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Executive Summary

• Inflation is moving back toward the Fed’s target and job growth remains healthy. The emerging soft 

landing will allow the Fed to slowly move interest rates to the neutral rate. 

• We expect that 2024 commercial real estate investment activity will increase modestly compared to 

2023. The recovery in investment activity will likely continue in 2025. 

• Real estate spot market values bottomed in Q4 2023 for all sectors aside from office, which 

remains the laggard. Appraisal-based values are beginning to bottom for all sectors aside from 

office.

• Despite a wave of new supply coming onto the market, strong demand has allowed apartment 

vacancy to improve. Falling new construction starts sets the stage for further strengthening in  

fundamentals during 2025 and 2026. 
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U.S. Economic Outlook
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Inflation has Stabilized in 2024 as “Soft Landing” Comes into View

Core PCE Inflation % Year-Over-Year
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Job Growth was Very High in 2023 and is at a Healthy Level Today

Monthly Change in Nonfarm Payrolls (Seasonally Adjusted, Thousands)

Sources: MIM, BLS. Data as of October 2024.
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Job Openings Declining to Normal Levels

Job Openings (Millions)
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Unemployment Modestly Rose from 2022/2023 to a Healthier Level

Unemployment Rate (%)

Sources: MIM, BLS. Data as of October 2024.
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10-Year Treasury Expectations Rose After Nov 5th Election

1-month Term SOFR and 10-Year Treasury Forward Curves

Sources: MIM, Chatham Financial. Data as of November 14, 2024.
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Commercial Real Estate 
Capital Markets Conditions
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2024 Transaction Volume Slightly Higher than 2023, 
but Below Long-Term Average

CRE Cumulative Transaction Volume ($ Billions)

Note: Q3 2024 investment volumes include MIM projections.
Sources: MIM, RCA. Data as of October 2024.
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CRE Prices Likely Bottomed Around 2023Q4, Although Some Indices May Lag

Commercial Real Estate Price Indices (Index 2019Q4 = 100)

Sources: MIM forecasts, NCREIF, RCA, Green Street. Data as of September 2024.
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Assets Traded for 2.1% Below Appraised Values in 3Q2024

Appraisal Discount / Premium to Transaction Price

Sources: MIM, NCREIF. Data as of 3Q 2024.

Apartment Industrial Office Retail Total

20-yr Average 0.6% 2.5% -0.1% -1.2% -0.8%

4Q Trailing -5.9% -1.6% -10.3% -4.1% -5.3%

3Q 2024 -2.0% 1.2% -12.3% -1.5% -2.1%
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Property Type Trends
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Office Vacancy May have Peaked

U.S. Office Vacancy with Forecast (%)
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Sources: MIM, CBRE-EA. Data as of 3Q 2024.
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CEOs Expecting Return-to-Office; Several Large Firms Announced RTO 
in Sep/Oct/Nov
% of CEOs Expecting a Full Return-to-Office Within 3 Years

Sources: MIM, KPMG 2024 CEO Outlook Survey. Data as of September 2024.
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Geography Name Designation 2024 Q4 (F)
Hist. 

Average

2024 Q4 vs. 
Hist. 

Average

Fort Lauderdale Sunbelt 7.6% 6.1% 1.5%

Philadelphia 7.8% 6.2% 1.6%

East Bay 6.6% 4.9% 1.7%

Average 8.1% 6.4% 1.7%

Minneapolis 7.6% 5.8% 1.8%

Houston Sunbelt 11.3% 9.5% 1.8%

Orlando Sunbelt 10.1% 7.9% 2.2%

Palm Beach Sunbelt 10.0% 7.6% 2.4%

Dallas Both 11.2% 8.7% 2.5%

Phoenix Sunbelt 11.5% 8.8% 2.7%

Denver 10.3% 7.4% 2.9%

Tampa Sunbelt 10.6% 7.6% 3.0%

Atlanta Both 12.6% 8.9% 3.7%

Nashville Sunbelt 12.5% 7.0% 5.5%

Charlotte Sunbelt 13.4% 7.9% 5.5%

Austin Sunbelt 15.2% 8.7% 6.5%

Geography Name Designation 2024 Q4 (F)
Hist. 

