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2025 Macro Review

2.5% 1,968 Trillion KRW
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record high
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Korea’s macroeconomic environment is expected to reach a 

turning point this year as the economy transitions from a 

prolonged period of high interest rates and inflation toward 

gradual rate cuts and economic recovery. After being 

constrained by elevated borrowing costs through 2023, the 

commercial real estate market entered a correction phase in H2 

2024 and rebounded in 2025 following two rate cuts, recording a 

historically high level of transaction activity.

Monetary policy in 2026 is expected to remain accommodative, 

though at a slower pace, with one additional rate cut anticipated 

as policymakers balance price stability against downside growth 

risks. Meanwhile, GDP growth, estimated at around 1.0% in 2025, 

is forecast to recover toward the 2.0% range in 2026, supported 

by improving exports and a gradual rebound in domestic 

demand.

Improving macroeconomic conditions should support liquidity 

inflows into capital markets and underpin commercial real 

estate investment. However, persistent KRW/USD volatility, 

elevated household debt, and housing market risks in the Seoul 

metropolitan area are likely to constrain the pace of policy 

easing. As a result, 2026 is set to be a year in which selective, 

risk-aware investment strategies become increasingly important 

amid improving but still uncertain economic conditions.

Korea’s macroeconomy to reach turning point in 2026
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Business sentiment and labor market expected to be stagnant

Business sentiment and labor market conditions in Korea are 

expected to remain subdued in 2026, reflecting entrenched low 

growth and ongoing structural transformation across industries.

While the Business Survey Index (BSI) showed marginal 

improvement in export-oriented sectors in H2 2025, it continued 

to remain below the neutral threshold amid weak domestic 

demand and persistent global supply chain uncertainty. With 

economic growth projected to hover around potential growth 

levels, corporates are likely to maintain a cautious stance on 

capital expenditure and hiring, particularly as the effects of 

higher interest rates linger.

Labor market conditions are undergoing structural change, 

driven by demographic shifts and technological transformation. 

The slowdown in employment growth has become more 

pronounced, with the economically active population set to 

contract further in 2026. Although headline unemployment 

remains low, this partly reflects demographic effects rather than 

a robust labor market.

At the same time, accelerated adoption of AI will deepen skills 

mismatches, with declining demand for routine roles contrasting 

with rising demand for highly skilled labor. This structural 

polarization is likely to have longer-term implications for 

corporate workforce strategies and office demand dynamics. 
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Following the accommodative policies implemented after the 

Global Financial Crisis (GFC), Korea experienced a prolonged 

period of low growth and subdued inflation. However, the 

COVID-19 pandemic and heightened geopolitical risk triggered 

significant supply chain disruption, leading to an exceptional 

inflationary cycle. While inflation entered a more stable phase in 

2025 after an extended period of monetary tightening, concerns 

over potential re-acceleration remain amid an expected rate cut 

cycle in 2026.

Non-residential construction costs followed a similar trajectory, 

rising sharply from 2020 onward. By 2022, cumulative increases 

reached nearly 20%, an unprecedented surge that significantly 

inflated development costs and constrained the feasibility of 

new projects, particularly in securing Project Financing (PF) .

Since 2023, construction cost indices have shown signs of 

gradual stabilization as supply chain disruptions ease. While 

cost levels remain elevated, sharp volatility is unlikely in 2026. 

Instead, the market’s focus is expected to shift toward 

managing structurally higher cost bases, with future 

development increasingly reliant on strategic asset planning 

and enhanced operational efficiency rather than cost 

compression alone.

Non-residential construction costs poised to stabilize further
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Delinquency rates in PF market to remain elevated

Delinquency risks in Korea’s PF market have intensified over the 

past two years, with a broad-based deterioration in asset 

quality. In particular, delinquency rates for bridge loans and 

land-backed loans have risen sharply, highlighting elevated risks 

in subordinated and early-stage development financing.

While outstanding balances of main PF loans declined 

marginally, delinquency rates increased nearly threefold, rising 

from 0.96% in June 2023 to 2.60% as of September 2025. 

Despite the shift toward lower interest rates, weakening pre-

sales, elevated construction costs, and softer demand have 

intensified stress even among projects that had previously 

secured funding.

Bridge loan delinquency reached 16% in H1 2025, up 6%p from 

two years earlier, reflecting delays in conversion to main PF 

amid permitting delays and deteriorating project feasibility. 

Land-backed loans saw the most pronounced deleveraging, with 

delinquency rates surging from 6% to 32% while outstanding 

balances halved, as lenders prioritized asset disposals and loan 

sales for weaker, less liquid assets.

Government-led and financial institution-driven deleveraging 

efforts are underway to stabilize the PF market, contributing to 

the recent contraction in PF balances. Policy-driven “soft-

landing” initiatives will remain a focus throughout 2026.
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2025 Office Market Review
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Turning point in office supply as stock rebounds and pipeline visibility improves

Seoul’s Grade A office market is expected to enter a phase of 

near-term supply recovery in 2026, led by the completion of 

three large-scale assets in the CBD, including G1 Seoul, Eul 

Tower, and Rene Square. In contrast, new supply in the GBD and 

YBD is expected to remain limited for the time being.

Average annual Grade A office supply across Seoul’s major 

business districts declined sharply to around 120,000 sq. m. 

post-pandemic, compared with approximately 340,000 sq. m. 

between 2016 and 2020, resulting in a prolonged supply 

shortage. The delivery of around 240,000 sq. m. of new space in 

2026 is expected to facilitate relocation activity by large anchor 

tenants and partially ease supply constraints.

The medium- to long-term pipeline is becoming increasingly 

visible, with more than 50 office development projects planned 

across the three major districts through 2032. Some 19 projects 

scheduled for completion by 2029 have already secured main 

PF financing and entered the construction phase, reinforcing 

supply certainty despite potential delays for severalassets. As a 

result, 2026 is expected to mark a clear inflection point, 

signaling a return toward pre-pandemic supply levels, even as 

regulatory and financing risks continue to pose upside 

constraints on longer-term delivery.
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Grade A: Reflects quantitative and qualitative factors—including location, completion year, asset quality, tenants, and rent—for assets with GFA of 33,000 sq. m.or more in Seoul's three major 
districts.

Source: CBRE Research, January2026.
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Development momentum to expand; intensification and spatial growth in the GBD and YBD

Despite the absence of near-term supply in the GBD and YBD, 

development momentum across Seoul’s major business districts 

is gaining traction, led by an increasingly visible pipeline in the 

CBD. As a result, 2026 is expected to mark a period of broader 

acceleration in development activity across the city.

