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• This semi-annual report provides insights into fund flows in property markets

• Thus far, '25 is proving a tough year, but a floor has been found

• Closed-end fundraising is weak and well-below the ten-year average

• Open-ended fund flows are also in the red; traditional sector overweight not helping

• Non-traded REITs' net flows improving, but still in the red

• Listed REIT equity issuance is tracking to the lowest year in the last decade

• REIT fund flows are slightly negative; weak active fund performance a hindrance

• The fundraising backdrop is improving given open debt markets

• Credit spreads are at historically tight levels: fuel for transactions

• Large institutional investors may be below target real estate allocations, a positive
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Executive Summary
Real Estate ● It has been a slow year for equity flows into commercial real estate, with mixed signals for '26
Fundraising 

● Closed-end fundraising has been anemic so far this year, though finalized '24 data is robust

● Net flows to open-end funds are slightly less negative, but the trend is not encouraging

● Non-traded REITs' flows are also net-negative, but a recovery seems to be underway

● Dry powder is running lower as transaction volume remains robust and fundraising stays subdued

● Debt markets are wide open, spreads remain tight and base rates have recently fallen

● Balance sheet lenders are taking back some share from the CMBS market

● Lower real rates versus earlier this year are a fundraising positive for CRE in all vehicles, public and private

● The broader equity market has clobbered private CRE on a total return basis year-to-date

● Institutional investors may be underweight their CRE target allocations due to recent return differential

● Yet prevailing discounts to GAV for traditional sector public REITs bode poorly for private-market values

REIT Insights ● Few REIT sectors have traded at a premium to asset values since April

● Health care and some net lease REITs continue to enjoy a favorable cost of capital signal

● Year-to-date equity issuance among the REITs has been historically low, especially for the traditional sectors

● Active REIT funds have underperformed their benchmarks and a major passive ETF on a rolling three year basis

● Both active and passive REIT funds have experienced net outflows

Authors: Daniel Ismail, CFA
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FlowTracker Snapshot

Source: Green Street
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CRE Flows Snapshot: Capital flows into commercial real estate through a variety of channels, both public and 
private. Debt capital markets are healthier, but '25 equity fundraising trends are not encouraging year-to-date. 
Many signs point to a better 2026.

Historically, the more available debt is, the better fundraising outcomes are in 
closed-end funds. Debt availability was healthy even before the recent drop in 
base rates, and balance sheet lenders have begun to grow their books more 

aggressively.

Listed REITs' cost of capital has been slowly recovering since the April turmoil, 
and the average REIT now trades at a slight discount to GAV. Only a few 

companies have a strong signal to issue equity and grow. Both passive and active 
REIT funds have experienced outflows.

Fundraising for private real estate vehicles is running well below the Covid-era 
pace. Closed-end fundraising is positive but slow, while open-ended funds face 
net outflows. Non-traded REIT net outflows have slowed in the face of steady 

inflows and slowing redemptions.

Debt Availability 

CommentsCurrent Status

Positive

REIT
Perspective Neutral

Real Estate 
Allocations Neutral

Real estate allocations are likely below target, opening up the possibility of 
increased flows for rebalancing purposes. Interestingly, pension pledges to CRE 
debt are trending higher in contrast to the trend in CRE equity seen earlier this 

year.

Private Real 
Estate

Fundraising
Negative

https://my.greenstreet.com/news/articles/219593
https://my.greenstreet.com/news/articles/219593
https://my.greenstreet.com/news/articles/221389
https://my.greenstreet.com/research-library?dir=desc&region=USA&reportId=35694
https://my.greenstreet.com/research-library?dir=desc&region=USA&reportId=35694
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Request a demo to discover Green Street’s solutions.
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Trusted insights.
Unbiased advice. Real results.

THE GREEN STREET DIFFERENCE

Celebrating 40 years of trusted CRE intelligence, insight, and innovation, Green Street has been enabling 

smarter investment decisions since 1985. Our industry-leading data, forecasts, and predictive analytics, 

empower real assets decision-makers with a long-standing proven track record.
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