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Transaction Activity Picks Up

Positive momentum from improved sentiment
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Lower Rates Boost Activity

Despite increased uncertainty in 2025, rate
cuts helped spur capital markets activity.
Medical Outpatient Buildings (MOB)
investment volume reached more than $14
billion, a 34% year-over-year (YOY) increase,
as investors looked past the uncertainty and
volatility of 2025.

Looking ahead, the Fed is expected to pause
further rate cuts while it monitors inflation and
labor market conditions. Still, modest easing
could resume in the second half of 2026, and
investors are not waiting for short-end cuts,
recognizing that the Fed is nearing the end of
its cutting cycle.

MOB capital markets are well positioned for
continued recovery and growth in 2026,
supported by strengthening sentiment, lower
borrowing costs and strong underlying
fundamentals.



Fourth-Quarter Volume Signals Increased Momentum

2025 year-end rally sets the pace for 2026
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Record-Setting Q4 Volume

Quarterly transaction volume can be volatile,
but year-end closings typically bolster annual
totals. In 2025, the fourth quarter emerged as
one of the strongest in a decade, reaching $8.2
billion, up 192% from fourth quarter of 2024
and nearly double the 10-year fourth-quarter
average.

Elevated portfolio activity, including the
Welltower portfolio sale, drove the surge; even
without that transaction, fourth-quarter
volume still rose 14% YOY. This performance
shows that investors continue to look past
short-term volatility and focus on long-term
MOB fundamentals.

Three consecutive rate cuts and improving
sentiment further supported fourth-quarter
activity. Strong demographic and robust CRE
fundamentals are expected to reinforce this
momentum and drive MOB transaction
volumes in 2026.



All Property Pricing Improving

MOB pricing aligns with positive overall market momentum

Improved Values
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MOB Cap Rates Compress

Cap rates compressed at year-end 2025
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Improved Visibility into Pricing

The MOB sector experienced some cap rate
compression in 2025 fueled by improving
investor sentiment and robust NOI growth.
Cushman & Wakefield’s adjusted cap rate data
shows the fourth-quarter 2025 cap rate of 6.6%,
20 bps lower than the previous quarter. Cap
rates finished the year in line with the five-year
average, indicating a trend toward pre-rate-
hiking levels.

On a YOY basis, adjusted cap rate compression
was more pronounced, with a 40-bp decrease
over the fourth quarter of 2024.

Pricing averaged $357 psf in the fourth quarter of
2025, up 2% quarter-over-quarter (QOQ) and flat
YQY, and remained slightly below the five-year
quarterly average of $361 psf.

Improved lending conditions and higher deal
volume continue to enhance pricing clarity,
setting the stage for more confident transaction
activity in 2026.
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Portfolio Activity Increased in 2025

Portfolio sales drove transaction volume in the fourth

quarter
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Robust Portfolio Activity

After a slow start in 2025, portfolio activity
accelerated as sellers and buyers closed nearly
$7 billion in deals. Total portfolio volume
reached $6.9 billion, down 13% YOY after a very
strong 2024, but still outperforming the
national all-property trend, where portfolio
deals have rebounded more slowly. Welltower
led 2025’s activity with the sale of its 18-million-
square-foot (msf), 296-property portfolio to
Chicago-based Remedy Medical Properties for
over $7 billion.

With this momentum carrying into 2026,
portfolio buyers are expected to drive stronger
sales activity as they pursue acquisitions.
However, the source of portfolio sales will shift
from REITs to private capital.

Single asset volume should strengthen, but
portfolio deals will remain the dominant force
as syndicators shift from acquiring individual
assets to marketing larger portfolio
opportunities.



The Return of the “Portfolio Premium”

The “Portfolio Penalty” Reverses

Portfolio Cap Rates Compress

» Cap rates based on portfolio transactions in 2025
show buyers are more focused on core assets,
marking a shift away from the opportunistic deals
in the first half of 2024.

* Historically, portfolio transactions have carried a
premium over single-asset sales. This trend
reversed between the third quarter of 2023 and
the second quarter of 2024, when portfolios
traded at a "penalty” to single assets.
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Refinancing Activity Has Increased

Upcoming maturities are facing a more favorable market

MOB Loan Origination by Origination Type
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Improved Refinance Environment

The current maturity wall continues to push
refinancing activity, with refinancing
accounting for more than 60% of MOB loan
volume over the past two years.

Recent rate cuts and historically tight credit
spreads have improved borrowing conditions,
making refinancing more feasible for many
owners.

