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WHY REAL ESTATE IN 2026?

What this could mean for investors: 
Capital is entering real estate following a repricing phase, with valuations more consistent with 
long-term averages and a more balanced risk-reward profile. 

What this could mean for investors: 
If cap rates stabilize or compress, value recovery does not require extraordinary income 
growth. The repricing has already occurred while fundamentals remained intact.  

Source: Source: AEW, NCREIF.

Over the past eight quarters, NOI 
increased, average cap rates 
expanded, and capital values 
declined. Income growth remained 
positive while asset values 
adjusted to higher interest rates. 
This divergence underscores that 
the recent correction was driven 
primarily by the rate shock, not by 
deterioration in property-level 
fundamentals. Unlike prior cycles 
where income collapsed before 
values corrected, this period 
reflects a pricing reset with steady 
underlying cash flows. 

Real estate values peaked in  
2022 and declined meaningfully 
over the following two years as  
interest rates rose sharply. That 
adjustment has largely occurred. 
Cap rate spreads widened 
materially during the rate shock 
and have since normalized. 
Relative to BBB corporate yields, 
real estate spreads now reflect a 
market that has already reset, not 
one priced at peak valuations. 

Source: Bloomberg and Bridge Investment Group Economist as of Q4 2025.

Repricing Has Created a More Rational Entry Point
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Real estate has repriced. Supply is limited. And the recovery is beginning to take 
shape. Now may be a favorable time to allocate.

Equity Market Dislocation Creating Selective Entry Points
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Projected NOI (net operating 
income) growth varies 
meaningfully across property types 
over the next several years. While 
sectors like senior housing and 
data centers show the sharpest 
rebounds, others, including 
industrial, multifamily, and 
manufactured housing, offer more 
stable, durable growth. This 
dispersion reflects a market 
transitioning from dislocation to 
normalization, not a broad-based 
upswing. In prior cycles, late-stage 
recoveries were often driven by 
rising leverage and expanding 
multiples. Today’s environment is 
different. Performance will likely 
depend more on sector exposure, 
asset quality, balance sheet 
discipline, and market-specific 
supply dynamics. 

What this could mean for investors: 
In a fragmented recovery, outcomes may depend more on what you own than on timing alone. 
Selectivity and underwriting discipline matter more than broad exposure. 

What this could mean for investors: 
When asset values reset and new supply is constrained, existing properties may benefit from 
improved occupancy stability, stronger pricing power, and greater downside protection 
through replacement-cost support. 

Source: Green Street U.S. Commercial Property Outlook as of November 2025.

Recovery is Uneven. Selectivity Matters
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After years of elevated financing 
costs, rising construction 
expenses, and regulatory delays, 
new development has slowed 
sharply across most major real 
estate sectors. Unlike prior  
cycles where supply accelerated 
into late-stage recoveries, today’s 
environment is characterized by 
muted development pipelines and 
disciplined capital formation.  
This creates a structurally 
supportive backdrop for existing 
assets, particularly in sectors 
where demand remains durable 
and inventory growth has 
meaningfully slowed. 

Source: Costar, Turner, NICMAP, MSREI Strategy, data as of August 2025

Supply-Side Tailwinds Support Fundamentals
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WHY REAL ESTATE IN 2026?

The Cycle is Turning – Selectively. 

	�Asset values have reset. Financing conditions are improving. Supply is 
constrained. Fundamentals remain intact. 

	�This is not a late-cycle environment characterized by expanding 
leverage and peak valuations. It is a market emerging from a rate-driven 
correction, with pricing now more consistent with long-term averages.

	�For investors with a long-term horizon, 2026 may represent a more 
rational point in the cycle to reengage with private real estate.

	�The opportunity today is not about chasing momentum. It’s about 
allocating capital after a repricing phase, with structural supply 
support and improving dynamics.

reasonableness, or completeness of any of the information contained 
herein (including but not limited to information obtained from third 
parties unrelated to Apollo). Apollo has no responsibility to update any 
of the information provided in this material. The information 
contained herein is not intended to provide, and should not be relied 
upon for, accounting, legal or tax advice or investment 
recommendations. Investors should make an independent 
investigation of the information contained herein, including 
consulting their tax, legal, accounting or other advisors about such 
information. Apollo does not act for you and is not responsible for 
providing you with the protections afforded to its clients.

Certain information contained herein may be “forward-looking” in 
nature. Due to various risks and uncertainties, actual events or results 
may differ materially from those reflected or contemplated in such 
forward-looking information. As such, undue reliance should not be 
placed on such information. Forward-looking statements may be 
identified by the use of terminology including, but not limited to, 
“may”, “will”, “should”, “expect”, “anticipate”, “target”, “project”, 
“estimate”, “intend”, “continue” or “believe” or the negatives thereof 
or other variations thereon or comparable terminology.

Investing involves risk including loss of principal. Alternative 
investments often are speculative, typically have higher fees than 
traditional investments often include a high degree of risk and are 
appropriate only for eligible long-term investors who are willing to 
forgo liquidity and put capital at risk for an indefinite period of time. 
They may be highly illiquid and can engage in leverage and other 
speculative practices that may increase volatility and risk of loss.

This material may reference trade names, trademarks, or service 
marks of companies' that are not owned by Apollo or Apollo Funds. 
The use or display of these companies' trade names, trademarks, or 
service marks is not intended to imply any relationship with, or 
endorsement or sponsorship of Apollo, by such companies. All 
company names and logos are trademarks of their respective holders.

References to downside protection are not guarantees against loss of 
investment capital or value.

Additional information may be available upon request.

Important Disclosure Information

This material is for informational purposes only and should not be 
treated as research. This material should not be copied, distributed, 
published, or reproduced, in whole or in part, or disclosed by any 
recipient to any other person without the express written consent of 
Apollo Global Management, Inc. (together with its subsidiaries, 
“Apollo”).

The views and opinions expressed in this material are the views and 
opinions of Apollo Analysts. They may not reflect the views and 
opinions of Apollo and are subject to change at any time without 
notice. Further, Apollo and its affiliates may have positions (long or 
short) or engage in securities transactions that are not consistent 
with the information and views expressed in this material. There can 
be no assurance that an investment strategy will be successful. 
Historic market trends are not reliable indicators of actual future 
market behavior or future performance of any particular investment 
which may differ materially and should not be relied upon as such. 
Target allocations contained in this material are subject to change. 
There is no assurance that the target allocations will be achieved, 
and actual allocations may be significantly different than that shown 
here. This material does not constitute an offer of any service or 
product of Apollo. It is not an invitation by or on behalf of Apollo to 
any person to buy or sell any security or to adopt any investment 
strategy, and shall not form the basis of, nor may it accompany nor 
form part of, any right or contract to buy or sell any security or to 
adopt any investment strategy. Nothing in this material should be 
taken as investment advice or a recommendation to enter into any 
transaction. Hyperlinks to third-party websites in this material are 
provided for reader convenience only. There can be no assurance 
that any trends discussed herein will continue. 

Unless otherwise noted, information included herein is presented as 
of the dates indicated. This material is not complete, and the 
information contained herein may change at any time without 
notice. Apollo does not have any responsibility to update the 
material to account for such changes.

Apollo has not made any representation or warranty, expressed or 
implied, with respect to fairness, correctness, accuracy, 
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