In the GBD, redevelopment has been catalyzed by the 

reorganization of the Teheran-ro district unit plan and station-

area revitalization initiatives. The allowance of floor area ratios 

of up to 1,800% and the removal of height restrictions are 

strongly incentivizing the conversion of ageing stock into 

prime-grade offices. Large-scale projects at both ends of the 

district, including the Seoripul Special Planning Area and the 

GBC precinct, are expected to drive the outward expansion of 

GBD from Seocho to Jamsil. Notably, the Seoripul Mixed-Use 

Development (c. 600,000 sq. m.), currently under construction 

with completion targeted for 2030, has reportedly begun lease 

negotiations with major domestic and global occupiers.

In the YBD, redevelopment activity remains selective, centered 

on owner-occupied assets. However, following the designation 

of the Yeouido Financial Hub district unit plan in 2024, 

increased density allowances of up to 1,200% and the removal of 

height limits are expected to enable the long-term delivery of 

high-density, globally competitive office space.

Figure 9: Key District Unit Plans and Supply Pipeline by District

Source: CBRE Research, January2026.

GBD (Gangnam Business District)
Teheran-ro District Unit Plan & Station Area Activation Project

1. 1,800% FAR Allowance: Facilitating the conversion of aging assets 
into Prime Offices by allowing a maximum FAR of 1,800% in 
flexible-use zones

2. 24/7 Mixed-use District: Maximizing spatial efficiency by lifting 
height restrictions and establishing a global live-work business 
belt

YBD (Yeouido Business District)
Yeouido Financial Hub District Unit Plan

1. Ultra-high-density Financial Hub: Securing global-scale office 
spaces through up-zoning to Central Commercial areas with FAR 
exceeding 1,200%

2. Skyscrapers with No Height Limits: Reshaping the Han River 
skyline by abolishing the 350m height limit and promoting 
landmark supertall developments

10 Sites
Approx. 400,000 py+

(Office GFA)
Grade A or Above

5 Sites
Approx. 100,000 py+

(Office GFA)
Grade A or Above
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Leasing activity set to rebound, supported by new supply

*Net absorption: the net change in occupied space within the market over a given period 

Since 2021, limited supply and rapid growth in effective rents 

have significantly constrained tenant mobility in Seoul’s Grade A 

office market. Leasing volume in 2025 edged up marginally from 

2024 but remained near historically low levels, reflecting a 

prolonged period of subdued activity.

In 2026, leasing activity is expected to rebound by 

approximately 10–15% y-o-y, supported by a recovery in new 

supply. Increased availability is likely to broaden tenant options 

and re-activate pent-up flight-to-quality demand that has been 

deferred in recent years. Historically, the Seoul office market 

has demonstrated a virtuous cycle in which new supply has 

consistently generated net absorption, even amid 

macroeconomic volatility.

However, the recovery is expected to be tempered by divergent 

corporate performance, structurally elevated rent levels, and 

higher asking rents for new developments reflecting increased 

construction costs. With landlords maintaining pricing power 

amid low vacancy, ongoing negotiation dynamics are likely to 

slow decision-making. As a result, absorption of new space may 

proceed at a measured pace, with vacancy forecasted to rise 

modestly but remain below 5% by year-end 2026.

Figure 10: Annual Leasing Activity (Excluding Renewals) Figure 11: Annual Net Supply, Net Absorption, and Vacancy Rate Trends
Unit: 1,000 sq. m.Unit: 1,000 sq. m.
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Office-based employment to remain on upward track

Despite the projected decline in Korea’s economically active 

population and heightened uncertainty in the labor market, 

office-based employment in Seoul—the fundamental demand 

driver for the office market—has continued to expand, 

underpinning resilient demand for office space.

The number of office workers in Seoul surpassed 2.9 million for 

the first time in 2023 and reached approximately 3.0 million in 

2024. While a temporary moderation was observed in H1 2025 

amid an economic slowdown and corporate workforce 

optimization, employment is expected to return to a growth 

trajectory in H2.

Employment in Seoul’s major business districts has remained on 

a steady upward trend between 2021 and 2025. Even as citywide 

employment edged down in H1 2025, key office districts 

continued to support more than 1.13 million workers.

This resilience is underpinned by Korea’s strong in-office work 

culture. CBRE’s 2025 office occupier survey shows that around 

70% of domestic respondents operate on a five-day in-office 

basis, significantly higher than the Asia Pacific average of 28%, 

indicating a near-complete normalization of office attendance. 

This structural return-to-office dynamic is expected to provide 

a firm demand floor for Seoul’s Grade A office market in 2026.

Figure 13: Average Office Attendance Days: Korea vs. Asia-Pacific
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Period of renewed price discovery between landlords and occupiers expected 

Since the onset of supply constraints in 2021, prime office rents 

across Seoul’s major business districts have risen at an 

unprecedented pace, driven primarily by a sharp contraction in 

rent-free incentives.

Average rent-free periods declined from approximately three 

months in 2021 to just 0.7 months by Q4 2025, significantly 

narrowing the gap between headline and effective rents and 

materially increasing occupiers’ cost burden. While the pace of 

effective rental growth has moderated since rent-free periods 

fell below one month in 2023, cumulative rental growth has 

exceeded 50% over the past four years, pushing rents to historic 

highs.

Elevated rental levels, combined with rising reinstatement and 

fit-out costs, have emerged as key constraints on leasing 

activity, constraining both relocation and renewal decisions. 

Against this backdrop, 2026 is expected to mark a period of 

renewed price discovery between landlords and occupiers. 

While rental growth is likely to persist, a partial recovery in rent-

free incentives may temper the pace of any increases and widen 

the gap between headline and effective rents.

Figure 14: Seoul Office Face & Effective Rent and Rent-Free Trends
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Rental polarization according to asset quality set to intensify

To assess the sustainability and direction of Seoul’s office rents, 

CBRE compared Grade A office rents in Seoul with those of 

major Asia Pacific office markets. Despite Korea’s per capita 

GDP surpassing that of Japan, Seoul’s Grade A office rents are 

among the lowest in the region, at just one-third of Tokyo’s level.

This suggests that, notwithstanding Korea’s position as a top-10 

global economy with comparable economic fundamentals to 

other advanced Asian markets, office rents in Seoul remain 

undervalued relative to the city’s economic maturity, indicating 

further upside potential toward global benchmarks.

As market maturity increases, rental polarization between asset 

classes will intensify. In Tokyo, rents for prime assets in 

Marunouchi can be up to twice those of standard Grade A 

offices, with non-prime assets converging toward roughly half of 

prime rental levels. Given that the current rental gap between 

prime and Grade A assets in Seoul stands at approximately 22–

34%, price leadership by prime assets and further differentiation 

across asset grades are likely to accelerate.

