
Figure 1: European non-listed real estate performance
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The latest edition of INREV Market Insights 
presents a broadly positive outlook for the 
European non-listed real estate market. 
The December INREV Consensus Indicator 
rose to 59.4, marking a second consecutive 
quarterly improvement (see p.6 for further 
detail). The Q3 2025 INREV Fund Index 
reported a total return of 1.05%, representing 
the sixth consecutive quarter of positive 
performance and an increase from the 0.99% 
posted in Q2 2025.

Capital growth remained positive at 0.38%, 
up 13 bps compared to the previous quarter. 
Distributed income moderated, registering 
0.67% in Q3 2025.

All single sector strategies delivered positive 
returns in Q3 2025. The industrial/logistics 
sector was the only sector to record a quarter-
on-quarter improvement, rising to 1.41% from 
0.92% in Q2 2025.

From a geographical perspective, Dutch 
and Italian focused funds stood out as the 
strongest performers, recording 2.22% and 
1.76% respectively. However, Italian focused 
funds saw a slight moderation from the 2.63% 
reported in Q2 2025. Finnish focused funds 
were the only region to revert to negative 
territory, posting -0.30% in Q3 2025, after 
outperforming all other geographies in Q2 
2025.

Source: INREV Quarterly Fund Index, Q3 2025 1  |  December 2025

https://www.inrev.org/system/files/2025-12/Consensus Indicator Report_Q4 2025 %281%29.pdf
https://www.inrev.org/data/fund-index
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European living sector 
outperformed the wider fund 
index
With the long standing positive performance 
and constant investor’s appetite, the living 
sectors are grabbing attention in Europe’s 
non-listed real estate landscape. In this 
context, INREV launched the first edition of 

the INREV Living Fund Index in Q3 2025. 
The index includes 41 vehicles (combined 
GAV of €60.4 billion) and is composed of 12 
sub-indices. Living funds have a self-defined 
sector strategy to invest in residential and/or 
student housing, encompassing multi-family, 
single-family, social housing and student 
housing assets, as well as senior living.

The results speak for themselves; living 
funds have outperformed the overall INREV 
Fund Index not only in recent quarters but 
consistently over time (see Figure 2). In Q3 
2025, the general Fund Index reported 1.05%, 
while the Living Fund Index stood at 1.80%.

Source: INREV Fund Index and INREV Living Fund Index , Q3 2025

INREV Fund Index

INREV Living Fund Index

Figure 2: INREV Fund Index vs Living Fund Index 
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Over the past decade, the Living Fund Index 
has shown a strong risk-adjusted return 
profile, outperforming the broader INREV 
Fund Index, including office and retail 
strategies (Figure 3). Industrial/logistics funds 
delivered marginally higher returns, though 
with greater volatility.

Additionally, performance within the Living 
Index varies significantly across subindices. 
UK living funds recorded lower returns 
and lower risk, while Dutch focused funds 
achieved higher returns with higher risk. 
German living funds generated returns 
broadly in line with the overall Living Index, 
but with lower risk as measured by standard 
deviation. Pan-European living funds 
underperformed the Living Index but with 
lower risk and outperformed the wider INREV 
Fund Index and its multi-sector subindex.

Source: INREV Quarterly Fund Index and Quarterly Living Fund Index, Q3 2025  

Figure 3: Risk-adjusted return based on 2015-2025 data
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European performance remained 
stable across markets and 
sectors
The INREV European Quarterly Asset Level 
Index posted a total return of 1.53% in Q3 
2025, a slight decrease from 1.55% in Q2 
2025. Capital growth remained positive at 
0.50% and income return stabilised at 1.02%.

Results were positive across the major markets, 
with the Netherlands and Spain leading the 
latest quarterly performance once again. 
Dutch assets delivered a total return of 2.06%, 

supported by the strength of the residential 
sector (2.34%). Spain continued to post robust 
results across sectors, with particularly strong 
returns for student housing (2.51%) and retail 
(2.42%). The Spanish market maintained its 
position at the top of the sentiment rankings 
(see p. 8), with no sign of weakening 
momentum.