Strong NOI growth across the MOB sector
further improves the outlook for owners with
loans maturing in 2026.
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MOB Income Returns Increase

Income returns continue to drive total returns higher

14% §§§§
2% 2P s 2O~ - F
RN o X 3 K= 3
350w wXXNDBR R QX R ! o
10% 000 0RE REOMGFORRREOOR o ®
NS00 BN G0 NEEY
8% e ~T ~o™N 5 R RN
¢ R ©A=in©
5 6% EN NG
D
X 4%
2 2%
S
g 0%
3 2%
£
3 -4%
* 6%
-8% X %
[N X <
—“RXeRXo?
-10% O=N
MM
12%
%@@O% (o(}\@(}49 ’\G\’\O49 %(}\cb& Cbe\caéb 00\0949%\0\ \C;D ’VO\%G% ’50\4969 VG\ u(}% %(}\@O/b
N N N N N
A TN NNNYD P ooV VAV 9 SV
% "1/0'7/']/0 0% "I/Oq/ ,LOq/q/O,LOq/Q o) ,1/0,]/0',1/0 ,-]/Oq/Q ,1/0(1/0 ,1/0(1/0

HIncome Appreciation Total Reurn

Source: NCREIF, Cushman & Wakefield Research

Improving Returns

* Over the past decade, MOB income returns
have remained consistently strong, averaging
5.3% and outperforming the total NCREIF
Property Index at 4.5% and Senior Housing-
Assisted Living at 4.6%. By the end of 2025,
income returns reached 5.6%, exceeding the
MOB long-term average.

* Strong underlying fundamentals—including
robust demand, high occupancy and solid rent
growth—continue to support the sector’s
healthy income performance.

* While appreciation returns have been negative
due to valuation resets, they are beginning to
turn toward positive territory as appraisal-
based values adjust and pricing stabilizes.

* Income returns have climbed steadily from
4.8% in the fourth quarter of 2022 to 5.6% in
the fourth quarter of 2025, underscoring the
sector’s resilience and reinforcing MOB'’s
appeal to investors.
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MOB Total Returns Edge Higher

Consistent outperformance through market cycles
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Long-term Outperformance

« MOB total returns have remained positive over
the past decade and continue to outperform
major property types and complementary
alternatives, according to NCREIF’s 2025 Q4
report.

* Across all measured periods, MOB assets
outperform the total NCREIF Property Index.
Over a 10-year horizon, MOB returns of 6%
exceed the index’s 4.9% and are comparable to
the NAREIT equity index (not shown) at 5.7%.

* Strong fundamentals and resilient performance
through multiple market cycles continue to
reinforce MOB’s appeal as a compelling long-
term investment.
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CRE Fundraising Activity Increased in 2025

Significant dry powder remains
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Fundraising Gains Momentum

After three years of declines, fundraising
activity rebounded in 2025 as North America-
focused funds raised nearly $132 billion—a 36%
YQY increase, helping to stabilize capital
availability.

Dry powder for North America-focused CRE
funds has trended lower over the past three
years as capital was gradually deployed. Even
with slower fundraising replenishment, an
impressive $240 billion in dry powder remains
available.

Value-add strategies captured the largest share
of fundraising at 36%, marking a shift from 2024
when opportunistic strategies led with 34%.

Although most dry powder and fundraising
remain concentrated in major property types, a
more liquid capital environment broadly
supports rising interest in MOB.

As investor sentiment improves and new
commitments replenish dry powder,
deployment activity is expected to rise, creating
stronger opportunities for MOB capital
investment in 2026.
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Alternatives Investment Activity Ticks

Upstor interest in alternatives continues to accelerate

Improved Sentiment Lifts Activity

* Over the past five years, alternative asset sales

have averaged 11% of total market volume. In
$40 16% the fourth quarter of 2025, sales jumped 47%
QOQ and 40% YQY, lifting their total market
share to 12%.
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EXPECT IN
20267?

Key Takeaways

As uncertainty eased in the fourth quarter, deal activity—
especially portfolio sales—accelerated. This momentum is
expected to continue in 2026, driven by a shift in portfolio
opportunities from REITs to private owners.

Pricing continues to firm, driven by strong fundamentals and
rising investor confidence. As deal flow rises, greater pricing
clarity will help advance overall market activity by improving
price discovery.

Cap rates have moved off their peak and compressed
through 2025, and further compression is expected in 2026
as broader market conditions strengthen.

With a large wave of maturities approaching, owners are
entering 2026 on stronger footing, backed by lower interest
rates and stronger income performance.

Capital flows into MOB are expected to build in 2026,
supported by strengthening fundamentals, improving
investor conviction, and a gradually more active transaction
environment.
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services firm for property owners and occupiers with approximately 52,000
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