Accordingly, 2026 is expected to mark a period of structural 

reordering in the Seoul office market, characterized by a gradual 

upward recalibration of rents in line with Korea’s economic 

stature, alongside the maximization of prime asset values and a 

widening gap between asset classes.

Figure 15: Effective Rent per sq. m.for Grade A Offices vs. GDP 
per Capita by Major City

Figure 16: Comparison of Face Rent per sq. m.: Prime vs. Grade A 
Offices by Seoul’s Three Main Business District

Prime Grade: Reflects quantitative and qualitative factors including location, completion year, asset quality, tenants, and rent for assets with GFA of 99,000 sq. m. or more in Seoul’s three major 
districts.

Source: Oxford Economics, CBRE Research, December2025.
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Rental outlook to be driven by rising development costs

As of Q4 2025, average ENOC* for Grade A offices in Seoul’s 

CBD (excluding prime assets) stood at approximately KRW 

370,000 per pyeong, with rental differentiation across assets 

expected to widen further. Prime CBD offices exceeding 30,000 

pyeong and offering superior amenities are setting market 

benchmarks, achieving ENOCs ranging from KRW 480,000 to 

nearly KRW 510,000 for new leases. Upcoming completions are 

also targeting ENOCs in the low KRW 400,000 range, above the 

CBD Grade A average.

ENOCs for assets in the mid- to long-term CBD pipeline (2028–

2031), assuming annual rental growth of 2%, are estimated at 

KRW 380,000–440,000 by 2026. This reflects not only asset 

value appreciation but also structurally higher development 

costs. With transaction prices for existing CBD Grade A offices 

in the low-to-mid KRW 30 million per pyeong range, compared 

with development costs exceeding KRW 50 million per pyeong 

for new projects, landlords face limited flexibility in avoiding 

rental increases to secure target returns.

Market performance in 2026 will hinge on how effectively 

landlords pass through elevated costs and how quickly 

landlords and tenants reach a rational equilibrium during the 

initial stabilization phase.
*ENOC: Effective Net Occupancy Cost; considers RF periods only (excludes opportunity cost 
of security deposits, FO, TI)

*Based on CBRE sample

Figure 18: Comparison of ENOC by Asset Group in CBD
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2025 Retail Market Review
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Consumer sentiment rebounded sharply in H2 2025 following a 

temporary slowdown earlier in the year. The Consumer 

Sentiment Index remained around 110—well above the neutral 

level of 100—for the longest period since H2 2022, signaling a 

clear recovery in household spending intentions.

This improvement is supported by hard data. Quarterly card 

transaction volumes rose steadily, reaching KRW 327 trillion in 

Q3 2025, up approximately 15% compared to the same period in 

2022. Monthly retail sales also hit a record high of KRW 57 

trillion in September 2025, confirming resilient real consumption 

growth.

Retailers’ business confidence remained subdued despite the 

rebound in consumer sentiment. This divergence reflects rising 

fixed operating costs, structural shifts in consumption patterns, 

and rapid reorganization between online and offline retail 

channels. As a result, a time lag is expected before improved 

sentiment translates into stronger retail performance and 

leasing demand.

Korea’s retail market is expected to record modest growth in 

2026, supported by an economic recovery, continued rate cuts, 

inflation stabilization, and resilient real consumption. Sustained 

growth in inbound tourism is also expected to provide additional 

upside to retail expansion.

Consumption growth stays resilient amid disconnect between consumer sentiment and retailer confidence

Figure 20: Monthly Composite Consumer Sentiment Index (CCSI) TrendsFigure 21: Quarterly Retail Business Survey Index (RBSI) Trends
Unit:KRW Trillion
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Figure 22: Quarterly Domestic Card Approval Trends Figure 23: Monthly Retail Sales Trends Unit:KRW Trillion
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Source: BoK, The Credit Finance Association (CREFIA), KOSIS, December2025.
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Retail sales enter low-growth phase as base effect fades

Following exceptional growth of 8.1% y-o-y in 2021, Korea’s retail 

sales growth has slowed to around 1% since 2024–2025, 

signaling a transition into a structurally low-growth phase as the 

post-pandemic base effect fades.

By format, non-store retail led by online channels remains the 

sole outperformer, recording six consecutive years of strong 

growth and continued market share gains. In contrast, most 

offline retail formats are experiencing stagnation or decline as 

consumption structurally shifts online.

Despite the recovery in inbound tourism, sales at specialty 

stores in major high street districts have remained broadly flat, 

while department stores have entered a correction phase amid 

weaker economic conditions. Duty-free retail continues to face 

structural headwinds from elevated exchange rates and the 

expansion of cross-border e-commerce. Traditional offline 

formats such as hypermarkets and supermarkets have also seen 

a clear erosion in influence, with only marginal annual growth 

and limited new growth drivers.

Against this backdrop, strategic upgrading is essential for 

offline retail. Omnichannel integration, differentiated and 

targeted merchandising, and brand-led experiential marketing 

are expected to be the key determinants of competitiveness in 

an increasingly online-centric retail environment.

Figure 24: Annual Retail Sales Trends by Store Type
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Figure 25: Annual Growth Rate of Retail Sales by Store Type (YoY)
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Seoul’s major retail districts poised for further recovery and rebalancing

Seoul’s retail districts recorded a broad-based recovery in 2025, 

with the rebound of traditional tourism-driven districts 

particularly pronounced. At the same time, polarization between 

established and emerging districts eased compared with 

previous years.

Prime districts such as Myeongdong, Gangnam, and Hongdae 

experienced further vacancy compression, with average 

vacancy rates recovering to around 7%, below the Seoul 

average, alongside continued positive rental growth. 

Myeongdong, which suffered an extreme downturn during the 

pandemic, rebounded sharply, with vacancy declining from a 

peak of 50.1% in 2021 to 8.2% in 2025. Gangnam also reaffirmed 

its structural resilience, recording strong rental growth in both 

2024 and 2025, while vacancy tightened to the mid-5% range.

Seongsu and Yongsan—districts that had consistently 

outperformed Seoul average rental growth—experienced a mild 

adjustment phase in 2025, as rental growth moderated and 

vacancy edged up slightly. Compared with 2024, when cross-

district divergence was most pronounced, retail growth across 

Seoul became more balanced. Supported by record inbound 

tourism and the return of global flagship stores, Seoul’s retail 

market is expected to move beyond a functional recovery and 

enter a more mature and stabilized growth phase in 2026.

