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Quarterly UK Transaction Volumes £
By entity type  

Source:  MSCI RCA 
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Liquidity Scores – Central London
Liquidity score since Q1 2008  

5Source:  MSCI RCA 



Liquidity across Europe – where do UK  Cities place?
Data as at March 2026  
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Liquidity across Cities – United Kingdom
Liquidity scores by major conurbation   
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Source:  MSCI RCA 



© 2025 MSCI Inc. All rights reserved. 
Please refer to the disclaimer at the end of this document.

MSCI UK 
Quarterly 
Property Index Q1 
2026



9

Source: MSCI UK Quarterly Property index

Spread in returns significantly widened in Q1 2026 
DISTRIBUTION OF PROPERTY LEVEL QUARTERLY TOTAL RETURN FROM 2019, ALL PROPERTY

3m total return

1.3



Stable performance over last 9 quarters

Source: MSCI Real Assets Index Intel 
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MSCI UK Quarterly Index quarterly performance -  March 2002 to March 2026

Returns split between market rental value growth & yield impact  - Standing Investment

Source: MSCI UK Quarterly Property index



Office and Residential switch positions 

Source: MSCI Real Assets Index Intel 
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MSCI UK Quarterly Profile & Performance to March 2026 

All Assets - Sector splits % Standing Investment - Quarterly Total Return by sector %



Healthcare comes out as top sector in the quarter

Source: MSCI Real Assets Index Intel. 
Note: sorted by 3 month returns
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Standing Investment 3 and 12 month Total returns 

TOTAL RETURNS BY PROPERTY TYPE

3-MONTH TOTAL RETURNS (%) 12-MONTH TOTAL RETURNS (%)

ALL PROPERTY 1.3 5.6

RETAIL 1.8 7.8
Standard Retail - South East 1.9 7.5

Shopping Centres 1.8 8.9
Retail Warehouses 1.8 7.3

Supermarkets 1.6 8.7
Standard Retail - Rest of UK 1.6 6.6

Office 1.6 4.3
Offices - West End 2.1 6.6

Offices - Rest of South East 1.7 1.5
Offices - Rest of UK 1.3 3.3

Offices - City 0.8 3.8

Industrial 1.2 6.3
Distribution Warehouse - Rest of UK 1.5 7.5
Distribution Warehouse - South East 1.3 6.2

Standard Industrial - South East 1.0 4.7
Standard Industrial - Rest of UK 0.7 7.7

Residential -0.3 2.0
Student Accommodation 0.4 3.2

Residential excl. Student Accommodation -1.2 0.7

Hotel 1.1 4.6

Leisure 1.6 5.7

Healthcare 1.9 7.0

Other Property 0.3 5.1
Sorted by 3-month total return



Total Return profile – Offices by region 

Source: MSCI Real Estate 13

Total Return Quarterly 



Source: MSCI. Equivalent yield impact (%) vs market rental value growth (%). Filled = London markets; hollow = regional marke ts.
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UK Offices: Yield Impact vs Rental Value Growth – Offices around the edge of 
London have had little to no rental growth 
Last 3 years 



Offices -  Capital Growth by yield band 
Indexed to March 2001 
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Source: MSCI UK Quarterly Property index



Portfolios seem to have shaken out some of the underperformers 
Capital Growth by Age indexed from December 2019 to March 2026 
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Source: MSCI UK Quarterly Property index



Yields beginning to stabilise at broad sector level 

Source: MSCI Real Assets Index Intel 
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Source: MSCI UK Quarterly Property index



OMRV Growth still positive, but slowing…apart from offices

Source: MSCI Real Assets Index Intel 
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Focusing on residential 

Source: MSCI Real Assets Index Intel. 
Note: sorted by 3 month returns
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Standing Investment 3 and 12 month Total returns 

TOTAL RETURNS BY PROPERTY TYPE

3-MONTH TOTAL RETURNS (%) 12-MONTH TOTAL RETURNS (%)

