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FIVE THEMES FOR 2023



Five themes for 2023

1 Same global problems, 
GL̆HUHQW�PDUNHW�UHDFWLRQV�

2 ,V�QRZ�D�JRRG�WLPH�WR�LQYHVW�
LQ�$VLD�3DFL¿F�DQG�(XURSH"�

3 $�ELJJHU�UROH�IRU�
DOWHUQDWLYH�¿QDQFLQJ

4 (6*�LV�KHUH�WR�VWD\

5 6HFWRU�ZLQQHUV��ORVHUV�DQG�
VXUSULVHV�IRU�����
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3ULYDWH�UHDO�HVWDWH�RXWSHUIRUPHG�PRVW�VHFWRUV�
JOREDOO\�LQ�������UHZDUGLQJ�LQYHVWRUV�ZKR�
FRQWLQXHG�WR�LQFUHDVH�WKHLU�DOORFDWLRQV�WR�WKH�
VHFWRU�RYHU�WKH�ODVW�GHFDGH��+RZHYHU��ZH�H[SHFW�
WR�VHH�SRFNHWV�RI�VRIWQHVV�LQ�������LQFOXGLQJ�
YDOXH�ORVVHV�LQ�VRPH�PDUNHWV�DQG�VHFWRUV��%XW�
HYHQ�DV�WKH�PDUNHW�VORZV��RSSRUWXQLWLHV�ZLOO�
UHPDLQ�LQ�FRPPHUFLDO�UHDO�HVWDWH�

Slowing growth: 5LVLQJ�LQWHUHVW�UDWHV�
KDYH�SXW�XSZDUG�SUHVVXUH�RQ�FDS�UDWHV�DQG�
FRUUHVSRQGLQJ�GRZQZDUG�SUHVVXUH�RQ�YDOXHV��
:KLOH�WKLV�LV�QRW�WKH�SUHIHUUHG�G\QDPLF��WKHUH�
DUH�UHDVRQV�IRU�PHDVXUHG�RSWLPLVP��6LJQL¿FDQW�
FDSLWDO�DSSUHFLDWLRQ�KDV�IXHOOHG�RXWVL]HG�UHWXUQV�
RYHU�WKH�ODVW�IHZ�\HDUV��EXW�PDQ\�LQYHVWRUV�
DOORFDWH�WR�SULYDWH�UHDO�HVWDWH�IRU�WKH�FRQVLVWHQW�
LQFRPH�\LHOG��RIWHQ�ERUURZLQJ�DOORFDWLRQ�IURP�
WKHLU�¿[HG�LQFRPH�SRUWIROLRV�WR�LQFUHDVH�WKHLU�
H[SRVXUH�WR�UHDO�HVWDWH��2Q�WKLV�PHDVXUH��
UHDO�HVWDWH�LV�ZHOO�SRVLWLRQHG��ZLWK�KHDOWK\�
IXQGDPHQWDOV�WR�VXSSRUW�VWDEOH�LQFRPH�LQ�������

Strong demand:�7KH�VXSSO\�FKDLQ�ZRHV�
WKDW�FRQWLQXH�WR�IXHO�LQÀDWLRQ�DOVR�KDYH�DQ�
XSVLGH�IRU�RZQHUV�RI�H[LVWLQJ�SURSHUWLHV��,W�KDV�

EHHQ�FKDOOHQJLQJ�WR�FRQVWUXFW�QHZ�EXLOGLQJV��
UHVXOWLQJ�LQ�OHVV�GHYHORSPHQW�DFWLYLW\�DQG�D�
PRUH�PHDVXUHG�SDFH�RI�GHOLYHULHV��$V�D�UHVXOW��
PDQ\�PDUNHWV�KDYH�YDFDQFLHV�EHORZ�WKHLU�ORQJ�
WHUP�HTXLOLEULXP��VXJJHVWLQJ�DQ�HQYLURQPHQW�
WKDW�UHPDLQV�VXSSRUWLYH�RI�UHQW�JURZWK�DQG�
UHVLOLHQW�RFFXSDQF\�OHYHOV��)XQGDPHQWDOV�DUH�
SDUWLFXODUO\�KHDOWK\�IRU�LQGXVWULDO�DQG�KRXVLQJ�
PDUNHWV�JOREDOO\��7KH�KHDOWK�RI�WKH�8�6��UHWDLO�
PDUNHW��H[FOXGLQJ�HQFORVHG�VKRSSLQJ�PDOOV��
LV�DQRWKHU�EULJKW�VSRW��DQG�(XURSHDQ�ṘFHV�
DUH�KROGLQJ�XS�ZHOO�LQ�FRPSDULVRQ�WR�JUHDWHU�
FKDOOHQJHV�LQ�WKH�8�6��DQG�$VLD�3DFL¿F��

,Q�RXU������RXWORRN��ZH�GLVFXVV�RXU�
H[SHFWDWLRQV�IRU�LQFUHDVLQJ�GLYHUJHQFH�LQ�ZRUOG�
HFRQRPLHV��WKH�FDVH�IRU�GROODU�GHQRPLQDWHG�
LQYHVWRUV�WR�ORRN�WRZDUG�(XURSH�DQG�$VLD�3DFL¿F�
SURSHUW\�PDUNHWV��DQG�ZK\�ZH�EHOLHYH�(6*�
FRQVLGHUDWLRQV�DUH�KHUH�WR�VWD\��2XU�IRFXV�RQ�
VWUXFWXUDO�VKLIWV��VXFK�DV�DJLQJ�SRSXODWLRQV��
ULVLQJ�H�FRPPHUFH�DQG�PLJUDWLRQ�SDWWHUQV��
LQIRUPV�RXU�RXWORRN�IRU�FRQWLQXHG�JURZWK�LQ�WKH�
¿QDQFLQJ�PDUNHW�RI�QRQ�WUDGLWLRQDO�SURSHUW\�
W\SHV�DQG�VWUDWHJLF�VHFWRU�RSSRUWXQLW\�IRU������

Figure 1: Percent of markets with vacancies below long-term average
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1RWH��86�GDWD�IRU�ODUJHVW����PDUNHWV�E\�VHFWRU��ORQJ�WHUP�DYHUDJH�LV�IURP������IRU�8�6��LQGXVWULDO��RIÀFH��DQG�KRXVLQJ��DQG������IRU�8�6��UHWDLO�GXH�WR�GDWD�DYDLODELOLW\�
$3$&�GDWD�IRU����PDMRU�JDWHZD\�FLWLHV�IRU�RIÀFH��UHWDLO�DQG�LQGXVWULDO�DQG�WKUHH�-DSDQHVH�FLWLHV�IRU�UHVLGHQWLDO�GXH�WR�GDWD�DYDLODELOLW\��ORQJ�WHUP�DYHUDJH�FRYHUV�WKH�SHULRG�EHWZHHQ�
2008 and 2021. 