Figure 26: Rental Growth Trends in Major Seoul Retail Districts Figure 27: Vacancy Rate Trends in Major Seoul Retail Districts
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Value fashion and beauty brands to continue to drive leasing demand

In 2025, retail growth was led by value-for-money fashion and 

beauty brands such as Olive Young, Daiso, and Musinsa, a trend 

expected to continue into 2026. Olive Young has firmly 

established itself as a national retail landmark, achieving KRW 1 

trillion in foreign customer sales through a nationwide network 

of over 1,400 stores, while also reviving momentum in the 

previously stagnant H&B segment.

Daiso has continued to evolve beyond its low-price general 

merchandise model by strengthening its fashion and beauty 

categories, with annual sales expected to exceed KRW 4 trillion. 

Musinsa is likewise sustaining aggressive domestic and 

overseas expansion, leveraging the global spread of K-culture to 

reinforce its brand positioning.

Inbound expansion has been led by Chinese brands, with 

technology players such as BYD and Xiaomi entering the Korean 

market, alongside lifestyle brands including Miniso and Pop 

Mart expanding their offline presence. At the same time, 

outbound expansion of K-brands remains active, particularly in 

fashion and F&B, as brands such as Matin Kim, Ader Error, 

Andar, Xexymix, London Bagel Museum, and Mom’s Touch 

accelerate overseas growth, further strengthening the global 

influence of K-brands.

Figure 28: 2025 Market-Leading Sectors Figure 29: 2025 Brand Dynamics: In & Out

Source: CBRE Research, December 2025.

Inbound: Global Brand Penetration into the Korean Market

Outbound: K-Brand Global Expansion

TECH/Mobility

BYD, Xiaomi: Expanding offline touchpoints for Chinese EVs and home appliances

Lifestyle

Miniso, Pop Mart, Yoyoso: Entry of large-scale stores focused on characters

Premium Retail

Global luxury expansion in Gangnam, including the Alo Dosan flagship

Fashion

Matin Kim (Japan), Ader Error (China), Stand Oil (Japan)

Athleisure

Xexymix and Andar targeting functional apparel markets in North America and Asia

F&B

Accelerated global launches of London Bagel Museum, Mom's Touch

올리브영

다이소

시코르

• The Undisputed Leader in K-Beauty
• Approx. 1,400 offline stores
• Cumulative revenue from inbound foreign tourists: KRW 1 trillion

• Strategic Pivot to Expansion amidst Beauty Recovery
• Enhanced curation and new store entries in major districts 

(Myeongdong, Hongdae)

• Evolving beyond a fashion platform to establish a dominant 
physical presence centered in Seongsu-dong

• Creating a localized brand cluster in Seongsu through flagship 
stores, editorial shops, and corporate headquarters

• Rebranded from a household goods specialist to a 
comprehensive fashion and beauty hub

• Projected to achieve KRW 4 trillion in annual revenue for 2025

Beauty, H&B Store

Fashion & Accessories
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Korea’s aging population and the expansion of the beauty 

industry have elevated the medical sector from a conventional 

service to a core retail driver, increasingly shaping the identity 

of Korea’s prime high streets. This shift has been underpinned 

by a sharp rise in inbound medical tourism, with foreign medical 

visitors increasing by approximately 40% y-o-y to 1.4 million in 

2025, supporting strong rent-paying capacity and sustaining 

leasing demand across retail districts.

By treatment category, dermatology and plastic surgery 

account for roughly 80% of inbound patient visits, with 

procedure-focused dermatology expanding particularly rapidly. 

Short-stay medical consumption—where treatments with 

minimal recovery requirements are naturally combined with 

tourism and shopping—has become an established pattern.

Geographically, while the Gangnam-daero corridor (Yeoksam–

Seocho–Nonhyeon) remains the dominant medical cluster, 

medical tenants have increasingly expanded into major tourist 

hubs such as Myeongdong and Hongdae, reflecting strategic 

alignment with inbound visitor flows. Looking ahead, continued 

growth in inbound tourism, strengthening K-beauty 

competitiveness, and the normalization of medical–retail hybrid 

consumption are expected to further reinforce medical tenants’ 

new status as key anchor users shaping retail asset values.

Medical tenants to boost presence on prime high streets; retail districts reorganize around medical tourism
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Figure 30: Annual Trends of International Medical Tourists 
in Korea

Figure 31: Annual Medical Expenditure Trends of Foreign 
Patients

Unit:KRW Billion

Figure 32: Market Share of Medical Specialties among International 
Patients by Year

Figure 33: Regional Distribution of International Patient Visits by Year
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Landlords evolve office arcades to enhance asset value amid rising office supply

CBRE’s survey of 323 office assets across Seoul’s three major 

business districts found that office arcades account for 

approximately 12% of each asset’s gross floor area, forming a 

market of roughly 2.3 million sq. m. Given their ability to 

command higher rents than office space, arcades are now 

viewed as a core value-add driver that can maximize asset cash 

flows, supported by stable captive demand from office workers.

Seoul’s office arcades are now in a more advanced phase, 

evolving beyond auxiliary facilities into ecosystems with distinct 

identities. Rather than support space for office workers, arcades 

are now functioning as destination-led components that attract 

external visitors through differentiated brand curation.

Tenant mixes are diversifying beyond traditional F&B-centered 

configurations, expanding into experiential categories such as 

medical, wellness, and art galleries. In addition, large-scale 

shopping mall operators have begun entering the urban office 

arcade space. These strategic compositions enhance building 

brand recognition and support asset value appreciation. In this 

context, the organic synergy between retail and office is 

expected to become a defining operational capability—one that 

can attract and retain quality tenants and defend downside risk 

as office supply increases.
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Source: CBRE Research, January2026.

Figure 36: Evolutionary Stages of Korean Office Arcades

Category Stage 1: Functional Support Stage 2: Strategic Expansion Stage 3: Destination Building 4단계: 독자적자산가치구축

Development 
Direction

Passive Support Moderate Expansion Active Inflow Independent Ecosystem

Target
Fulfill basic daily needs and 
meals for in-building tenants

Expand reach to tenants of 
adjacent buildings

Attract regional visitors
하이브리드워커 &

로컬커뮤니티를아우르는목적지

MD
Basic amenities: cafeteria, 

convenience store, pharmacy
Brand cafes, banks, clinics, 

franchise F&B
Themed F&B, select dining, 

specialized atriums
스타급 F&B, 하이엔드웰니스,
커뮤니티라운지, 그로서리

Case Standard office low-rise levels Ferrum Tower, POSCO Center
Seoul Finance Center (SFC),

D-Tower
원그로브, 팩토리얼성수

Stage 4: Independent Asset Value

Independent Ecosystem

A destination for hybrid workers 
and local communities

Star-tier F&B, high-end wellness, 
community lounges, groceries

One Grove, Factorial Seongsu

Figure 34: Analysis of Office Arcade Proportion by District (Total GFA)
Figure 35: Total Arcade GFA and Average Arcade GFA per Asset by 
District

Unit: 1,000sq. m.