ALL PROPERTY 1.3 5.6

RETAIL 1.8 7.8
Standard Retail - South East 1.9 7.5

Shopping Centres 1.8 8.9
Retail Warehouses 1.8 7.3

Supermarkets 1.6 8.7
Standard Retail - Rest of UK 1.6 6.6

Office 1.6 4.3
Offices - West End 2.1 6.6

Offices - Rest of South East 1.7 1.5
Offices - Rest of UK 1.3 3.3

Offices - City 0.8 3.8

Industrial 1.2 6.3
Distribution Warehouse - Rest of UK 1.5 7.5
Distribution Warehouse - South East 1.3 6.2

Standard Industrial - South East 1.0 4.7
Standard Industrial - Rest of UK 0.7 7.7

Residential -0.3 2.0
Student Accommodation 0.4 3.2

Residential excl. Student Accommodation -1.2 0.7

Hotel 1.1 4.6

Leisure 1.6 5.7

Healthcare 1.9 7.0

Other Property 0.3 5.1
Sorted by 3-month total return
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Source: MSCI Real Assets Index Intel  -  MSCI UK Quarterly Property Index

UK Residential sees third consecutive quarter of negative capital 
growth 

MSCI UK Quarterly Residential Index - Total Return, Standing Investment
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Source: MSCI Real Assets Index Intel  -  MSCI UK Quarterly Property Index

Negative performance over the last 3 months driven by Multifamily 
Build to Rent and ground rents
MSCI UK Quarterly Residential Index Total Return by Segment —  12 Month vs 3 Month to March 2026 -  Standing Investment 
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Source: MSCI Real Assets Index Intel  -  MSCI UK Quarterly Property Index

Negative performance over the last 3 months driven by Multifamily 
Build to Rent and ground rents
MSCI UK Quarterly Residential Index Total Return by Segment —  3 Month to March 2026 -  Standing Investment 



Underperformance driven by yield expansion 
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Source: MSCI Real Assets Index Intel  -  MSCI UK Quarterly Property Index

Total return split between income return, market rental value growth & yield impact  -  Standing Investment
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Source: MSCI Real Assets Index Intel  -  MSCI UK Quarterly Property Index

Residential rental value growth slowing
Quarterly rental value growth by sector - Standing Investment
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-  Longer Term 



MSCI UK quarterly index 12 - month performance
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Source: MSCI Real Assets Index Intel 

MSCI UK Quarterly Index March 2002 – March 2026

Annualised returns split between income return and capital growth – Standing Investment
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Source: MSCI UK Quarterly Property index

Details 

Distribution of Return stable on rolling 12m basis – but….
DISTRIBUTION OF ANNUAL TOTAL RETURN FROM 2019, ALL PROPERTY

Annual total return

5.6
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Source: MSCI UK Quarterly Property index

Details 

Range of Returns since 2024 Q1 – tails have been lengthening 
quarter on quarter 
ANNUALISED TOTAL RETURN SINCE 2024Q1 
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Source: MSCI UK Quarterly Property index

Details 

Since 2024 Q1: 93% of Retail positive 95% of Industrial positive
ANNUALISED TOTAL RETURN

Last 12 months Recovery since 2024Q1 Since peak 2022Q2



Vacancy rate by property type

Source: MSCI Index Intel 
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Financial vacancy rate % by property type 

Data from December 2024 – March 2026 - Standing Investments



Attributes of out and under perfomers for the year to December 2025 – All Assets
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Source: MSCI Real Assets UK Quarterly Index

Top & bottom quartile performance – UK Quarterly March 2026



Real Estate in a multi asset context 

32

NOTE: Results shown here for direct real estate and fund - level real estate are based on separate quarterly samples with specific  sources indicated below.
Sources:  EQUITIES: MSCI, Mid & Large Cap, Index, Total Return, GBP BONDS/FIXED INCOME: JP Morgan. GBI Broad, Traded, Index, 7- 10 Year, Total Return, GBP; PROPERTY EQUITIES: MSCI, GB/Real 
Estate, Gross Total Return, GBP, series#115565; DIRECT REAL ESTATE (ASSET LEVEL): MSCI, MSCI UK Quarterly Property Index (and  mo nthly index); NET FUND LEVEL REAL ESTATE: MSCI, MSCI UK 
Quarterly Property Fund Index. MSCI European Fund Level Debt Index – data to Q3 2025 – Euro Variable Currency. MSCI Global Infra structure Fund Level Index_Research  Release – data to Q3 2025 – USD 
Fixed Currency. 
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MSCI is a leading provider of critical decision support tools and services for the global 
investment community. With over 50 years of expertise in research, data and technology, we 
power better investment decisions by enabling clients to understand and analyze key drivers of 
risk and return and confidently build more effective portfolios. We create industry - leading 
research - enhanced solutions that clients use to gain insight into and improve transparency 
across the investment process. To learn more, please visit www.msci.com . 