Average

2024 Q4 vs. 
Hist. 

Average

Chicago Gateway 5.6% 7.0% -1.4%

San Jose 4.7% 5.3% -0.6%

New York Gateway 2.7% 3.1% -0.4%

Orange County 4.2% 4.5% -0.3%

Washington Gateway 6.7% 6.4% 0.3%

Seattle Gateway 6.9% 6.4% 0.5%

Boston Gateway 5.5% 4.9% 0.6%

Baltimore 6.7% 6.1% 0.6%

No. New Jersey 5.6% 4.9% 0.7%

San Francisco Gateway 6.1% 5.4% 0.7%

Inland Empire Sunbelt 6.2% 5.5% 0.7%

Los Angeles Gateway 5.4% 4.6% 0.8%

Sacramento 6.6% 5.7% 0.9%

Miami Sunbelt 6.3% 5.2% 1.1%

San Diego 5.8% 4.6% 1.2%

Portland 6.8% 5.6% 1.2%

“Gateway” Apartment Markets Should Outperform in the Near Term

Apartment Vacancy Trends by Market, Ranked by Variance to Historical Average

Sources: MIM, CoStar. 3Q 2024.
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Retail Fundamentals will Continue to Be Boosted by Lack of Construction

Population Growth/Retail Inventory Growth
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Sources: MIM, Oxford Economics, CBRE-EA. Data as of 3Q 2024.
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Three Ways to Consider Current Retail Values
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Industrial Starts are Slowing, Which Will Lead to Less New Supply 
in Coming Years

Industrial Construction Starts as a % of New Inventory

Sources: MIM, CoStar. Data as of 3Q 2024.
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Travel Demand Remains Strong, With Travel Intentions Still Rebounding

U.S. Consumer Survey – Travel Intended in Next 6 Months (%)

Sources: MIM, Conference Board. Data as of October 2024.



27

-20%

-10%

0%

10%

20%

30%

New York Boston Seattle Fort
Lauderdale

Charlotte Tampa Oakland Austin Newark Inland Empire

Revenue-Per Room Growth Strongest in New York, Boston and Seattle

Top and Bottom 5 Primary Markets by 5-Year Projected Hotel RevPAR

Sources: MIM, CoStar. Cumulative RevPAR. 3Q 2024. 



28

-2

-1

0

1

2

3

4

Student Housing Facing Demographic Headwinds

Net population growth by age group (2023-2032) (Millions)
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Senior Housing and Medical Office Seeing Strong Demographic Tailwinds 

U.S. Population Growth (Index: 2010 = 100)

Sources: MIM, Oxford Economics. Data as of 3Q 2024.
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MetLife Investment Management property type scorecard 

Source: MIM. Based on an October 2024 Delphi consensus survey of MIM’s acquisitions staff for current market pricing, aggrega ted por tfolio information, and rations from 

vendors including CoStar and Green Street. External sources include REIT and Market in formation from MIM vendors including CB RE-EA, and Green Street.

Note: Pricing analysis is only focused on Core and Stabilized assets.

Sector Rank Strategy Benchmark Allocation
Recommended Target 

Allocation

Medical Office 1 Overweight 2% 3%

Retail- Net Lease 2 Overweight 1% 2%

Self Storage 3 Overweight 3% 4%

Manufactured Housing 4 Overweight 3% 4%

Infill Warehouses 5 Overweight 10% 15%

Seniors Housing (IL) 6 Neutral+ 3% 4%

Cold Storage 7 Neutral+ 1% 1%

Data Centers 8 Neutral+ 2% 3%

Retail- Mall 9 Neutral 4% 4%

Moderate Income Housing 10 Neutral 1% 1%

Regional Warehouses 11 Neutral 15% 15%

Limited-Service Hotels 12 Neutral 1% 1%

Single-Family Rentals 13 Neutral 1% 1%

Retail- Strip/Neighborhood 14 Neutral- 4% 3%

Life Science 15 Neutral- 4% 3%

Office (Excludes Life Science/Medical) 16 Neutral- 15% 12%

Full-Service Hotels 17 Underweight 1% 1%

Traditional Apartment 18 Underweight 22% 18%

55+ Housing 19 Underweight 1% 1%

Student Housing 20 Underweight 2% 1%

Retail- Grocery Anchored 21 Underweight 4% 3%
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Disclosures
About MetLife Investment Management
MetLife Investment Management (MIM)1 serves institut ional investors around the world by combining a cl ient-centric approach with long-established asset class expertise. Focused on managing Fixed Income, Private Credit and Real Estate assets, we aim to deliver  strong, risk-adjusted returns by 
building sustainable, tailored portfolio solutions. MIM, a top 25 inst itutional  asset manager2 with $586.6 billion of total assets under management as of June 30, 2024, leverages the broader resources of MetLife and i ts 155-year heritage to skillfully  navigate market  cycles. At the heart of how we 
work with cl ients is approachable expertise – a commitment to being accountable and collaborative in helping clients realize their  object ives.                                 
For more information, v isi t: investments.met life.com