*Note: Office arcade area includes not only low-rise commercial facilities but also mid-to-high-rise neighborhood facilities (e.g., medical clinics) utilized as retail.
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Office arcade strategies to include asset refurbishment and anchor-led planning

Efforts to enhance arcade competitiveness take two forms: the 

renewal of existing assets and anchor-led planning from the 

development stage.

Asset renewal is a value-add strategy that enhances podium 

value through physical upgrades and selective use conversions. 

By repositioning underutilized space in line with evolving 

consumption trends, landlords can simultaneously drive rental 

growth and reduce vacancy, while partnerships with specialized 

operators help build more resilient income structures. Grand 

Seoul, a CBD prime office asset repositioned through 

professional operation and the introduction of the Starfield 

brand, and One Sentinel in YBD—where an expanded arcade 

and premium F&B clustering attracted both captive and 

external demand—illustrate this approach.

As increasing number of developments are embedding retail as 

a core anchor from the outset to define asset identity. Despite a 

more cautious attitude towards retail since the pandemic, 

arcade retail supported by stable office demand is increasingly 

recognized as a reliable income source.

Magok One Grove, which achieved 95% occupancy through a 

major grocery anchor and layered MD strategy, and Factorial 

Seongsu, which integrated office and retail through locally 

aligned concepts such as Olive Young N, exemplify this trend.

Figure 37: Investment Strategies for Office Arcades

Improving physical space in aging low-rise levels and upgrading 
the Tenant Mix to increase rental income and resolve vacancies

Asset Renewal Planned as a Core Anchor from Inception

Source: CBRE Research, January2026.

Beyond simple ancillary facilities, developed as a core anchor with 
independent viability and location-specific curation focused on 

experience-driven retail

Gran Seoul – Starfield Avenue1

One Centinel2

One Grove1

Factorial Seongsu2

Efficiently separated and connected foot traffic by 
installing retail-exclusive shuttle elevators and 
escalators

Attracting high-profile chefs famous from Netflix's 
Culinary Class Wars and implementing differentiated 
MD themes for each floor

Accessibility Enhancement

Curation-based MD Strategy

Enhancing spatial completeness and comfort 
through features like Central Sunken Gardens, 'The 
Grove Way', and Rooftop Jogging Tracks

Implementing a dense MD configuration targeting 
diverse demographics, including Gen Z/Millennials, 
families, office workers, and cultural enthusiasts

Hardware Competitiveness

Differentiated MD Implementation

A retail environment where digital convenience—
such as robot delivery and smart reservation 
systems—meets sensory offline experiences

Elevating the unique "hip" vibe of Seongsu into a 
premium district by integrating local identity with 
brand strategy

Tech-Infused Ecosystem

Local Branding Synergy

The first case of transplanting the Starfield brand into 
an urban office environment

Targets both weekday tenants and weekend regional 
visitors by concentrating premium F&B content, 
including Michelin-starred restaurants

Brandification & Professional Management

Advanced Tenant Mix



Logistics
04



28 CBRE RESEARCH © 2026 CBRE, INC .

2026 Real Estate Market Outlook | Korea

2025 Logistics Market Review

Lowest supply on record, shifting to 
a downward trend in supply

▼ 71%

1,043,381 sq. m. 17.0%
Overall Vacancy Rate: 
Entering a declining phase

▼6.0%p (y-o-y)

2019

2025 Prime Vacancy

10.7%
▼5.9%p

Grade A Vacancy

35.7%

▼6.1%p

107,115㎡
과거 5년간연평균공급량의

50% 수준의제한적인공급71%

Net absorption concentrated in

Incheon & Gimpo and

Anseong & Yeoju,

driven by leasing demand from

3PLs and e-commerce

2,162,084 sq. m.

Net absorption rose by 10.6%
due to the expansion of e-commerce

▲10.6%

2024

2023

2022

2021

2025

3PL  and E-commerce drove
90% of new leasing volume

3PL

51%
E-COMMERCE

39%

▲ 2.4%

Average dry storage rent 
saw a slight increase

vs. ▲0.5% (2024)

35,911KRW/Pyeong

Dry Storage    

87%     

▲9.0%p

Cold Storage   

13%
         

▲9.0%p

Prime 

10.3% 

▼8.8%p

GradeA

20.7%
 

▼4.3%p

Prime

37,280
▲9.0%p

Grade A

34,702
▲2.1%p

Widening Rent Gap                 
by Asset Grade

Vacancy by Asset Grade

Increasing Proportion of          
New Dry Storage Supply Market Share by Region (by size)

Siheung

Gwangju

Gimpo

Yeoju

Hwaseong

Pyeongtaek
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The Greater Seoul Grade A logistics market has expanded 

steadily since 2015, with particularly rapid growth between 2022 

and 2024 as a large volume of new supply was delivered. 

However, the supply overhang began to ease materially in 2025, 

marking a meaningful inflection point toward market 

normalization. Total new supply last year amounted to 

approximately 1.0 million sq. m., while vacancy declined by 6%p 

y-o-y to 17% by year-end.

Supply contraction is expected to deepen further in 2026, with 

new completions projected at around 0.86 million sq. m—one of 

the lowest levels in the past decade and less than half of last 

year’s net absorption. This is expected to further alleviate near-

term vacancy risk. Development approvals also point to a clear 

self-correcting mechanism, as new projects peaked in 2022 and 

have since declined sharply, with many approved schemes 

failing to commence construction amid high interest rates, 

elevated construction costs, and financing constraints.

While construction activity remains limited overall, some long-

stalled projects—particularly in southern submarkets—have re-

entered the construction pipeline. Although selective, this 

suggests that expectations for post-2026 market stabilization 

may gradually support a resumption of development, potentially 

leading to a modest upside to supply beyond 2027.

Greater Seoul Grade A logistics market enters normalization phase

Source: CBRE Research, January2026.
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Figure 38: Supply and Outlook for Grade A Logistics Market in 
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Figure 39: Annual Status of Permitted Grade A Logistics 
Projects in Greater Seoul

Unit: 1,000 sq. m.Unit: 1,000 sq. m.

Forecast



30 CBRE RESEARCH © 2026 CBRE, INC .

2026 Real Estate Market Outlook | Korea

Regional supply pipeline and logistics hub upgrading to continue

In 2026, the Greater Seoul logistics market is expected to record 

one of the lowest annual supply volumes on record, with new 

completions largely concentrated in southern hubs such as 

Anseong, Icheon, and Pyeongtaek.