http://www.msci.com/
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Americas Asia Pacific Europe, Middle 
East & Africa

United States
+1 888 588 4567 ( toll free)

Canada
+1 416 628 1007
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+55 11 4040 7830
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+52 81 1253 4020
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North: 10800 852 1032 (toll free) 
South: 10800 152 1032 (toll free)

Hong Kong  
+ 852 2844 9333
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+ 91 22 6784 9160
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1800818185 (toll free)
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800 852 3749 (toll free)

Singapore  
800 852 3749 (toll free)
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+612 9033 9333
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0018 0015 6207 7181 (toll free)
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+81 3 4579 0333
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+ 27 21 673 0103

Germany  
+ 49 69 133 859 00
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United Kingdom  
+ 44 20 7618 2222
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France  
+ 33 17 6769 810

Contact
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Living: superior returns

Source: MSCI
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What people assume drives Living returns
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1. Demand and supply

2. Demographics

3. Sector labels (PBSA, Senior Living etc.)



What actually matters

40

1. Renter affordability

2. Cost inflation and operational leverage

3. Rent review structure

4. Regulation



Rental growth is constrained

41

• Real rental growth ≈ zero 

• Driven by:

• Renter affordability, and

• Depreciation

➢ Growth is not a key differentiator across 
Living subsectors

➢ But rent review mechanism is (open market vs 
regulated)



Rental growth - international range

Source: MSCI, National Government sources 
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Minimum Average Maximum UK

Student housing 3.3% 3.4% 3.6% 3.3%

MFH 0.8% 2.7% 4.0% 2.8%

SFH 1.5% 2.9% 4.3% 1.5%

Senior living 1.7% 2.3% 4.0% 1.8%

All Residential 0.7% 2.6% 4.0% 3.0%

Annual nominal rental growth – 2014 to 2024

Minimum Average Maximum UK

Student housing 0.3% 0.5% 0.6% 0.3%

MFH -2.1% -0.2% 1.0% -0.2%

SFH -1.4% -0.1% 1.3% -1.4%

Senior living -1.2% -0.6% 1.0% -1.2%

All Residential -2.2% -0.5% 1.0% 0.1%

Annual real rental growth – 2014 to 2024



Occupancy is high and stable

43

• Vacancy is low

• Limited link to rental growth

• Affected by local oversupply

➢ Occupancy does not drive volatility
➢ After lease-up, when it is one of the most 

important drivers



Financial vacancy rates - international range

Source: MSCI
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Costs matter in Living
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• Significant

• Inflation-linked

• Operationally driven

➢ Differences in costs can outweigh differences in 
growth and occupancy

➢ In a low real growth environment, cost pressure 
builds over time



Irrecoverable costs - international range

Source: MSCI
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Capex per square metre - international range

Source: MSCI
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Living sector returns are driven by…
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• Limited real rental growth

• Stable occupancy

• High, inflation-linked costs

• Rent review type (open versus regulated)

• Regulation



Key differences across Living subsectors are structural

49

• Degree of operational leverage

• Inflation linked vs Market Rent reviews

• Regulatory exposure

➢ Rent review basis and cost intensity explain 
more than subsector labels



IPF Report: Diversification in the Living Sector

50

• June 2026 – release and presentation

• Target returns based on cash-flow 
structure and cost dynamics, not assumed 
differences between subsectors

• Implications for portfolio for construction



Why has institutional capital liked the Living story more than 
it has managed to scale the Living allocation?

51



• Much of the sector is still immature and requires development.

• The development and lease-up phase is fundamentally 
different from stabilised operations.

• For non-regulated stock, much of the risk sits in leasing up the 
scheme, occupancy, pricing, incentives and operating costs are 
all uncertain at the same time.

Development and lease-up risk

52



• Living performance is highly asset-specific.

• Operational intensity, local supply, management quality, 
service levels and resident experience can all matter materially.

