
2025Q2 Results
--------------------
Thursday,
18th, 2025

1:00 PM CENTRAL TIME



Panelist Overview
Joe D’Alessandro
NCREIF Director of Real Estate Performance Measurement

Guest Hosts from Clarion Partners

David DiPaolo, Sr. Vice President, Head of Investment 
Performance Analytics

Joseph Sorrentino - Sr. Vice President, Investment 
Performance Analytics Group



Agenda
•Overview of private and public performance
•Fund and Property Type Attribution
•Alternative Trends
•Housing– where the trend is going
•Retail Rebound- Will the momentum continue?
•Office - Are we done taking the post-covid write downs? 
•Data Center- Future opportunities for growth?
•Conclusion

Disclaimer
All comments about future expectations are the personal views of the speakers and not a reflection of a 
NCREIF opinion or forecast and should not be relied upon for investment decisions.
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QUARTERLY RETURNS
Period NPI NPI-ODCE NFI-ODCE NAREIT SP 500 T-Bill
09/30/2024 0.8% 1.0% 0.2% 16.8% 5.9% 1.3%
12/31/2024 0.9% 1.1% 1.2% -8.2% 2.4% 1.2%
03/31/2025 1.3% 1.4% 1.1% 2.8% -4.3% 1.1%
06/30/2025 1.2% 1.4% 1.0% -0.9% 10.9% 1.1%
ANNUALIZED RETURNS
Period NPI NPI-ODCE NFI-ODCE NAREIT SP 500 T-Bill
1 year 4.3% 4.9% 3.5% 9.2% 15.2% 4.7%
2 -0.6% -0.8% -3.1% 7.5% 19.7% 5.1%
3 -2.5% -3.1% -5.4% 3.4% 19.7% 4.6%
5 3.8% 3.4% 3.4% 6.7% 16.6% 2.8%
7 4.0% 3.6% 3.7% 5.5% 14.4% 2.5%
10 5.3% 4.9% 5.3% 6.6% 13.6% 1.9%
15 7.8% 7.6% 8.3% 9.1% 14.9% 1.3%
20 6.8% 6.4% 6.1% 6.8% 10.7% 1.6%
40 7.3% 6.7% 6.7% 9.5% 11.5% 3.2%

Expanded NPI

Expanded NPI

Total Returns Across NCREIF Indices and Public Markets

Property Unlevered------- Fund Levered------------------------------

Property Unlevered------- Fund Levered------------------------------

Real Estate has continued to rebound over the last four quarters

Note: NPI properties only include those with a life cycle of operating, therefore development or leasing is not included. Expanded Property types include SFR, Student and 
Manufactured Housing in “Residential”, Life Science in Industrial, Medical Office and Life Science in Office, and new Property Types Self-Storage and Seniors Housing.   4



NFI-ODCE Performance Attribution (Impacts aka Contribution to Return)

Page 3 and 4 of the NFI-ODCE Performance Attribution Report
5Source: NCREIF, pages 3 and 4 of the NFI-ODCE Performance Attribution Report

(A)

(A) Note that this includes both Expanded NPI qualifying and properties that are not Expanded NPI qualifying, primarily those 
properties with a life cycle other than an operating property, like development, lease-up, etc. Return will differ slightly from slide # 4.

Real Estate performance continues to rebound despite leverage detraction.

(B)

(B)



Leverage has recently dragged on performance

27.2% 26.8% 26.7% 26.5%ODCE Funds Total Leverage===

Total leverage at principal -0.20% -0.06% 0.00% -0.03% -0.30% -2.31% -0.40% -0.27%

Total leverage marked to market -0.38% 0.23% -0.18% -0.09% -0.43% 0.02% 0.22% 0.08%

Cost of debt continues to flatten. Mark to Market adjustment still driving the negative effect.

Impact of debt mark to market adjs

Impact of the use of leverage

6Source: NCREIF, NFI-ODCE Performance Attribution Report

26.8% 25.4% 24.2% 23.4%



10Y Return vs ODCE

NFI-ODCE Total Return Gross of Fees -0.25% 1.16% 1.06% 1.03% 3.54% 5.00% 5.00% 5.00%

74.1% 10Y as of 9/18

Recent yield decline due to 
economic concern and policy 
expectations with rate cuts 
anticipated

9/30/24 12/31/24 3/31/25 6/30/25 1 Yr 3 Yr 5 Yr 7 Yr

10 Year Treasury Rates Annualized 3.8% 4.6% 4.2% 4.4% 4.3% 4.0% 3.0% 2.7%
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NFI-ODCE Property Type Attribution
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Retail continues to contribute strongly to overall returns, all sectors positive as a return to overall 
including office with slight positive contribution



Subtype Property Performance
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Performance dispersion across certain 
subtypes seen
 
- Alt subtypes have performed stronger over 
short term

-Malls have recovered supporting retail strong 
performance

Source: NCREIF query tool

Property Sub type 6/30/2025 1 Yr 3 Yr 5 Yr
Industrial: Flex 0.93% 3.48% 0.08% 12.11%
Industrial: Life Science 1.34% -1.48% 0.03% n/a
Industrial: Manufacturing 1.87% 6.18% 0.67% 11.07%
Industrial: Specialized 1.77% 7.00% 0.64% 13.52%
Industrial: Warehouse 0.81% 4.33% -0.71% 12.71%
Office: Central Business District 1.31% 0.92% -14.08% -7.95%
Office: Life Science -0.02% -0.51% -4.22% 6.02%
Office: Medical Office 1.57% 5.84% -1.42% 2.48%
Office: Secondary Business District 0.51% -0.01% -7.98% -2.49%
Office: Suburban 0.47% 1.13% -8.30% -2.53%
Office: Urban -1.32% -4.17% -12.58% -5.70%
Residential: Apartment 1.47% 5.23% -2.73% 4.19%
Residential: Manufactured Housing 3.08% 14.40% n/a n/a
Residential: Single Family Rental 0.92% 2.45% -0.82% n/a
Residential: Student Housing 0.51% 5.76% 2.40% 7.55%
Retail: Mall 2.16% 10.01% 4.54% 3.05%
Retail: Street 1.73% 4.88% -4.45% -3.27%
Retail: Strip 2.12% 7.71% 3.19% 4.05%
Self Storage Prop Type 1.68% 6.87% 1.19% 10.12%
Other: Data Center 7.72% 22.77% 7.38% n/a
Other: Other 3.12% 5.91% -10.14% -4.38%
Other: Parking 2.29% 3.88% -1.15% 1.24%
Seniors Housing: Assisted Living 4.58% n/a n/a n/a
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ODCE Property Type Allocations

Hotel Prop Type Industrial Prop Type Office Prop Type

Other Prop Type Residential Prop Type Retail Prop Type

Senior Housing Prop Type Self Storage Prop Type

NFI-ODCE Property Type Allocation Trend
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Property Type Allocation have slowly 
shifted over time

- Industrial and Residential passed Office 
similarly around 2021

- Both correlated in terms of weight

- Retail less volatile

Source: NCREIF query tool



NFI-ODCE Property Type Alternative Sector Weightings
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Alternatives are a growing piece of the ODCE space

- Storage, Life Science and Student Housing all seeing 
increase weighting

- While traditional office continues to be a smaller 
allocation due to dispositions and general value 
declines

Property Sub Type
Avg Weights 
1 year

Avg Weights 
3 Yr

Avg Weights 
5 Yr

Industrial: Warehouse 30.7% 29.5% 26.8%
Residential: Apartment 27.6% 27.6% 27.2%
Office: Central Business District 9.5% 11.4% 14.3%
Retail: Strip 5.5% 5.3% 5.7%
Self Storage Prop Type 4.3% 3.9% 3.5%
Retail: Mall 3.5% 3.2% 3.3%
Office: Life Science 3.4% 3.3% 2.9%
Office: Urban 3.2% 3.6% 4.3%
Industrial: Specialized 2.0% 1.8% 1.6%
Retail: Street 1.4% 1.5% 1.7%
Residential: Student Housing 1.3% 1.1% 0.9%
Industrial: Flex 1.2% 1.1% 1.1%
Office: Medical Office 1.1% 1.0% 1.1%
Office: Suburban 1.1% 1.2% 1.5%
Residential: Single Family Rental 0.9% 0.8% 0.7%
Office: Secondary Business District 0.9% 1.0% 1.2%
Land 0.7% 0.7% 0.6%
Industrial: Manufacturing 0.6% 0.5% 0.4%
Residential: Manufactured Housing 0.4% 0.3% 0.3%
Other: Data Center 0.3% 0.2% 0.2%
Other: Parking 0.2% 0.2% 0.2%
Seniors Housing: Assisted Living 0.1% 0.1% 0.1%
Industrial: Life Science 0.1% 0.1% 0.1%
Hotel: Full Service 0.0% 0.2% 0.2%
Other: Other 0.1% 0.1% 0.1%
Total 100.0% 100.0% 100.0%Source: NCREIF query tool



NFI-ODCE Housing Performance

12Source: NCREIF query tool

- Residential returns have remained strong; The alternative 
residential types like manufactured housing and student 
housing have outperformed over the 1 year time period.