Anseong and Icheon are projected to maintain their supply 

momentum beyond 2026, further reinforcing their dominant 

scale within the Greater Seoul logistics market alongside 

Incheon. Anseong is expected to see the addition of 

approximately 600,000 sq. m. of new supply in 2027, positioning 

it as the fastest-growing submarket in the region.

In the northern region, Yangju is emerging as a new growth area. 

Following the delivery of its first Grade A logistics asset in H1 

2024, additional supply of around 190,000 sq. m in 2025 and 

60,000 sq. m. in 2026 is scheduled. However, the presence of 

existing vacancy means market stabilization will take time.

From an execution standpoint, around 25% of the supply 

scheduled for 2026 has already entered the final construction 

stage, indicating a high likelihood of on-time delivery.

However, the lengthening of development timelines—

particularly for projects approved during 2021–2022—highlights 

uncertainty around future supply visibility, which will remain a 

key consideration for investment and leasing strategies. Source: CBRE Research, January2026.

Figure 40: Grade A Logistics Center Supply Pipeline by Submarket
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Premiumization and asset upsizing to remain a key trend

As of end-2025, prime logistics centers accounted for 11% of 

Grade A assets by number and 34% by gross floor area, while 

recording vacancy rates approximately 10 percentage points 

lower than standard Grade A assets, underscoring a clear 

demand bifurcation.

Rental premiums supported by superior hardware quality and 

asset differentiation are emerging as key drivers sustaining the 

expanding share of prime assets, even as the overall supply 

pipeline contracts. Prime assets are projected to represent 38% 

of new supply in 2026, rising to 68% in 2027 and 63% in 2028, 

accounting for the majority of future deliveries.

Compared with an average gross floor area of 70,000 sq. m. for 

existing Grade A assets, new supply until 2028 is expected to 

exceed 90,000 sq. m per asset, highlighting an accelerating 

upsizing trend. The share of prime assets within the total Grade 

A market is forecast to approach 40% by 2028.

At the same time, tighter development regulations and the 

scarcity of well-located developable land are expected to 

constrain new approvals for prime logistics assets. These 

physical supply limitations are likely to intensify competition 

among tenants for high-quality assets while supporting the 

long-term scarcity value and capital appreciation of prime stock.

Figure 41: Planned Supply: Grade A vs. Prime Assets
Unit: 1,000 sq. m., No. of facilities

0

2

4

6

8

10

12

14

16

18

0

200

400

600

800

1,000

1,200

2025 2026F 2027F 2028F

Grade A Supply GFA (LHS) Prime Supply GFA (LHS)

No. of Grade A Projects (RHS) No. of Prime Projects (RHS)
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Supply–Demand Improvement and Vacancy Stabilization Outlook for 2026

In 2025, average vacancy across the Greater Seoul Grade A 

logistics market declined by 6 percentage points y-o-y to 17%, 

providing evidence of market recovery. Ambient and cold 

storage vacancy rates stood at 11% and 36%, respectively, with 

both asset types improving by 6 percentage points from 2024.

Net absorption rose  by 11% y-o-y to 2.16 million sq. m., near the 

five-year annual average of 2.3 million sq. m. More than 50% of 

supply in H2 2025 was absorbed shortly after completion, 

indicating robust demand for newly built, high-quality assets.

Incheon and Anseong led the recovery. Incheon benefited from 

the expansion of e-commerce hubs and partial recovery in cold 

storage demand, while Anseong secured stable, leasing demand 

supported by active pre-leasing at new developments.

CBRE’s tenant survey conducted in H1 2025 indicated that 63% 

of respondents plan to expand their logistics footprint, 

suggesting that the demand base remains solid.

In 2026, the combination of sharply reduced supply and 

sustained demand is expected to further accelerate 

rebalancing. Annual net absorption is projected to materially 

exceed new supply, driving ambient vacancy down toward 6% 

and cold storage vacancy toward 30%. Overall vacancy is 

therefore expected to stabilize in the low-teens.

Contraction

Flexible

No Change

Expansion

Gradual Decline

No Change

Gradual Improvement

Significant
Improvement

Figure 46: Supply, Net Absorption, and Vacancy Rate Trends for Grade A Logistics in Greater Seoul Unit: 1,000 sq. m.
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Note: Net absorption and vacancy rates are based exclusively on leased assets.

Source: CBRE Research, January 2026.
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Entrenched Demand Structure: Increasing Dominance of 3PL and E-commerce

As of H2 2025, the tenant composition of the Greater Seoul 

Area Grade A logistics market is dominated by third-party 

logistics (3PL)  providers and e-commerce operators, which 

together account for 77% of total leased area.

Continued growth in the e-commerce sector has driven higher 

parcel volumes, supporting delivery network expansion and 

sustaining incremental demand for logistics space, while 

improving performance among major players—including 

Coupang’s record revenue growth, Kurly’s return to profitability, 

and the expansion of Chinese platforms in Korea—continues to 

underpin medium- to long-term logistics demand.

Strategic partnerships among shippers such as Naver–Kurly, 

SSG–CJ,  and Gmarket–Alibaba are further accelerating efforts 

to secure logistics footholds, while expectations of potential 

demand shifts have intensified customer acquisition activity.

Although demand from other industries remains, much of it is 

expected to be absorbed into the 3PL sector as logistics 

automation and operational specialization advance, reinforcing 

a concentrated demand structure centered on 3PL and e-

commerce into 2026 and intensifying competition among assets 

to attract high-quality tenants.

Figure 47: Tenant Composition in Grade A Logistics Centers (2025)
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Figure 48: Key Demand Drivers in Grade A Logistics Leasing 
Transactions
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Location and Asset Driven Logistics Tenant Differentiation

Tenant composition is bifurcated by region, reflecting locational 

characteristics and asset scale. The west is dominated by large-

scale e-commerce tenants, while the south is characterized by 

3PL-led, efficiency-oriented demand.

In the west, including Incheon and Gimpo, proximity to Seoul 

drives strong e-commerce preference despite the highest rental 

levels in the capital region. Large asset sizes—averaging 

approximately 110,000 sq. m in Incheon and 80,000 sq. m. in 

Gimpo—support high-volume throughput, with e-commerce 

tenants accounting for roughly 45% of leased area.

The south has formed the largest logistics cluster in the capital 

region, supported by affordable rents and extensive 

transportation. Traditional logistics hubs such as Icheon and 

Yongin feature mid- to large-scale assets of 50,000–60,000 sq. 

m, with 3PL tenants accounting for 60% of occupancy. In 

Anseong, continued large-scale supply, a high share of new 

prime assets, and cost competitiveness have resulted in a mixed 

demand structure where 3PL and e-commerce tenants coexist.