• So, diversification benefits may be weaker than sector labels 
imply.

High idiosyncratic risk

53



• Institutional portfolios are still relatively small in many Living 
formats.

• That creates concentration risk and makes benchmarking 
harder.

• It also raises the question of whether investors are buying a 
sector allocation, or simply accumulating individual 
operational risks.

Small portfolios and scaling constraints

54



© 2025 MSCI Inc. All rights reserved. 
Please refer to the disclaimer at the end of this document.

Final Remarks
Daniel Norris

Practice Area Lead – Real Estate

Hogan Lovells 

12th May 2026



© 2025 MSCI Inc. All rights reserved. 
Please refer to the disclaimer at the end of this document.

MSCI / IPF UK 
Quarterly Market 
Results for Q1 2026
MSCI UK QUARTERLY PROPERTY INDEX 

12th May 2026


	Slide 1: MSCI / IPF UK Quarterly Market Results for Q1 2026
	Slide 2: Introduction Remarks
	Slide 3: Quarterly UK Transaction Volumes £ By entity type  
	Slide 4: Most Active Markets by property type in UK – 2026 YTD
	Slide 5: Liquidity Scores – Central London Liquidity score since Q1 2008  
	Slide 6: Liquidity across Europe – where do UK Cities place? Data as at March 2026  
	Slide 7: Liquidity across Cities – United Kingdom Liquidity scores by major conurbation   
	Slide 8: MSCI UK Quarterly Property Index Q1 2026
	Slide 9: Spread in returns significantly widened in Q1 2026 
	Slide 10: Stable performance over last 9 quarters
	Slide 11: Office and Residential switch positions 
	Slide 12: Healthcare comes out as top sector in the quarter
	Slide 13: Total Return profile – Offices by region 
	Slide 14: UK Offices: Yield Impact vs Rental Value Growth – Offices around the edge of London have had little to no rental growth 
	Slide 15: Offices - Capital Growth by yield band  Indexed to March 2001 
	Slide 16: Portfolios seem to have shaken out some of the underperformers 
	Slide 17: Yields beginning to stabilise at broad sector level 
	Slide 18: OMRV Growth still positive, but slowing…apart from offices
	Slide 19: Focusing on residential 
	Slide 20: UK Residential sees third consecutive quarter of negative capital growth 
	Slide 21: Negative performance over the last 3 months driven by Multifamily Build to Rent and ground rents
	Slide 22: Negative performance over the last 3 months driven by Multifamily Build to Rent and ground rents
	Slide 23: Underperformance driven by yield expansion  
	Slide 24: Residential rental value growth slowing
	Slide 25: MSCI UK Quarterly Property Index Q1 2026 - Longer Term 
	Slide 26: MSCI UK quarterly index 12-month performance
	Slide 27: Distribution of Return stable on rolling 12m basis – but….
	Slide 28: Range of Returns since 2024 Q1 – tails have been lengthening quarter on quarter 
	Slide 29: Since 2024 Q1: 93% of Retail positive 95% of Industrial positive
	Slide 30: Vacancy rate by property type
	Slide 31: Top & bottom quartile performance – UK Quarterly March 2026
	Slide 32: Real Estate in a multi asset context 
	Slide 33: About Us
	Slide 34: Notice and Disclaimer
	Slide 35: Notice and Disclaimer: Real Assets
	Slide 36: Contact
	Slide 37
	Slide 38: Living: superior returns
	Slide 39: What people assume drives Living returns
	Slide 40: What actually matters
	Slide 41: Rental growth is constrained
	Slide 42: Rental growth - international range
	Slide 43: Occupancy is high and stable
	Slide 44: Financial vacancy rates - international range
	Slide 45: Costs matter in Living
	Slide 46: Irrecoverable costs - international range
	Slide 47: Capex per square metre - international range
	Slide 48: Living sector returns are driven by…
	Slide 49: Key differences across Living subsectors are structural
	Slide 50: IPF Report: Diversification in the Living Sector
	Slide 51
	Slide 52: Development and lease-up risk
	Slide 53: High idiosyncratic risk
	Slide 54: Small portfolios and scaling constraints
	Slide 55: Final Remarks
	Slide 56: MSCI / IPF UK Quarterly Market Results for Q1 2026