Introduction
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2Q�WKH�VXUIDFH��WKH�WKUHH�JOREDO�UHDO�HVWDWH�
LQYHVWPHQW�UHJLRQV�RI�1RUWK�$PHULFD��(XURSH�DQG�
$VLD�3DFL¿F�DUH�JUDSSOLQJ�ZLWK�WKH�VDPH�FKDOOHQJHV��
7KH�DIWHUPDWK�RI�WKH�SDQGHPLF�KDV�XSHQGHG�VXSSO\�
FKDLQV�DQG�PLVDOLJQHG�ODERXU�PDUNHWV��OHDGLQJ�

WR�D�ERXW�RI�LQÀDWLRQ�DQG�IRUFLQJ�FHQWUDO�EDQNV�WR�
WDNH�DFWLRQ��+LJKHU�LQWHUHVW�UDWHV�KDYH�HPHUJHG�DV�
WKH�NH\�GULYHU�RI�D�UHDO�HVWDWH�PDUNHW�UHVHW�DIWHU�DQ�
XQSUHFHGHQWHG�ORQJ�SHULRG�RI�XOWUD�ORRVH�PRQHWDU\�
SROLF\��0RUH�H[SHQVLYH�¿QDQFLQJ�ZLOO�OHDG�WR�XSZDUG�
SUHVVXUH�RQ�FDS�UDWHV�DFURVV�WKH�JOREH��DQG�WKH�YDOXH�
FRUUHFWLRQ�LQ�HTXLW\�DQG�PRVW�FUXFLDOO\�ERQG�PDUNHWV�
ZLOO�FXUWDLO�WKH�FDSLWDO�ÀRZ�LQWR�UHDO�HVWDWH��$W�WKH�
VDPH�WLPH��OHDVLQJ�PDUNHWV�DUH�LQ�D�UHODWLYHO\�VWURQJ�
SRVLWLRQ�DV�VXSSO\�GLVFLSOLQH�KDV�EHHQ�XSKHOG�EHWWHU�
WKDQ�LQ�SUHYLRXV�F\FOHV��

7KDW�LV�ZKHUH�WKH�FRPPRQ�VWRU\�HQGV��'LJJLQJ�
GHHSHU�UHYHDOV�WKDW�(XURSHDQ�PDUNHWV�ZLOO�IDFH�D�
VLJQL¿FDQW�SURSHUW\�PDUNHW�FRUUHFWLRQ�DV�D�UHVXOW�
RI�WKH�HQHUJ\�SULFH�VKRFN��ODERXU�DQG�PDWHULDO�
VKRUWDJHV��LQWHUHVW�UDWH�KLNHV��FXUUHQF\�ZHDNQHVV�
DQG�D�ORRPLQJ�UHFHVVLRQ��7KH�8�6��HFRQRP\��RQ�WKH�
RWKHU�KDQG��LV�LQ�WKH�JULSV�RI�GHPDQG�VLGH�LQÀDWLRQ�
DV�D�UHVXOW�RI�DQ�RYHUKHDWLQJ�HFRQRP\�IXHOOHG�E\�
JRYHUQPHQW�VWLPXOXV�DQG�HQHUJ\�LQGHSHQGHQFH��
7KH�8�6��HFRQRPLF�VORZGRZQ�ZLOO�OLNHO\�EH�GRZQ�WR�
D�WLJKWHU�PRQHWDU\�SROLF\�UDWKHU�WKDQ�WKH�DUUD\�RI�
LVVXHV�IDFLQJ�(XURSH��7KH�HFRQRPLHV�LQ�WKH�$3$&�
UHJLRQ�DUH�LQ�D�EHWWHU�SRVLWLRQ�WKDQ�WKH�8�6��DQG�
(XURSH��DV�PLOGHU�LQÀDWLRQ�DQG�PRUH�UREXVW�*'3�
JURZWK�ZLOO�VXSSRUW�UHDO�HVWDWH�PDUNHWV��

7KH�FRVW�RI�FDSLWDO�ZLOO�EH�PDUNHGO\�KLJKHU�LQ������
WKDQ�WKH�DYHUDJH�RI�UHFHQW�\HDUV�IRU�DOO�UHJLRQV��
7KH�H[WHQW�RI�FKDQJH�IURP�SUHYLRXV�OHYHOV�LV�ZKDW�
ZLOO�PDWWHU�PRVW�IRU�UHDO�HVWDWH�PDUNHWV��2Q�WKDW�
PHWULF�WKH�8�.��ORRNV�PRVW�H[SRVHG��IROORZHG�E\�WKH�
HXUR]RQH��7KH�8�6��DQG�$3$&�PDUNHWV�DUH�H[SHFWHG�
WR�VHH�D�VRPHZKDW�JHQWOHU�LQFUHDVH�ZLWK�KDUGO\�DQ\�
FKDQJH�LQ�-DSDQ��¿JXUH�����

&RPELQLQJ�¿QDQFLDO�DQG�UHDO�HFRQRP\�GDWD�WRJHWKHU��
ZH�H[SHFW�WKH�PRVW�SURQRXQFHG�PDUNHW�FRUUHFWLRQ�WR�
WDNH�SODFH�LQ�(XURSH��LQ�SDUWLFXODU�LQ�WKH�8�.��

7KH�8�6��LV�H[SHFWHG�WR�VLW�LQ�WKH�PLGGOH�ZLWK�OHVV�
SUHVVXUH�RQ�PDUNHWV�FRPSDUHG�WR�(XURSH��EXW�QRW�DV�
VWDEOH�DV�WKH�NH\�$3$&�PDUNHWV�

1
6DPH�JOREDO�SUREOHPV��GL̆HUHQW�
market reactions 

Figure 2: 2023 GDP growth forecast (%)
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Figure 3: Cost of capital expected for 2023*
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,QYHVWRUV�XVXDOO\�FLWH�GLYHUVL¿FDWLRQ�DV�WKH�PDLQ�
EHQH¿W�IURP�LQYHVWLQJ�DEURDG��EXW�WKHUH�DUH�
PRPHQWV�ZKHQ�RWKHU�IDFWRUV�SUHYDLO��DQG�ZH�VHHP�WR�
EH�LQ�RQH�RI�WKRVH�PRPHQWV�QRZ���

6LQFH�������WKH�8�6��GROODU�KDV�EHHQ�DSSUHFLDWLQJ�
UDSLGO\�DJDLQVW�RWKHU�PDMRU�FXUUHQFLHV�GXH�WR�D�
FRPELQDWLRQ�RI�UHODWLYHO\�KLJK�8�6��LQWHUHVW�UDWHV�
DQG�WKH�SHUFHLYHG�UHVLOLHQFH�RI�WKH�8�6��HFRQRP\��
7KLV�KDV�WDNHQ�WKH�GROODU�H[FKDQJH�UDWH�RXWVLGH�WKH�
QRUPDO�WUDGLQJ�UDQJHV�ZKLFK�KDYH�EHHQ�IDLUO\�VWDEOH�
VLQFH�WKH�HQG�RI�WKH�����V�ZKHQ�PDMRU�HFRQRPLHV�
VWRSSHG�PDNLQJ�FRQFHUWHG�FXUUHQF\�LQWHUYHQWLRQV��
'XULQJ�2FWREHU�������WKH�HXUR�WUDGHG�DW�����EHORZ�
LWV�ORQJ�UXQ�DYHUDJH�IRU�WKH�¿UVW�WLPH�VLQFH�������

%XW�WKH�GHYLDWLRQV�ZHUH�HYHQ�JUHDWHU�LQ�-DSDQ�DQG�
WKH�8�.��7KH�\HQ�DYHUDJHG��������WR�WKH�GROODU�RYHU�
2FWREHU�����������EHORZ�LWV�ORQJ�UXQ�DYHUDJH��7KH�
SRXQG�ZDV�HYHQ�FKHDSHU��WUDGLQJ�DW�DQ�DYHUDJH��������
ZKLFK�ZDV�����EHORZ�LWV�ORQJ�UXQ�DYHUDJH���

2QH�ZD\�EHWV�DUH�H[WUHPHO\�UDUH�LQ�FXUUHQF\�
PDUNHWV��EXW�WKH�VFDOH�RI�WKHVH�GHYLDWLRQV�PDNHV�LW�
H[WUHPHO\�OLNHO\�WKDW�WKHVH�FXUUHQFLHV�ZLOO�DSSUHFLDWH�
DJDLQVW�WKH�GROODU�RYHU�WKH�PHGLXP�WHUP���

:KDW�GRHV�WKDW�PHDQ�IRU�FRPPHUFLDO�UHDO�HVWDWH�
LQYHVWPHQW"�)RU�8�6��LQYHVWRUV��FHUWDLQ�JOREDO�
PDUNHWV��SDUWLFXODUO\�(XURSH��-DSDQ�DQG�WKH�8�.���
DUH�H̆HFWLYHO\�RQ�VDOH��'ROODU�UHWXUQV�DUH�OLNHO\�WR�

2
Is now a good time to invest 
LQ�$VLD�3DFL¿F�DQG�(XURSH"�

)LJXUH�����*%3��\HQ�DQG�HXUR�DUH�DOO�VLJQL¿FDQWO\�ZHDNHU�WKDQ�DYHUDJH�DJDLQVW�WKH�8�6��GROODU
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)LJXUH����7KH�8�6��GROODU�YDOXH�RI�8�.��FRPPHUFLDO�UHDO�HVWDWH�KDV�IDOOHQ�WR�LWV�ORZHVW�OHYHO�VLQFH�
the Global Financial Crisis recovery

Price per square meter in USD (index, 2012 Q1=1)
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EH����±�����KLJKHU�WKDQ�ORFDO�FXUUHQF\�UHWXUQV�IRU�
D�PHGLXP�WHUP�KROG�DQG�FRXOG�ZHOO�EH�KLJKHU�VWLOO�
EHFDXVH�FXUUHQF\�PDUNHWV�WHQG�WR�RYHUVKRRW�ZKHQ�
WKH\�FRUUHFW��$Q�RYHUVKRRW�GXULQJ�WKH�FRUUHFWLRQ�
SKDVH�ZRXOG�WDNH�WKHVH�FXUUHQFLHV�DERYH�WKHLU�ORQJ�
UXQ�DYHUDJH�H[FKDQJH�UDWHV�DJDLQVW�WKH�GROODU��7KH�

LPSDFW�RQ�UHWXUQV�RI�WKLV�VRUW�RI�FRUUHFWLRQ�RYHU�D�
¿YH�\HDU�KROG�FRXOG�EH�DV�KLJK�DV���±�����WXUQLQJ�
HYHQ�PHGLRFUH�LQYHVWPHQWV�LQ�(XURSH��-DSDQ�DQG�WKH�
8�.��LQWR�VWDU�SHUIRUPHUV�IRU�8�6��LQYHVWRUV���

Five themes for 2023: Outlook for real estate
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&RPPHUFLDO�PRUWJDJH�VSUHDGV�LQ������ZLGHQHG�
QRWLFHDEO\�IRU�DOO�IRUPV�RI�FRPPHUFLDO�UHDO�HVWDWH�
FUHGLW��FRUH�ORDQV��EULGJH�ORDQV�DQG�FRQVWUXFWLRQ�
ORDQV��GXH�WR�LQWHUHVW�UDWH�YRODWLOLW\�DQG�OLTXLGLW\�
FRQVWUDLQWV�DV�WKH�PDUNHW�UHSULFHG�IRU�D�KLJKHU�
FRVW�RI�FDSLWDO��+RZHYHU��XQGHUZULWLQJ�VWDQGDUGV�
VWUHQJWKHQHG��5LVLQJ�FUHGLW�VSUHDGV�DQG�UDWHV�DUH�
LPSDFWLQJ�FRYHUDJH�UDWLRV�IRU�¿[HG�DQG�ÀRDWLQJ�UDWH�
ORDQV��SXWWLQJ�XSZDUG�SUHVVXUH�RQ�FDS�UDWHV��DQG�
IRUFLQJ�OHQGHUV�WR�XVH�ORZHU�OHYHUDJH���

)RU�WKLV�UHDVRQ��OHQGLQJ�KDV�EHFRPH�PRUH�
FRQFHQWUDWHG�LQWR�KLJKHU�TXDOLW\�DVVHWV�VXFK�DV�ORDQV�
EDFNHG�E\�PXOWLIDPLO\��LQGXVWULDO�DQG�DOWHUQDWLYH�
VHFWRU�SURSHUWLHV�ZLWK�VWURQJ�FDVK�ÀRZV��/HQGHUV�DUH�
QRZ�OHVV�NHHQ�WR�¿QDQFH�EXVLQHVV�SODQV�WKDW�UHO\�RQ�
DGGLQJ�VLJQL¿FDQW�YDOXH�WR�H[LVWLQJ�DVVHWV�WKURXJK�
ODUJH�FDSLWDO�H[SHQGLWXUHV��JLYHQ�WKDW�UHDO�HVWDWH�
IXQGDPHQWDOV�KDYH�VRIWHQHG��

:LWK�OLPLWHG�RSSRUWXQLWLHV�WR�¿QDQFH�OLJKW�YDOXH�DGG�
EXVLQHVV�SODQV�LQ�WKH�WUDGLWLRQDO�PXOWLIDPLO\�DQG�
LQGXVWULDO�VHFWRUV��¿QDQFLQJ�DJJUHJDWLRQ�VWUDWHJLHV��
SDUWLFXODUO\�ZLWKLQ�DOWHUQDWLYH�UHDO�HVWDWH�VHFWRUV��
PD\�EH�DQ�DWWUDFWLYH�RSSRUWXQLW\�IRU�OHQGHUV��
&RPPRQ�H[DPSOHV�RI�VXFK�D�VWUDWHJ\�ZRXOG�EH�

WR�¿QDQFH�D�VPDOOHU�UHDO�HVWDWH�PDQDJHU�DLPLQJ�
WR�H[SDQG�LWV�SODWIRUP�RU�D�SXEOLF�5(,7��5HFHQW�
H[DPSOHV�RI�VXFK�DUUDQJHPHQWV�LQFOXGH�D������
PLOOLRQ�ODQG�EDQNLQJ�IDFLOLW\�DJUHHPHQW�EHWZHHQ�
9DUGH�3DUWQHUV�DQG�$PHULFDQ�+RPHV���5HQW�WR�EXLOG�
VLQJOH�IDPLO\�UHQWDO�SURSHUWLHV�DQG�PXOWLSOH�¿QDQFLQJ�
DJUHHPHQWV��LQFOXGLQJ�D�UHFHQW������PLOOLRQ�SRUWIROLR�
UH¿QDQFH�RI�3DUDNHHW�&RPPXQLWLHV�PDQXIDFWXUHG�
KRPH�SODWIRUP�E\�0DGLVRQ�5HDOW\�3DUWQHUV���

7KHVH�¿QDQFLQJ�DUUDQJHPHQWV�FDQ�EH�SDUWLFXODUO\�
EHQH¿FLDO�IRU�OHQGHUV�IRU�VHYHUDO�UHDVRQV��)LUVW��
WKHVH�DUUDQJHPHQWV�SURYLGH�VFDOH��ZKLFK�LV�GL̇FXOW�
WR�DFKLHYH�LQ�PDQ\�DOWHUQDWLYH�UHDO�HVWDWH�VHFWRUV��
DV�DVVHWV�WHQG�WR�EH�HLWKHU�VPDOO��H�J��VLQJOH�IDPLO\�
KRPHV��PDQXIDFWXUHG�KRPHV��RU�VSDUVHO\�WUDGHG��H�J��
GDWD�FHQWUHV��FHOO�WRZHUV���6HFRQG��PDQ\�DOWHUQDWLYH�
VHFWRUV�KDYH�VHFXODU�WDLOZLQGV�DQG�QRQ�F\FOLFDO�
GULYHUV��ZKLFK�PDQ\�OHQGHUV�¿QG�DWWUDFWLYH�GXULQJ�
D�YRODWLOH�PDUNHW��7KLUG��OHQGHUV�FDQ�IUHTXHQWO\�JHW�
UHFRXUVH�WR�WKH�VSRQVRU¶V�SODWIRUP�RU�IXQG�LQ�FDVH�
RI�GHIDXOW��JLYHQ�WKDW�WKHUH�LV�PRUH�ULVN�DVVRFLDWHG�
ZLWK�¿QDQFLQJ�VPDOOHU�VSRQVRUV��)RU�WKHVH�UHDVRQV��
ZH�H[SHFW�WKH�DOWHUQDWLYH�¿QDQFLQJ�PDUNHW�WR�JURZ�
VLJQL¿FDQWO\�ZLWKLQ�WKH�FRPLQJ�\HDUV��

3
A bigger role for 
DOWHUQDWLYH�¿QDQFLQJ�

Lending has become more concentrated 
into higher-quality assets, VXFK�DV�ORDQV�
EDFNHG�E\�PXOWLIDPLO\��LQGXVWULDO�DQG�DOWHUQDWLYH�
VHFWRU�SURSHUWLHV�ZLWK�VWURQJ�FDVK�ÀRZV��
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&RQYHQWLRQDO�ZLVGRP�VXJJHVWV�WKDW�VXVWDLQDELOLW\�LV�ULSH�IRU�FXWV�ZKHQ�EXVLQHVVHV�UHGXFH�FRVWV��7KH�*OREDO�
)LQDQFLDO�&ULVLV�RI������VDZ�PRPHQWXP�VORZ�IRU�(6*�LQQRYDWLRQ�LQ�UHDO�HVWDWH�DQG�WKHUH�DUH�VLJQV�WKDW�ZH�
PD\�VHH�VLPLODU�DKHDG��$�UHFHQW�VWXG\�FRQGXFWHG�E\�.30*�IRXQG�WKDW�DERXW�KDOI�RI�&(2V�VXUYH\HG�³DUH�
SDXVLQJ�RU�UHFRQVLGHULQJ�WKHLU�H[LVWLQJ�RU�SODQQHG�(6*�H̆RUWV�LQ�WKH�QH[W�VL[�PRQWKV�́ �

7KLV�FRPHV�DW�D�WLPH�RI�HPHUJLQJ�VFHSWLFLVP�WRZDUG�(6*�IURP�VRPH�LQYHVWRU�JURXSV��QRWDEO\�IURP�8�6��VWDWHV�
ZLWK�D�KLJKHU�GHSHQGHQFH�RQ�WKH�WUDGLWLRQDO�RLO�DQG�JDV�LQGXVWU\��7KLV�LV�D�OLPLWDWLRQ�RQ��WKH�DELOLW\�RI�WKH�
¿QDQFH�LQGXVWU\�WR�WDNH�(6*�IDFWRUV�LQWR�DFFRXQW�

+RZHYHU��WKHUH�DUH�JRRG�UHDVRQV�ZK\�(6*�LV�OLNHO\�WR�UHPDLQ�D�SULRULW\�²�SDUWLFXODUO\�IRU�UHDO�HVWDWH�LQYHVWRUV�

4
(6*�LV�KHUH�WR�VWD\

)LJXUH�����1&5(,)�ṘFH�UHWXUQV�����E\�/(('�FHUWL¿FDWLRQ
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7.3%Certified Silver Gold Platinum

6RXUFH��1&5(,)��4���������.QLJKW�)UDQN������

���³&OLPDWH�ULVN�LV�LQYHVWPHQW�ULVN �́�WKH�PDLQVWUHDPLQJ�RI�(6*�
,W�LV�KDUG�WR�FRPSDUH�WKH�(6*�ZRUOG�QRZ�WR�WKDW�RI�������(6*�UROHV�KDYH�EHHQ�LQWHJUDWHG�LQWR�
JRYHUQDQFH�VWUXFWXUHV�DQG�WKHUH�KDV�EHHQ�D�OHDS�IRUZDUG�LQ�WKH�XQGHUVWDQGLQJ�RI�WKH�OLQN�
EHWZHHQ�FOLPDWH�ULVN�DQG�LQYHVWPHQW�ULVN��1RZ�WKDW�WKH�FRVWV�RI�WUDQVIRUPLQJ�EXLOGLQJV�WR�EH�QHW�
]HUR�FDUERQ��1=&��KDYH�VWDUWHG�WR�EH�LQFRUSRUDWHG�LQWR�XQGHUZULWLQJ��WKH\�FDQQRW�EH�LJQRUHG��
7KHUH�LV�DOVR�D�JUHDWHU�ERG\�RI�GDWD�WR�VKRZ�WKDW�µJUHHQHU¶�EXLOGLQJV�WHQG�WR�RXWSHUIRUP��1&5(,)�
ṘFH�UHWXUQV�GDWD�VKRZV�RXWSHUIURPDQFH�IRU�/(('�3ODWLQXP�EXLOGLQJV�RYHU���������DQG����\HDUV��
%RWK�-//�DQG�.QLJKW�)UDQN�KDYH�LGHQWL¿HG�D�UHQWDO�SUHPLXP�RI�����±�����IRU�/RQGRQ�ṘFH�
EXLOGLQJV�UDWHG�DV�³2XWVWDQGLQJ´�E\�%5(($0��$������-//�VXUYH\�IRXQG�WKDW�FOLPDWH�ULVN�SRVHV�
D�¿QDQFLDO�ULVN�DQG�WKDW�����RI�RFFXSLHUV�DUH�SULRULWL]LQJ�ORFDWLRQ�VHDUFKHV�IRU�EXLOGLQJV�WKDW�ZLOO�
KHOS�UHGXFH�WKHLU�HPLVVLRQV��

Five themes for 2023: Outlook for real estate
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2: Repricing is an opportunity to accelerate NZC transformation
$VVHWV�WKDW�GR�QRW�PHHW�FXUUHQW�(6*�VWDQGDUGV�DUH�OLNHO\�WR�EH�UHSULFHG�JLYHQ�WKH�OHYHO�RI�
LQYHVWPHQW�WKDW�UHIXUELVKPHQW�WR�D�1=&�VWDQGDUG�UHTXLUHV��:H�H[SHFW�WR�VHH�D�ELIXUFDWLRQ�LQ�
WKH�FRPLQJ�SULFH�FRUUHFWLRQ��ZLWK�KLJKHU�TXDOLW\��VXVWDLQDEOH�EXLOGLQJV�KROGLQJ�WKHLU�YDOXH�
EHWWHU��ZLWK�WKLV�WUHQG�EHLQJ�VWURQJHVW�LQ�(XURSH��7KH�WUDQVIRUPDWLRQ�RI�ZHOO�VHOHFWHG�EXLOGLQJV�
LQWR�1=&�DVVHWV��SDUWLFXODUO\�LQ�ORFDWLRQV�ZKHUH�GHPDQG�RXWVWULSV�VXSSO\��UHSUHVHQWV�D�VWURQJ�
RSSRUWXQLW\�WR�DGG�YDOXH��

/RRNLQJ�WR�WKH�VRFLDO�HOHPHQW�RI�(6*��D�UHFHVVLRQ�DOVR�IDYRXUV�DVVHWV�FODVVHV�WKDW�VSHFL¿FDOO\�
FDWHU�WR�WKRVH�LQ�¿QDQFLDO�QHHG��VXFK�DV�D̆RUGDEOH�KRXVLQJ�

���5HJXODWLRQ�ZLOO�GULYH�WKH�(6*�DJHQGD�IRUZDUG�
$�ZDYH�RI�UHFHQW�DQG�IRUWKFRPLQJ�UHJXODWLRQ�PDNHV�LW�YLUWXDOO\�LPSRVVLEOH�IRU�EXVLQHVVHV�WR�ZDON�
DZD\�IURP�WKHLU�(6*�DJHQGDV��7KH�6XVWDLQDEOH�)LQDQFH�'LVFORVXUH�5HJXODWLRQV��6)'5��LQ�WKH�
(8��WKH�0RQHWDU\�$XWKRULW\�RI�6LQJDSRUH��0$6��*XLGHOLQHV�RQ�(QYLURQPHQWDO�5LVN�0DQDJHPHQW�
�(Q50��IRU�$VVHW�0DQDJHUV��WKH�6HFXULWLHV�DQG�([FKDQJH�&RPPLVVLRQ¶V�SURSRVHG�FOLPDWH�
GLVFORVXUH�UHTXLUHPHQWV�LQ�WKH�8�6��DQG�WKH�IRUWKFRPLQJ�6XVWDLQDEOH�'LVFORVXUH�5HJXODWLRQV�LQ�
WKH�8�.��DOO�VHW�RXW�VWULQJHQW�WUDQVSDUHQF\�UHTXLUHPHQWV��7KLV�FRPELQHV�ZLWK�D�UDIW�RI�EXLOGLQJ�
UHJXODWLRQV�DFURVV�WKH�8QLWHG�6WDWHV��(XURSH�DQG�$VLD�3DFL¿F�WKDW�UDPS�XS�WKH�HQHUJ\�ḢFLHQF\�
UHTXLUHPHQWV�IRU�EXLOGLQJV�LQ�WKH�FRPLQJ�GHFDGH��

7KHVH�IDFWRUV��FRPELQHG�ZLWK�WKH�UHSXWDWLRQDO�GDPDJH�WKDW�ZRXOG�XQGRXEWHGO\�DFFRPSDQ\�D�VWHS�
GRZQ�RQ�(6*�FRPPLWPHQWV��PHDQ�WKDW�(6*�LV�OLNHO\�WR�UHPDLQ�D�VLJQL¿FDQW�IRFXV�DUHD�IRU�UHDO�
HVWDWH�LQYHVWPHQW�
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,QGXVWULDO��WDLOZLQGV�SUHYDLOLQJ"�
,QGXVWULDO�IXQGDPHQWDOV�LQ�WKH�8�6��DUH�KHDOWK\�KHDGLQJ�LQWR�������KLJKOLJKWHG�E\�QHDU�UHFRUG�
ORZ�YDFDQF\�UDWHV��GRXEOH�GLJLW�UHQW�JURZWK�DQG�VROLG�GHPDQG�IRU�ZDUHKRXVLQJ�VSDFH��7KDW�
SLFWXUH�LV�PLUURUHG�LQ�DOO�NH\�PDUNHWV�LQ�$VLD�3DFL¿F�DQG�(XURSH��7KH�VHFWRU�ZLOO�IDFH�VRPH�
FKDOOHQJHV�GULYHQ�E\�PDFURHFRQRPLF�KHDGZLQGV�DQG�XSFRPLQJ�QHZ�VXSSO\��+RZHYHU��VHFXODU�
WDLOZLQGV�IURP�HOHYDWHG�H�FRPPHUFH�SHQHWUDWLRQ�DQG�VXSSO\�FKDLQ�GLYHUVL¿FDWLRQ�ZLOO�VXVWDLQ�
GHPDQG�DQG�SURYLGH�UHVLOLHQFH�IRU�WKH�VHFWRU��

A place for workplaces 
:RUNLQJ�UHPRWHO\�DQG�ULVLQJ�UHFHVVLRQ�ULVNV�KDYH�VRIWHQHG�GHPDQG�IRU�WUDGLWLRQDO�ṘFH��$�
WHQDQW�³ÀLJKW�WR�TXDOLW\´�ZLOO�GULYH�RXWSHUIRUPDQFH�RI�QHZ��VXVWDLQDEOH�SURSHUWLHV��$OWHUQDWLYH�
ZRUNSODFHV�R̆HU�HYHQ�JUHDWHU�SRWHQWLDO��)RU�H[DPSOH��WKH�UDSLGO\�LQFUHDVLQJ�VHQLRU�SRSXODWLRQ�
LQ�KLJK�LQFRPH�FRXQWULHV�ZLOO�UHTXLUH�PRUH�PHGLFDO�ṘFHV��7KHVH�FRXQWULHV�H[SHFW�D�PRUH�WKDQ�
����ULVH�LQ�WKHLU�����DJH�FRKRUW�E\�������7KH�QHHG�IRU�QHZ�WKHUDSHXWLFV�ZLOO�OHDG�WR�LQFUHDVHG�
IXQGLQJ�IRU�PHGLFDO�UHVHDUFK��XQGHUSLQQLQJ�5	'�ODERUDWRU\�GHPDQG�

Surprising retail  
:H�EHOLHYH�WKDW�QHFHVVLW\��GLVFRXQW�DQG�FRQYHQLHQFH�EDVHG�UHWDLO�ZLOO�SRVLWLYHO\�VXUSULVH�XV�LQ�D�
IUDJLOH�PDUNHW��$V�FRQVXPHUV�WUDGH�GRZQ��VWD\�ORFDO�DQG�FRQWLQXH�WR�UHTXLUH�HVVHQWLDO�LWHPV�VXFK�
DV�JURFHULHV��WKH�IRFXV�ZLOO�EH�RQ�RFFXSLHUV�DQG�UHWDLO�IRUPDWV�WKDW�EHQH¿W�IURP�WKHVH�VSHQGLQJ�
WUHQGV��,QYHVWRUV�FDQ�WDNH�DGYDQWDJH�RI�WKH�VWDEOH�LQFRPH�UHWXUQV�QHLJKERXUKRRG�JURFHU\�
DQFKRUHG�UHWDLO�FDQ�SURYLGH�GXULQJ�DQ�HFRQRPLF�GRZQWXUQ��7UḊF�DW�WKHVH�W\SHV�RI�UHWDLO�DVVHWV�
KDYH�SURYHQ�UHVLOLHQW�DQG�GHIHQVLYH�DJDLQVW�H�FRPPHUFH�WUHQGV��UHLQIRUFLQJ�RXU�YLHZ�WKDW�QRW�DOO�
UHWDLO�LV�WKH�VDPH�

5
Sector winners, losers and 
surprises for 2023 
$V�WKH�PDUNHW�IDFHV�D�SURWUDFWHG�VORZGRZQ�LQ�������D�WKRXJKWIXO�VHOHFWLRQ�RI�WKH�PRVW�UHVLOLHQW�VHFWRUV�LV�
FULWLFDO�WR�FRQVWUXFWLQJ�D�SRUWIROLR��6WUXFWXUDO�WDLOZLQGV�DUH�LPSRUWDQW�WR�SLFNLQJ�WKH�ORQJ�WHUP�ZLQQHUV�DQG�
ORVHUV��EXW�IXQGDPHQWDOV�DUH�DOVR�NH\�WR�GHULYLQJ�VWURQJ�ULVN�DGMXVWHG�RXWFRPHV�

Figure 7:  Population aged 75 and older
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A home for everyone: Senior, single-family rental, multifamily and 
D̆RUGDEOH�KRXVLQJ�

7KH�VWUXFWXUDO�GULYHUV�EHKLQG�VLQJOH�IDPLO\�KRXVLQJ�LQ�(XURSH�UHPDLQ�VWURQJ��VXSSRUWHG�E\�WKH�
ODFN�RI�HVWDEOLVKHG�SURGXFW��FRPSHOOLQJ�GHPRJUDSKLFV�DQG�VKLIWLQJ�PLQGVHWV�RQ�UHQWLQJ�YHUVXV�
RZQHUVKLS��:LWK�JURZLQJ�WXUPRLO�DQG�WLJKWHQLQJ�PRUWJDJH�FRQGLWLRQV��D̆RUGDELOLW\�ZLOO�EH�PRUH�
FKDOOHQJLQJ��ZKLFK�IXUWKHU�HQKDQFHV�WKH�GHPDQG�IRU�WKH�VHFWRU��,Q�WKH�8�6���LW�LV�PRUH�H[SHQVLYH�
WR�RZQ�WKDQ�UHQW�D�KRPH��ZKLFK�ZLOO�SURSHO�IXWXUH�GHPDQG�IRU�UHQWDO�KRXVLQJ�VHFWRUV�

&21&/86,21

:KLOH�PDUNHW�WXUEXOHQFH�ZLOO�OLNHO\�FRQWLQXH�LQ�������ZH�EHOLHYH�WKDW�UHDO�HVWDWH�
SUHVHQWV�FRQWLQXHG�RSSRUWXQLW\�IRU�LQYHVWRUV��:LWK�FRPSHOOLQJ�GULYHUV�RI�YDOXH�LQ�
HFRQRPLF�GLYHUJHQFH��FXUUHQF\�YDOXDWLRQV��(6*�LQYHVWPHQW��DOWHUQDWLYH�OHQGLQJ�
DQG�LQ�VHOHFW�VHFWRU�RSSRUWXQLWLHV�



For more information, SOHDVH�YLVLW�QXYHHQ�com/realestate

Endnotes 
�� ,QFOXGHV������UHDO�HVWDWH�LQYHVWPHQW�SURIHVVLRQDOV��VXSSRUWHG�E\�D�IXUWKHU�����1XYHHQ�HPSOR\HHV��6RXUFH��1XYHHQ�����6HS������
7KLV�PDWHULDO�LV�QRW�LQWHQGHG�WR�EH�D�UHFRPPHQGDWLRQ�RU�LQYHVWPHQW�DGYLFH��GRHV�QRW�FRQVWLWXWH�D�VROLFLWDWLRQ�WR�EX\��VHOO�RU�KROG�D�VHFXULW\�RU�DQ�LQYHVWPHQW�VWUDWHJ\��DQG�LV�QRW�SURYLGHG�LQ�D�ÀGXFLDU\�
FDSDFLW\��7KH�LQIRUPDWLRQ�SURYLGHG�GRHV�QRW�WDNH�LQWR�DFFRXQW�WKH�VSHFLÀF�REMHFWLYHV�RU�FLUFXPVWDQFHV�RI�DQ\�SDUWLFXODU�LQYHVWRU��RU�VXJJHVW�DQ\�VSHFLÀF�FRXUVH�RI�DFWLRQ��,QYHVWPHQW�GHFLVLRQV�
VKRXOG�EH�PDGH�EDVHG�RQ�DQ�LQYHVWRU·V�REMHFWLYHV�DQG�FLUFXPVWDQFHV�DQG�LQ�FRQVXOWDWLRQ�ZLWK�KLV�RU�KHU�DGYLVRUV��
7KH�YLHZV�DQG�RSLQLRQV�H[SUHVVHG�DUH�IRU�LQIRUPDWLRQDO�DQG�HGXFDWLRQDO�SXUSRVHV�RQO\�DV�RI�WKH�GDWH�RI�SURGXFWLRQ�ZULWLQJ�DQG�PD\�FKDQJH�ZLWKRXW�QRWLFH�DW�DQ\�WLPH�EDVHG�RQ�QXPHURXV�IDFWRUV��
VXFK�DV�PDUNHW�RU�RWKHU�FRQGLWLRQV��OHJDO�DQG�UHJXODWRU\�GHYHORSPHQWV��DGGLWLRQDO�ULVNV�DQG�XQFHUWDLQWLHV�DQG�PD\�QRW�FRPH�WR�SDVV��7KLV�PDWHULDO�PD\�FRQWDLQ�´IRUZDUG�ORRNLQJµ�LQIRUPDWLRQ�WKDW�
LV�QRW�SXUHO\�KLVWRULFDO�LQ�QDWXUH��
6XFK�LQIRUPDWLRQ�PD\�LQFOXGH��DPRQJ�RWKHU�WKLQJV��SURMHFWLRQV��IRUHFDVWV��HVWLPDWHV�RI�PDUNHW�UHWXUQV��DQG�SURSRVHG�RU�H[SHFWHG�SRUWIROLR�FRPSRVLWLRQ��$Q\�FKDQJHV�WR�DVVXPSWLRQV�WKDW�PD\�
KDYH�EHHQ�PDGH�LQ�SUHSDULQJ�WKLV�PDWHULDO�FRXOG�KDYH�D�PDWHULDO�LPSDFW�RQ�WKH�LQIRUPDWLRQ�SUHVHQWHG�KHUHLQ�E\�ZD\�RI�H[DPSOH��Past performance is no guarantee of future results. Investing 
LQYROYHV�ULVN��SULQFLSDO�ORVV�LV�SRVVLEOH��
$OO� LQIRUPDWLRQ�KDV�EHHQ�REWDLQHG� IURP�VRXUFHV�EHOLHYHG� WR�EH� UHOLDEOH��EXW� LWV�DFFXUDF\� LV�QRW�JXDUDQWHHG��7KHUH� LV�QR� UHSUHVHQWDWLRQ�RU�ZDUUDQW\�DV� WR� WKH�FXUUHQW�DFFXUDF\�� UHOLDELOLW\�RU�
FRPSOHWHQHVV�RI��QRU�OLDELOLW\�IRU��GHFLVLRQV�EDVHG�RQ�VXFK�LQIRUPDWLRQ�DQG�LW�VKRXOG�QRW�EH�UHOLHG�RQ�DV�VXFK��

A word on risk 
,QYHVWLQJ�LQYROYHV�ULVN��SULQFLSDO�ORVV�LV�SRVVLEOH��'HEW�RU�À[HG�LQFRPH�VHFXULWLHV�DUH�VXEMHFW�WR�PDUNHW�ULVN��FUHGLW�ULVN��LQWHUHVW�UDWH�ULVN��FDOO�ULVN��GHULYDWLYHV�ULVN��GROODU�UROO�WUDQVDFWLRQ�ULVN�DQG�
LQFRPH�ULVN��$V�LQWHUHVW�UDWHV�ULVH��ERQG�SULFHV�IDOO��%HORZ�LQYHVWPHQW�JUDGH�RU�KLJK�\LHOG�GHEW�VHFXULWLHV�DUH�VXEMHFW�WR�OLTXLGLW\�ULVN�DQG�KHLJKWHQHG�FUHGLW�ULVN��)RUHLJQ�LQYHVWPHQWV�LQYROYH�DGGLWLRQDO�
ULVNV��LQFOXGLQJ�FXUUHQF\�ÁXFWXDWLRQ��SROLWLFDO�DQG�HFRQRPLF�LQVWDELOLW\��ODFN�RI�OLTXLGLW\�DQG�GLIIHULQJ�OHJDO�DQG�DFFRXQWLQJ�VWDQGDUGV��3OHDVH�QRWH�LQYHVWPHQWV�LQ�SULYDWH�GHEW��LQFOXGLQJ�OHYHUDJHG�
ORDQV��PLGGOH�PDUNHW�ORDQV��DQG�PH]]DQLQH�GHEW��DUH�VXEMHFW�WR�YDULRXV�ULVN�IDFWRUV��LQFOXGLQJ�FUHGLW�ULVN��OLTXLGLW\�ULVN�DQG�LQWHUHVW�UDWH�ULVN��
7KLV�LQIRUPDWLRQ�UHSUHVHQWV�WKH�RSLQLRQ�RI�1XYHHQ��//&�DQG�LWV�LQYHVWPHQW�VSHFLDOLVWV�DQG�LV�QRW�LQWHQGHG�WR�EH�D�IRUHFDVW�RI�IXWXUH�HYHQWV�DQG�RU�JXDUDQWHH�RI�DQ\�IXWXUH�UHVXOW��,QIRUPDWLRQ�ZDV�
REWDLQHG�IURP�WKLUG�SDUW\�VRXUFHV�ZKLFK�ZH�EHOLHYH�WR�EH�UHOLDEOH�EXW�DUH�QRW�JXDUDQWHHG�DV�WR�WKHLU�DFFXUDF\�RU�FRPSOHWHQHVV��7KHUH�LV�QR�DVVXUDQFH�WKDW�DQ�LQYHVWPHQW�ZLOO�SURYLGH�SRVLWLYH�
SHUIRUPDQFH�RYHU�DQ\�SHULRG�RI�WLPH��
1XYHHQ��//&�SURYLGHV�LQYHVWPHQW�DGYLVRU\�VHUYLFHV�WKURXJK�LWV�LQYHVWPHQW�VSHFLDOLVWV��
7KLV�LQIRUPDWLRQ�GRHV�QRW�FRQVWLWXWH�LQYHVWPHQW�UHVHDUFK�DV�GHÀQHG�XQGHU�0L),'�
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1XYHHQ�5HDO�(VWDWH
1XYHHQ�5HDO�(VWDWH�LV�RQH�RI�WKH�ODUJHVW�LQYHVWPHQW�PDQDJHUV�LQ�WKH�ZRUOG�ZLWK�
�����ELOOLRQ�RI�DVVHWV�XQGHU�PDQDJHPHQW��

0DQDJLQJ�D�VXLWH�RI�IXQGV�DQG�PDQGDWHV��DFURVV�ERWK�SXEOLF�DQG�SULYDWH�LQYHVWPHQWV��
DQG�VSDQQLQJ�ERWK�GHEW�DQG�HTXLW\�DFURVV�GLYHUVH�JHRJUDSKLHV�DQG�LQYHVWPHQW�VW\OHV��ZH�
SURYLGH�DFFHVV�WR�HYHU\�DVSHFW�RI�UHDO�HVWDWH�LQYHVWLQJ�

:LWK�RYHU����\HDUV�RI�UHDO�HVWDWH�LQYHVWLQJ�H[SHULHQFH�DQG�PRUH�WKDQ�����HPSOR\HHV� 
ORFDWHG�DFURVV�����FLWLHV�WKURXJKRXW�WKH�8QLWHG�6WDWHV��(XURSH�DQG�$VLD�3DFL¿F��
WKH�SODWIRUP�R̆HUV�XQSDUDOOHOHG�JHRJUDSKLF�UHDFK��ZKLFK�LV�PDUULHG�ZLWK�GHHS�
VHFWRU�H[SHUWLVH�


