. commercial real estate investment volume increased by 14%
year-over-year in Q1to $88 billion.

— Trailing four-quarter volume increased by 18% year-over-year
to $408 billion, the highest total since Q3 2023.

— Single-asset investment volume rose by 23% year-over-year to
$68 billion, while portfolio sales increased by 49% to $17 billion.

— While entity-level investment volume declined by 65% to $4
billion, it was an improvement from the previous quarter,
which had no entity-level transactions.
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Note: Volume excludes development site transactions.
Source: CBRE Research, MSCI Real Assets, Q1 2025.
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Lending momentum improves in Q1
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— The CBRE Lending Momentum Index rose by 13% quarter-over-
quarter and 90% year-over-year to a level of 292 at the end of 500
Q1. As loan closings increased in January and February, the
index surpassed 300 for the first time since Q1 2023. However,
loan volume dipped slightly in March.
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— The CBRE Lending Momentum Index tracks loans originated
or brokered by CBRE.
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Source: CBRE Capital Markets, CBRE Research, Q1 2025.
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Figure 3
Investment volume by sector,
Q12025 vs. Q1 2024

— Multifamily remained the leading property sector for investment
volume with a 33% year-over-year increase in Q1 to $29 billion.

— Industrial & logistics had the second highest Q1 volume with $22
billion, up by 23% year-over-year.

— Retail investment volume rose by 2% year-over-year in Q1to $16
billion, while office investment fell by 23% to $13 billion.
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Office 12.7 16.6
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Note: Totals include single-asset, portfolio and entity-level transactions. “Other” includes senior housing and excludes development sites. Some numbers may not total due to

rounding.

Source: CBRE Research, MSCI Real Assets, Q12025.
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Investment Volume (S Billions)

Figure 4
Top 20 markets for trailing-four-quarter 0 5 10 e 20 % 30 3% 40
investment volume & year-over-year change Greater New York 7.7%
Greater Los Angeles
— For the trailing four quarters ending in Q1 2025, New York had
the most investment volume with $36 billion, followed by Los Dallas-Ft. Worth
Angeles with $31 billion and Dallas with $21 billion. South Florida
— Of the top 20 markets for trailing-four-quarter investment San Francisco Bay Area
volume, Seattle had the largest year-over-year increase of 114%, h
followed by Denver (57%), South Florida (54%) and the San Creater Washington, D.C.
Francisco Bay Area (54%). Atlanta
Phoenix
Boston
Chicago
Seattle
Houston
Denver
San Diego
Charlotte
Orlando
Philadelphia
Austin
Minneapolis-St. Paul
Nashville

Note: Volume excludes development site transactions. Percentages are year-over-year change in totals.
Source: CBRE Research, MSCI Real Assets, Q1 2025.
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Figure 5
Investment volume growth by metro
& property type, year ending Q1 2025

Overall Investment Office Investment Industrial Investment
1  Seattle 10,630 14.4% 1  Charlotte 114 17.2% 1  Seattle 1,687 114.6%
2  Portland 4,532 82.9% 2  Sacramento 570 116.5% 2 Jacksonville 1,31 98.5%
3  Las Vegas 4,669 69.6% 3  Seattle 1,421 102.6% 3 Minneapolis 2247 90.1%
4 Salt Lake City 3,521 67.1% 4 South Florida 3,318 85.9% 4 Nashville 1,634 89.1%
5  Denver 9,502 56.7% 5  San Diego 1,299 82.5% 5  Phoenix 4568 81.2%
6  South Florida 18,477 54.3% 6  San Francisco Bay Area 4,125 66.6% 6  Denver 1,736 771%
7  San Francisco Bay Area 18,382 53.8% 7  Salt Lake City 543 62.6% 7  Orlando 1,355 61.5%
8  Charlotte 7,378 47.6% 8  Greater New York 11,433 46.9% 8 Atlanta 4,322 49.6%
9  Orlando 6,624 44.6% 9  Jacksonville 326 39.2% 9  San Francisco Bay Area 4,480 42.0%
10  San Diego 7912 41.8% 10  San Antonio 588 31.9% 10  Dallas-Ft. Worth 6,543 36.4%
Multifamily Investment Retail Investment Hotel Investment

1  Boulder 1,440 526.7% 1  Portland 1,16 368.5% 1 Honolulu 15982.4%
2  Las Vegas 1,960 4011% 2  Seattle 1,994 261.1% 2  New Orleans 292 769.4%
3 Philadelphia 2,612 109.8% 3  Salt Lake City 509 127.4% 3  Charleston 289 262.1%
4 Seattle 4,702 109.8% 4 Denver 756 97.7% 4 Orlando 1,241 195.6%
5  Greater Washington, D.C. 7121 105.8% 5  Orlando 1,081 65.2% 5  San Diego 624 131.7%
6  San Francisco Bay Area 6,813 101.2% 6  Nashville 761 54.0% 6 Denver 448 82.4%
7  South Florida 6,855 90.7% 7  Greater Washington, D.C. 1,677 49.0% 7  Phoenix 1,234 81.3%
8 Kansas City 1,390 84.5% 8 Kansas City 527 48.7% 8  Greater Los Angeles 1,471 66.9%
9  Minneapolis 2,025 79.0% 9  Baltimore 665 47.8% 9  South Florida 1,831 59.9%
10  Charlotte 3,421 78.4% 10  San Diego 1,235 41.0% 10 Atlanta 756 49.4%

Note: Tables ranked by highest percentage growth relative to prior trailing-4-quarter period among top 30 metros or regions by volume.
Source: CBRE Research, MSCI Real Assets, Q12025.
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Figure 6
Investment volume by buyer type,
Q12025 vs. Q1 2024

Volume ($ Billions) Market Share (%) Ratio of**

— Private investors accounted for $51 billion or 58% of Q1
investment volume, up by 19% from a year ago.

— Institutional investment volume in Q1 more than doubled from

Private 511 429 19.1 578 553 Net Buyer 1.0 -
a year ago to $20 billion, accounting for 22% of total volume. ¥
— Only REITs/public companies saw a year-over-year decline
in volume, down by 69% to 95 billion. Institutional 195 94 1067 221 122 Net Buyer 11 .
— Inbound cross-border investment volume rose by 7%
year-over-year in Q1to $4 billion.
REITs/Public
— REITs and cross-border investors were net sellers in Q1, Companies 4.8 153 -69.0 5.4 19.8 Net Seller - 19
while private and institutional investors were net buyers.
Cross-Border 43 40 71 49 52 Net Seller - 13
Other* 8.7 58 488 9.8 75 Net Buyer 15 -
TOTAL 88.4 715 14.0 100.0 100.0

Source: CBRE Research, MSCI Real Assets, Q1 2025.
*Other = user, unknown, other types of investors. **For example, for every $1 disposition, institutional capital is acquiring $1.1. Volume excludes development site transactions. Some
numbers may not total due to rounding.
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Figure 7
Cross-border investment by property type

— Industrial remained the leading property sector for inbound
cross-border investment in Q1 with $2.4 billion, up by 130% year-
over-year. This was largely driven by Norway sovereign wealth
fund's acquisition of a $1.1 billion stake in the Canadian Pension
Plan’s U.S. logistics portfolio.

— Multifamily attracted the second most inbound cross-border
investment totaling $800 million, down by 23% year-over-year.

— Cross-border retail investment declined by 40% year-over-year
to $593 million but increased nearly sixfold quarter-over-quarter,
driven by a Japanese retailer's $352 million investment
in Manhattan.

— Cross-border investment volume in hotels increased nearly
thirteenfold year-over-year to $284 million, buoyed by a $141
million joint venture investment in PGA National Resort
by a U.K.-based private equity firm.
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Source: CBRE Research, MSCI Real Assets, Q12025.
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Figure 8
Cross-border investment by country of origin,
trailing four quarters ending in Q12025

— Canada was the top country for U.S. inbound cross-border
investment totaling $7.3 billion or 35% of total volume over
the past four quarters.

— Norway accounted for the next highest level of inbound cross-

border investment totaling $2.6 billion (13%), followed by the UK.

with $2.3 billion (11%) and Japan with $2.1 billion (10%).
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Source: CBRE Research, MSCI Real Assets, Q12025.
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Figure 9
RCA Commercial Property Price Index

— The RCA Commercial Property Price Index rose by 1% year-over-
year in Q1.