Following a sharp decline in Q2 2025, France 
recorded the greatest quarter-on-quarter 
improvement among the main markets, with 
total returns increasing by 77 bps. This was 
largely driven by the office sector, which lifted 

the market’s total return to 1.38% (+146 bps 
q-on-q). Despite asset-level performance 
recovering to the 2024 levels, sentiment towards 
France has deteriorated significantly. According 
to the latest Consensus Indicator (Figure 9), net 
sentiment fell to -11%, the lowest reading since 
the indicator was introduced in December 2020.

Germany posted a slight improvement in 
Q3 but remained the weakest performer 
among the main markets. This contrasts with 
the persistently strong positive sentiment 
observed for the country (Figure 9), a trend 
first noted in the September Market Insights.

Source: INREV Quarterly Asset Level Index, Q3 2025

Figure 4: European real estate asset performance by country
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European asset performance in Q3 2025 
remained broadly in line with Q2 results across 
most sectors. Residential assets continued to 
lead, followed by hotel and industrial/logistics 
assets. In contrast, retail assets experienced 
a sharp decline in capital growth, falling from 
0.91% to a reading of 0.10%, the first slowdown 
of capital growth since Q4 2023.

The office sector sustained a positive total 
return of 0.96% and was the only one of the 
four main sectors to post a quarter-on-quarter 
improvement. Capital growth also moved back 
into positive territory at 0.17%.

Source: INREV Quarterly Asset Level Index, Q3 2025

Figure 5: European real estate asset performance by sector
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INREV Consensus Indicator 
improves to 59.4

The December INREV Consensus Indicator 
recorded a headline reading of 59.4, up from 
56.4 in September. This marks a second 
consecutive quarterly improvement, setting a 
new all-time high since the start of the survey 
in March 2023.

For the first time since September 2024, 
four of the five subindicators surpassed 
the 50 mark. At 70.1, the financing 

subindicator remained the strongest for 
the third consecutive quarter, recording 
the highest score across all sub indicators. 
The investment liquidity subindicator also 
strengthened, rising to 61.4 from 55.2 in 
September.

The economic subindicator rebounded to 
53.8, marking its first reading above 50 since 
September 2024. Notably, on a net basis, 
39% of respondents reported that inflation 
will have a positive impact on the overall real 
estate performance in the next 12 months.

The new development subindicator continues 
to indicate contraction, with a reading of 49.4, 
just shy of the 50 growth threshold.

Driven by expectations of rising net effective 
rents for new leases and renewals, the 
leasing and operations subindicator increased 
to 59.3.

Figure 6: INREV Consensus Indicator Figure 7 : INREV Consensus subindicators
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European transactions are yet to 
pick up

European direct real estate transaction 
volumes decreased to €41 billion in Q3 2025, 
down from €48 billion in Q2 2025. Although 
activity remains subdued relative to the 10-
year quarterly average (€67.5 billion), the 
INREV Consensus Indicator points to renewed 
investment sentiment in the coming quarters. 

The investment liquidity subindicator increased 
to 61.4 this quarter, suggesting market 
participants are eyeing more activity.  

On a net basis, 47% of respondents indicated 
they expect to increase investments in 
European real estate next quarter. Financing 
conditions are also becoming more supportive. 
On a net basis, 44% of respondents reported 
improved availability of financing across their 

portfolios. Together, these suggest a build-up of 
a deal pipeline and a strengthening inclination 
to investment activity. 

Residential recorded the highest transaction 
volumes this quarter at €10.7 billion. In 
contrast, the office and industrial/logistics 
sectors saw the sharpest quarter-on-quarter 
declines.