Property Sub type 6/30/2025 1 Yr 3 Yr 5 Yr
Residential Prop Type 1.43% 5.27% -2.43% 4.41%
Residential: Apartment 1.47% 5.23% -2.73% 4.19%
Residential: Manufactured Housing 3.08% 14.40% n/a n/a
Residential: Single Family Rental 0.92% 2.45% -0.82% n/a
Residential: Student Housing 0.51% 5.76% 2.40% 7.55%
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NFI-ODCE Retail Performance
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Property Sub type 6/30/2025 1 Yr 3 Yr 5 Yr
Retail Prop Type 2.08% 8.07% 2.42% 2.57%
Retail: Mall 2.16% 10.01% 4.54% 3.05%
Retail: Street 1.73% 4.88% -4.45% -3.27%
Retail: Strip 2.12% 7.71% 3.19% 4.05%

Source: NCREIF query tool

Retail has been a surprising performer of late 
showing strong returns.

- Since 2023 seen a slight uptick amongst all sub 
types

- Malls and Strip have out-performed Street retail 
over all period
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NFI-ODCE Office Performance Deep Dive
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- Declines in office are decelerating and showing signs of stabilization.

- Urban Office is still showing challenges with annualized returns within the ODCE still negative
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Office Summary

Alternative Office Traditional Office

Source: NCREIF query tool

Alternative cut include Life Science and Medical Office
Traditional cut includes suburban, cbd, and urban.

Property Sub type 6/30/2025 1 Yr 3 Yr 5 Yr
Office: Central Business District 1.31% 0.92% -14.08% -7.95%
Office: Life Science -0.02% -0.51% -4.22% 6.02%
Office: Medical Office 1.57% 5.84% -1.42% 2.48%
Office: Secondary Business District 0.51% -0.01% -7.98% -2.49%
Office: Suburban 0.47% 1.13% -8.30% -2.53%
Office: Urban -1.32% -4.17% -12.58% -5.70%



NFI-ODCE Data Center:  the new AI wave?
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- Data center segment continues to grow as AI sector takes off

- Returns in last 3 years have been substantial and outperformed the majority of other subtypes, 
however segment is currently a smaller portion of overall ODCE space 

Property Sub Type Return 1 Year Return 2 Year Return 3 Y
Other: Data Center 22.77% 14.33% 7.38%
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Conclusion
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Total NFI-
ODCE Index 
return was 
POSITIVE 
1.03% for the 
quarter and 
2.67% for the 
one-year 
ended.

NPI ODCE Retail 
and Office both are 
driving positive 
selection scores for 
Expanded ODCE 
vs. NPI over the 
one year.

Leverage continues to 
negatively impact index 
performance across all 
time periods through 
the 7 year. Leverage will 
turn positive once 
property appreciation 
turns more solidly 
positive and rates 
stabilize and/or begin to 
decline.

Office remains 
challenged in 
the near-term, 
especially in the 
traditional office 
space, however, 
the magnitude 
of write-downs 
has been 
decelerating.

Negative appreciation 
which has been impacting 
the index since 3rd quarter 
2022 has now flattened 
and is now very slightly 
positive for the last three 
quarters. Looking at the 
history of the index, this 
typically leads to a period 
of positive appreciation.

Alternative sectors 
continue to growth 
within the ODCE. 
Despite small size, 
Data Centers and 
Manufactured Housing 
were the top 
performing subtypes in 
the 1 year within the 
Expanded NPI-ODCE



NCREIF 
Upcoming 
Events
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Visit our 
Website for 
More 
Information!

www.NCREIF.org

NCREIF FALL CONFERENCE Hollywood, FL 
OCTOBER 27-30, 2025

Performance Measurement & Benchmarking – Oct 27th

Investment Vehicles: Key Terms & Fee Structures – Oct 27th

NCREIF ACADEMY COURSE

Institutional Portfolio Construction & Strategy – Oct 30th

Virtual Course Intro to Reporting Standards - September 24-25 (11a-1p CT)

https://cvent.me/q5qVol?RefId=Website
https://cvent.me/q5qVol?RefId=Website
https://cvent.me/q5qVol?RefId=Website
https://cvent.me/q5qVol?RefId=Website
https://cvent.me/q5qVol?RefId=Website
https://cvent.me/q5qVol?RefId=Website
https://cvent.me/q5qVol?RefId=Website


THANK YOU FOR 
YOUR ATTENDANCE!

Joe D’Alessandro

NCREIF

JoeD@NCREIF.org

mailto:JoeD@NCREIF.org
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