As the supply contraction cycle continues, regional tenant 

composition is likely to remain anchored to existing locational, 

cost, and asset characteristics. This will serve as a key reference 

point for tenant targeting and asset specification strategies at 

both the planning and development stages.
Source: CBRE Research, January2026.

Figure 49: Tenant Composition by District in Grade A Logistics Centers (2025)
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Market set to become more balanced between landlords and tenants

As of year-end 2025, the average nominal ambient rent for 

Greater Seoul Grade A logistics centers reached KRW 35,911 per 

pyeong, a rise of 2.4% y-o-y. Markets with limited new supply—

such as Incheon, Pyeongtaek, and Hwaseong—and prime assets 

exceeding 30,000 pyeong led rental growth, widening price 

differentials across asset grades.

In Incheon, rental increases were pronounced at prime assets, 

with similar growth expected to continue into 2026 amid limited 

future supply and sustained demand. Hwaseong also entered a 

clear recovery phase as long-stagnant rents rebounded, 

supported by 3PL demand linked to last-mile logistics functions.

In Gimpo, rental growth remained concentrated in the 

traditionally strong Gochon area, while parts of Yangchon 

experienced modest downward adjustments due to temporary 

vacancy risk. 

Rental growth for ambient logistics centers is expected to 

remain resilient in 2026. Structural normalization driven by 

supply–demand rebalancing is likely to shorten rent-free 

periods, supporting real rental growth beyond headline rates. As 

the market transitions away from a prolonged tenant-favorable 

environment, greater balance between landlords and tenants is 

expected to emerge, with realized rental performance 

increasingly differentiated by asset quality and location.

Figure 51: Face Rent of Grade A Logistics Centers in Greater Seoul (2023-2025)
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Figure 50: Dry Rent Trends for Grade A Logistics Centers
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2025 Investment Market Review
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Korea’s commercial real estate market entered a strong 

recovery phase from 2024, overcoming a high interest-rate 

environment. Following KRW 23 trillion in transaction volume in 

2024, the market reached an all-time high of KRW 33.8 trillion in 

2025, supported by mounting expectations for rate cuts and the 

closing of large-ticket asset disposals.

Office transactions led investment, accounting for more than 

70% of total activity in 2025. Logistics continues to demonstrate 

resilient demand on the back of e-commerce expansion, while 

retail and hotels maintain relative stability at around KRW 2 

trillion per annum. Data centers investment, where the first deal 

was observed in 2024—is expected to expand beyond KRW 1 

trillion by 2026, emerging as a new strategic investment theme.

Investment activity has risen in recent years despite elevated 

interest rates, diverging from the conventional inverse 

relationship between rates and transaction volumes. This 

reflects investor decision-making being less driven by current 

rate levels and more by conviction around future rate declines, 

coinciding with the execution of long-delayed large-ticket asset 

sales, forward purchases, and strategic investor exits.

Investment volume in 2026 is forecasted to decline by 10–15% y-

o-y due to the high base effect and interest rate cut outlook 

uncertainty, indicating a phase of mild normalization.

Commercial real estate investment volume to normalize after record year

Figure 52: Seoul Commercial Real Estate Transaction Volume (2016–2026F)
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Over the past decade, office investment has consistently 

accounted for more than 50% of total market volume, last year 

reaching 73%, underpinning overall transaction activity.

A defining feature of 2025 was the expansion of large-scale 

deals led by strategic investors (SIs). Active SI buying focused 

on Grade A assets in core districts such as CBD and GBD. SI 

deal volume—including KakaoBank’s Pangyo Tech One Tower 

(KRW 1.98 trillion), as well as transactions involving Heungkuk 

Life Insurance, CJ  Group, and Hyundai Motor Group—totaled 

approximately KRW 8 trillion, supporting market liquidity.

This reflects an acceleration in corporates’ efforts to secure 

high-quality assets for owner-occupation and operational use 

on a pre-emptive basis. This has been a decisive factor 

reinforcing downside resilience in the office market despite the 

high-rate environment.

This dynamic also underscores Korea’s distinctive recovery 

resilience, contrasting with broader global market contraction. 

However, investment in other sectors remained flat, deepening 

the imbalance in activity across asset classes. Although investor 

attention is gradually expanding toward data centers, living, and 

hotels, execution continues to be anchored by offices, 

suggesting that alternative sectors have yet to build sufficient 

conviction to replace offices’ perceived stability at scale.

Offices to continue to drive investment amid ongoing participation by strategic investors

Figure 53: Office Transaction Volume Trends (2016–2025)
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Figure 55: Office Transaction Count and Size Trends (2016–2025)
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Logistics transactions in 2025 totalled KRW 10 billion across a 

total of 27 deals, amounting to approximately KRW 458.66 

billion, with conventional physical transactions accounting for 

66% of total volume. With a sharp decline in the share of special 

situations transactions, the market is reverting from a 

temporary special-situations-driven structure toward a more 

stable transaction environment centered on physical assets.

Offshore capital accounted for 86% of total transaction value, 

reflecting an aggressive buying stance, while domestic capital 

remained limited, concentrated primarily in owner-occupier 

acquisitions of smaller assets. Foreign interest is underpinned 

by ample liquidity and a forward-looking assessment of 

potential supply-demand tightening and asset value upside as 

new supply declines. Domestic institutional investors have also 

begun to return, but their approach remains highly selective, 

focused on thoroughly underwritten, best-in-class assets.

Logistics investment in 2026 will remain supported by offshore 

demand, with more meaningful participation from domestic 

institutions likely to intensify competition for prime assets and 

support market liquidity. However, the preference for proven 

high-quality assets and a lack of availability will ensure the year 

is characterized less by surge in aggregate volume and more by 

accelerated qualitative competition centered on core assets.

Logistics investment to remain supported by offshore demand

Figure 56: 2025 Investment Market Review and2026 Trends

Source: CBREResearch, January 2026.

Based on 27 Transactions Over KRW 10B (Approx. KRW 4.59T)
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ample liquidity and supply shortage outlook

KKR, GIC, Blackstone, Brookfield, Warburg Pincus, etc.
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focusing on proven, core assets

POBA, TP, KFF, etc.

2026 Outlook

Value appreciation of prime assets vs. exit constraints for        
non-core assets

Driven by foreign buying power and domestic return
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According to CBRE Korea’s 2026 Investor & Lender Survey 

conducted in H2 2025, Korea’s commercial real estate market is 

expected to enter a qualitative transition phase, marked by a 

contrast between investors’ yield-driven diversification 

strategies and lenders’ emphasis on cashflow-based stability.

On the investor side, diversification is more evident as 

preferences shift from an office-dominant paradigm toward a 

more even sector allocation. Logistics has emerged as a core 

asset, while interest in data centers and hotels is also rising. 