Office

Retail

OtherResidential

Industrial

Figure 8: European direct real estate transaction volumes by sector

Q2Q1Q4 Q3 Q4

2019201820172016 20232022 202520242021202020152014

Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3

77 77
71 72

87

58 61
54

90

61
67 65

114

63 67 67

102

60
70 73

123

73

51 48

92

61
70

80

150

91

78
68

59

43 41
34

45 41
46

41

68

44 48
41

0

20

40

60

80

100

120

140

160

€ 
Bi

llio
n

Source: MSCI Real Assets, December 2025



8  |  December 2025

Source: INREV Consensus Indicator Survey, December 2025

Southern Europe in the lead, 
while France slips back

Spain remained the top spot for net positive 
sentiment among the main European markets 
for the second consecutive quarter. This time, 
however, it is in a joined first position with Italy, 
with a net 21% of respondents indicating an 
intention to increase investment in the two 
Southern European markets. For Spain, this is 
a slight decrease of 2% net sentiment, but for 

Italy, a 4% net increase. The long term average 
for Spain currently stands at 9%, and at 6% for 
Italy. Portugal, which completes the Southern 
Europe trio, stands this time at 11%, much 
higher than its September result of 0%.

Germany remains in third place with 18%, 
consistent with the last edition at 17% net 
sentiment. Its asset level performance is still 
weak in comparison with all the other major 
markets. 

France, which has seen a sentiment increase in 
late 2024, presented its lowest reading (-11%) 
since the series began in December 2020.

Figure 9: Net sentiment towards European real estate by geography 
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Retail registers its highest 
sentiment since 2020 

As of December 2025, sentiment toward 
the retail sector surged to 34% net interest, 
up from 16% in September. This marks the 
highest sentiment reading for retail since 
the survey’s inception in December 2020 
and reflects the sector’s strong asset-level 
performance.

The living sectors, namely residential, 
senior living, and student housing, followed 
with net sentiment of 24%, 19%, and 11%, 
respectively. As illustrated on page 2, the 
latest Living Fund Index results confirm the 
long-term outperformance of living strategies 
relative to the broader market. While 
sentiment within these sectors may fluctuate 
from quarter to quarter, it remains firmly 
positive.

The office sector once again recorded 
a negative net sentiment reading (-4%), 
despite recent indications of stabilisation of 
performance. Although sentiment slipped back 
into negative territory after reaching net neutral 
in September, it remains above the long-term 
average of -8%. The sector’s quarter-on-
quarter asset performance improved by 73 
bps, bringing the Q3 2025 total returns to 
0.96%, yet structural challenges continue to 
weigh on investor confidence.

Figure 10: Net sentiment towards European real estate by sector

Highest and Lowest (Dec 2020 – Dec 2025) December 2025 Average since December 2020

Retail Residential Senior living Student housing Hotel/leisure Industrial/logistics Office

%
 o

f r
es

po
nd

en
ts

34%
24% 19% 11% 4% 4%

-4%

-60%

-40%

-20%

0%

20%

40%

60%

Source: INREV Consensus Indicator Survey, December 2025

https://www.inrev.org/data/living-fund-index
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Source: INREV Consensus Indicator Survey, 2025

Positive views on European real 
estate performance and risk  

As of December 2025, performance expectations 
for European non-listed real estate continued to 
strengthen, with 20% of surveyed participants 
reporting an improved outlook (see Figure 11). 

This brings 2025 to a close with three out of four 
quarters registering net positive sentiment, with 
June (-6%) standing as the sole exception. These 
findings are consistent with the latest INREV 
quarterly indices, which reported positive returns 
at both the fund and asset levels, alongside a 
notable uptick in the INREV Consensus Indicator.

Views on investment risk presented a similar 
narrative. On a net basis, 7% of respondents 
noted a decrease in perceived investment 
risk, marking the first decrease in perceived 
investment risk seen this year.

Figure 11: View on European real estate performance
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Figure 12: Assessment of investment risk for European real estate
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This update highlights the latest results from the INREV Asset Level Index Q3 2025, 
INREV Fund Index Q3 2025, INREV Living Fund Index Q3 2025 and INREV Consensus Indicator December 2025 
to illustrate the impact on market performance, investment plans and operations.

https://www.inrev.org/data/asset-level-index
https://www.inrev.org/data/fund-index
https://www.inrev.org/data/living-fund-index
https://www.inrev.org/insights/consensus-indicator
https://www.inrev.org/insights/consensus-indicator