Disclaimer
This material is intended solely  for Institutional Investors, Quali fied Investors and Professional Investors. This analysis i s 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 prov ision of any investment advice, or constitute or  form part of any advertisement  of, offer  for sale or  
subscript ion of, solicitation or  invitation of any offer or recommendation to purchase or  subscribe for any securities or inv estment advisory services. The v iews 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 MetLi fe enterprise that provide insurance products, annuities and employee  benefi t programs. The information and opinions presented or contained in this document are provided as of the date i t was writt en. 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 part icular  investment  st rategy 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 ment ioned herein. This 
document may contain forward-looking statements, as well as predictions, projections and forecasts of the economy or economic t rends of the markets, which are not necessari ly indicative of the future. Any or  al l forward-looking statements, as well as those included in any other material  
discussed at the presentation, may turn out to be wrong.

Al l investments involve risks including the potential for loss of principle and past  performance does not guarantee similar future results. Property  is a speciali st sector that may be less liquid and produce more volat ile performance than an investment in other investment sectors. The value of 
capital and income will fluctuate as property  values and rental income r ise and fall.  The valuation of property is general ly 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 t raded securi ties and private debt instruments have a l imited 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 sel l such investments at their fair 
market value in response to changes in the economy or the financial markets.

In the U.S.: This document i s 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. Regist rat ion with the SEC does not imply 
a certain level of ski ll or that the SEC has endorsed the investment advisor.

For investors in the UK: This document i s being distr ibuted by MetLife Investment Management Limited (“MIML”), authorised and regulated by the UK Financial Conduct Authori ty (FCA reference number 623761), registered address One Angel Lane 8th F loor London EC4R 3AB United Kingdom. This 
document is approved by MIML as a financial promotion for distr ibution in the UK. This document is only intended for,  and may  only be distributed to, investors in the UK who qual ify as a "professional cl ient" 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 i s 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 Gul f 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 ci rculat ion in the GCC or the Middle East and is provided on a confidential basis to the addressee only , (3) MetLi fe 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 constitut e 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 jur isdiction (and this document is therefore not construed as such).

For investors in Japan: This document i s being distr ibuted by MetLife Investment Management Japan, Ltd. (“MIM JAPAN”), a registered Financial Instrum ents Business Operator (“FIBO”) conducting Investment Advisory Business, Investment Management  Business and Type II  Financial Instruments 
Business under the regist rat ion entry “Director General of the Kanto Local  Finance Bureau (F inancial Instruments Business Operator) No. 2414” pursuant  to the Financial Inst ruments and Exchange Act of Japan (“FIEA”),  and a regular member of the Japan Investment Advisers Association and the 
Type II F inancial Instruments Fi rms Association of Japan. In i ts capaci ty 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  enti ties 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 Qual ified Institutional Investors domici led in 
Japan. It is the responsibility  of each prospective investor to satisfy themselves as to full compliance with the appl icable laws and regulations of any relevant territory, including obtaining any requisite governmental or  other consent and observing any other formal ity presented in such territory.  As 
fees to be borne by investors vary depending upon circumstances such as products, services, investment period and market cond itions, the total amount nor the calculat ion methods cannot be disclosed in advance. Al l 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 Inst ruments and Exchange Act carefully before making the investments.

For Investors in Hong K ong S.A.R.: This document i s being i ssued by MetLi fe Investments Asia Limited (“MIAL”), a part  of MIM, and it has not  been reviewed by the Securit ies and Futures Commission of Hong Kong (“SFC”). MIAL is licensed by the Securit ies and Futures Commission for Type 1 
(dealing in securit ies), Type 4 (advising on securities) and Type 9 (asset  management) regulated act ivities.

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  serv ices li cense under the A ct in respect  of 
the financial services it provides to Australian clients. MIM LLC is regulated by the SEC under US law, which is different fr om Australian law.

MIMEL: For investors in the EEA, this document is being distr ibuted by MetLi fe 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 distr ibuted on 
request to, investors in the EEA who quali fy  as a “professional cl ient” as defined under MiFID II , as implemented in the relevant EEA jurisdiction. The investment strategies described herein are directly managed by delegate investment manager affil iates  of MIMEL. Unless otherwise stated, none of 
the authors of this article, interviewees or referenced indiv iduals are directly contracted with MIMEL or are regulated in Ir eland. 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 July 22, 2024, subsidiar ies 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 Inversio nes Limitada, MetLife Investment Management Japan, Ltd., MIM I LLC, MetLife Investment  Management Europe Limited and Affirmative Investment Management 
Partners Limited
2.Source: Pensions & Investments Managers Ranked by Total Worldwide Institutional Assets Under Management as of December 31, 2023.
L1124045082[exp1126][Global]
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