— The retail sector had the largest year-over-year price increase of
3%, followed by the industrial & logistics sector with a rise of 2%.

— The hotel sector had the largest year-over-year price decline
of 9%, while the multifamily and office sectors both fell by 1%.
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Figure 10
NCREIF Property Index returns

— The annualized NCREIF total return improved in Q1to 2.7%.

— Of the five major property types, retail had the highest
annualized total return at 6.5%, followed by hotels with 6.2%.

— Annualized total returns for industrial and multifamily were 3.9%
and 3.8%, respectively. The office sector had a negative
annualized return of 3.3%.
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Figure 11
Banks, CMBS lead in Q1 loan closings

— Banks accounted for 34% of loan closings by non-agency lenders
in Q1, up from 22% a year ago.

— For the first time since 2019, CMBS emerged as the second most
active lending group, accounting for 26% of closed non-agency
loans in Q1, up from 9% a year earlier. By the end of Q1, year-to-
date private-label CMBS issuance industrywide was 132% higher
than last year.

— Life companies maintained a 21% share of non-agency loan
volume in Q1, consistent with last year.

— Alternative lenders accounted for the remaining 19% of non-
agency loan closings in Q1, down from 48% a year ago. While still
active, debt funds are exercising caution in the current market
environment and are facing heightened competition, resulting
in a 17% year-over-year decline in origination activity in Q1.

CBRE RESEARCH

Lender Composition for Non-Agency Commercial/Multifamily Loans

Banks

CMBS

Life Companies

Alternative Lenders
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m Q12025 mQ12024

Source: CBRE Capital Markets, CBRE Research, Q1 2025.
Note: Reflects non-agency commercial/multifamily loans.

© 2025 CBRE, INC.



FIGURES | US.CAPITAL MARKETS | Q12025

Figure 12
10-Year Treasury yield & BBB option-adjusted
corporate bond spread

— Government policy and economic uncertainty led to increased
credit volatility, causing the 10-year Treasury yield to rise and
corporate bond spreads to widen. The Bank of America/Merrill
Lynch U.S. Corporate BBB Index spread widened by 5 bps year-
over-year to 120 at the end of March.

— The Merrill Option Volatility Estimate (MOVE) Index,
which gauges Treasury market volatility, increased by 15 points
from a year ago to 101.35 at the end of March.
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Source: ICE Bank of America/Merrill Lynch, Federal Reserve, CBRE Research, April 2025. Data through 4/24/2025.
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Spread to 10-Year Treasury (bps)

Figure 13
. . . 300
Commercial & multifamily loan spreads
tighten in Q1 280\,
— The spread on closed commercial mortgage loans averaged 183 \ IJ \
bps in Q1, down by 1 bp quarter-over-quarter and by 29 bps 260
year-over-year. \
— The average spread for multifamily mortgages fell by 7 bps 240 A A
quarter-over-quarter to 149 bps—the tightest spread since Q1 v\/
2022—and remained primarily driven by lower agency loan A '\
spreads. 220 v \
— Active deal quotes in April indicate that multifamily and /ﬂ\ // \ \ A /

commercial spreads are about 7 to 10 bps wider than Q1 closed- 200

loan averages. These increases are largely attributable to recent VV / V\ \ / VN \'\ l/ \
volatility in the 10-year Treasury yield. 180 A\ \ A
vV N
— Data reflects fixed-rate deals with a seven-to-10-year term
and 55%-t0-65% LTV ratio closed by CBRE. 160 L/\/ \,\ _ A / \Vr\/\l \

140

120

e COMmMercial e Multifamily

Note: Reflects average spreads on 7-to-10 year, 55%-t0-65% LTV, permanent fixed-rate loans closed by CBRE Capital Markets.
Source: CBRE Capital Markets, CBRE Research, Q1 2025.
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Figure 14
Mortgage rate distribution

— The mortgage rate distribution shifted upward slightly in Q1 due
to elevated benchmark rates. However, 70% of larger loans
(more than $10 million) carried a mortgage rate of 5% to 6%,
consistent with Q4.

— Smaller loans ($10 million or less) were more sensitive to
borrowing rates, with 57% carrying a mortgage coupon of 5% to
6.5% in Q1, down from 81% in Q4.
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Underwriting measures more conservative

n Ql Debt Service Coverage Ratio 137 1.34 1.34 137

— Solid lending momentum and origination activity have led to
higher debt service coverage ratios (DSCR) and debt yields. Loan-to-Value (LTV) (%) 622 63.0 60.9 501
The average DSCR rose to 1.37 in Q12025 from 1.34 in Q4 2024,
while the average debt yield increased to 10.3% from 9.4%.
However, these increases may indicate that lenders are Cap Rate (%) 6.1 59 6.0 5.6
becoming more risk averse and ensuring that borrowers can
meet their debt obligations.

— With elevated benchmark yields, the average mortgage Amortization Rate (%) 82 58 76 74
interest rate and average loan constant both rose by 30 bps
quarter-vaer-quarter to. 6.1% and 6.9%, respectively. Average Percent Partial or Full Interest-Only 75.3 80.6 716 785
underwritten cap rates increased by 24 bps quarter-over-
quarter to 6.1%.

— Credit markets are generally exhibiting caution due Percent Full Interest-Only 414 322 34.2 430

to government policy and economic uncertainty impacting

Treasury yields. The average LTV ratio fell to 62.2% in Q1

2025 from 63.0% in Q4 2024, reflecting a more conservative Loan Constant (%) 69 6.6 69 6.4
lending environment.

Interest Rate (%) 6.1 58 6.1 57

Debt Yield (%) 103 9.4 9.7 95

Source: CBRE Research, Q12025.
Note: Amortization rate reflects the average percentage of origination balances scheduled to pay down over the loan term.
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Figure 16
Commercial & multifamily LTV ratios fall 75
in Q1
— Commercial LTV ratios averaged 59.9% in Q1, down slightly A A
from Q4 2024 but up from 57.9% a year ago. 70 AV/\V A
— Multifamily LTV ratios averaged 64.5% in Q1, down from 65.9% u
in Q4 but up from 63.9% a year ago.
— LTV ratios reflect permanent fixed-rate loans closed by CBRE. /\/\
. A A N
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Source: CBRE Research, Q12025.
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S Billions

Figure 17
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— Agency origination volume in Q1 decreased by 58% quarter-over-

quarter but increased by 15% year-over-year to $22 billion.
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Source: CBRE Research, CBRE Capital Markets, Fannie Mae, Freddie Mac, Q12025
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Figure 18

Quarterly average agency mortgage rate
— CBRE’s Agency Pricing Index, which reflects average GSE fixed
mortgage rates for closed permanent loans with a seven-to-10-

year term, increased by 40 bps in Q1 and 14 bps from a year ago
to 5.8%.
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Note: Reflects average closed mortgage rate for 7-to-10-year permanent fixed-rate agency loans.
Source: CBRE Research, CBRE Capital Markets, Q12025.
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Figure 19
Mortgage delinquency rates by lender type

— CMBS delinquency rates rose to 5.8% in Q4 2024 (the most
recent data available) from 5.2% in Q3.

— Life insurance delinquency rates decreased by 3 bps quarter-
over-quarter to 0.43%.

— Bank delinquency rates for construction & development loans
increased by 3 bps quarter-over-quarter to 1.18% in Q4. Bank
delinquency rates for non-residential loans fell to 1.65% in Q4
from 1.69% in Q3, while those for multifamily loans increased to
1.35% from 0.97%.

— Delinquency rates as of March for Fannie Mae increased by 6
bps to 0.63% from 0.57% the previous quarter, while those for
Freddie Mac increased to 0.46% from 0.40%.
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Note: Different time periods.

Source: CBRE Research, Fannie Mae, Freddie Mac, Mortgage Bankers Association, Trepp LLC, American Council of Life Insurers, OFHEQ, Federal Deposit Insurance Corporation.
Notes: Delinquency rates are based on % of delinquent loan balance to the total outstanding loan balance. Fannie Mae's delinquency rate includes loans that are in forbearance.
*30+ and 60+ means loans that are 30+ or 60+ days delinquent are included in the count.
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