Value-add (43%) and core-plus (27%) together account for 70% 

of preferred strategies, reflecting a stronger focus on enhancing 

returns through active asset management.

Lenders continue to place relatively greater value on stable core 

assets with proven cashflows. Offices (75%) ranked first, 

followed by logistics. However, lenders also indicated preference 

levels of over 20% for structurally growing alternative sectors 

such as co-living and data centers, suggesting potential funding 

appetite under the right conditions.

The gap between investors pursuing aggressive portfolio 

repositioning for return maximization and lenders prioritizing 

stability in proven assets will widen the differentiation in 

financing terms by asset type. This will further intensify market 

polarization toward high-quality assets.

2026 to see coexistence of yield diversification and conservative stability

Figure 57: Domestic Investor Preferred Investment Sectors

Figure 58: Domestic Investor Preferred Investment Strategies
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Figure 59: Domestic Lender Preferred Real Estate Loan Asset 
Types
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The government has announced the establishment of a KRW 

150 trillion National Growth Fund to strengthen competitiveness 

in the AI sector and is beginning to play a catalytic role in 

accelerating data centers supply. 2026 is expected to be an 

inflection point, with capital expected to be deployed into core 

infrastructure projects in line with the fund’s operational plan. 

Early deployment of policy capital is expected to enhance 

project credibility and serve as a catalyst that facilitates private 

capital mobilization. 

In the capital region, a substantial pipeline is secured through 

2031; however, effective supply delivery is expected to remain 

moderated due to power constraints and local opposition. 

Outside the capital region, development momentum is 

broadening under the government’s decentralization agenda. 

In 2026, the combination of decentralization and support from 

the National Growth Fund will enable both more substantive 

growth in the capital region and the diffusion of development 

momentum into non-capital regions. Advanced investment 

models are expected to expand, marking the beginning of more 

meaningful capital inflows into data centers. The combination of 

location diversification and policy finance will support regional 

economic revitalization while creating opportunities across 

related industries and the broader financial sector.

Policy finance to catalyze growth in data centers investment

Figure 61: Greater Seoul Data Center Pipeline

Figure 62: Support for Non-Metropolitan Data Centers 
Development Projects

• Discount on distribution facility contributions

• Exemption of reserve power charges for transmission 
facilities

• Increased limit for local investment promotion subsidies

• Linkage with Opportunity Development Zones

• Tax credits for national strategic technologies

• Tax reductions (Corporate, acquisition, and property 
taxes)

• Special Act on Promotion of Distributed Energy

• Application of differential electricity rates by region

Figure 60: Overview of National Growth Fund and Investment Support Plan

Category Fund Total

1. 
Low-Interest 
Loan 50T 50T

2.
Infrastructure 
Finance 10T 50T

3.
Direct 
Investment 7.5T 15T

4.
Indirect 
Investment 7.5T 35T

Total 75T 150T

Private

-

40T

7.5T

27.5T

75T

Based on four support measures, 
with Infrastructure Finance designated for Data Centers.

Large-scale project jointly raising KRW 150T by public and private 
sectors to support overall advanced strategic industry ecosystems

Advanced Strategic Industry Fund KRW 75T +
Private Capital KRW 75T (2026-2030)

National 
Growth Fund 

Overview

Capital 
Structure

Large-scale investment via KRW 40T private capital and KRW 10T 
Advanced Strategic Industry Fund

Infrastructure development for AI data centers and high-tech 
industrial clusters, including power grids, power generation, and energy 

transmission systems.
Infrastructure 

Finance

Source: Korea Development Bank (KDB), CBRE DCS Solutions, December2025.

Category Operational Under Construction Planned

Number
47 16 19

Total 82 centers

Size
1,511MW (IT Load)                                                            

(Based on Operational + Under Construction)
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Seoul household structure shift to create new living sector opportunities

As Korea’s leasing market increasingly shifts toward a more 

developed, income-generating model, the living sector is 

actively entering an institutionalized market phase supported 

by professional capital.

However, despite these strong demand drivers, “housing” in 

Korea remains perceived primarily as a private, deposit-based 

financial domain centered on individuals, making institutional 

investment approaches structurally challenging.

Recent regulatory tightening across Seoul—including measures 

such as the 10.15 policy package—has increased holding tax 

burdens and imposed LTV constraints, contributing to policy 

variability and uncertainty. As a result, some conservative 

investors, including overseas pension funds, continue to adopt a 

cautious wait-and-see stance. By contrast, core-plus investors, 

view current conditions as an opportunity to secure high-quality 

assets and continue to invest \ under a long-term hold strategy.

As co-living represents a key policy alternative aligned with the 

government’s direction to expand urban housing supply, current 

regulatory risks may ease gradually over time. Supported by the 

previously identified strong preferences among both investors 

and lenders, the living sector is expected to drive broader 

market growth in 2026 alongside the advancement of operating 

platforms and institutional capabilities.

Figure 63: Investor Trends Driven by Living Demand and Policy Shifts

Source: National Data Centers, Seoul Open Data Plaza, Seoul Real Estate Information Plaza, December 2025.

Favorable demand-side conditions and ongoing institutionalization, 
though regulatory uncertainty remains a deterrent for institutional investment

• "Speculative Overheated Zone" designation for all of Seoul: 
Policy blind spots for corporate rental housing (co-living)

• Expiration of tax benefits: Termination of comprehensive 
real estate tax (comprehensive property tax) exclusion

Regulatory Deterrents 10.15 Measures

• Heavy holding taxes: Highest comprehensive property tax 
rates and consolidated taxation on corporate-owned housing

• Blocked exit routes: Successive buyers facing identical heavy 
tax burdens

Tax IssuesProfitability Constraints

Category Conservative / Watchful

Major cases Major foreign pension funds

Core Logic
Suspension of new deals until 

tax uncertainty resolution

Concerns
Asset devaluation due to transfer of tax burdens 

(acquisition/holding tax) to future buyers

Strategy
Enhanced risk monitoring at the development 

stage

Aggressive / Long -term

Core-plus oriented investors

Continued execution leveraging low cost of capital advantage

Focus on fundamental demand (housing shortage) over temporary 
regulations

Pre-empting prime structures and buy-and-hold

Seoul Single-person Household                 
& Share Forecast

43% projected by 2033

Housing Supply Rate

Widening gap between Seoul (94) and 
provinces (108)

Seoul Monthly Rent Share                    
(Based on total lease/rent)

Exceeding 60% in 2025
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Since the end of the pandemic, the sharp rebound in inbound 

tourism and enhanced price competitiveness amid a high 

exchange rate environment have served as key drivers of hotels 

performance recovery in Seoul. 

Supported by improved operating performance and structural 

shifts in operational models, hotel investment activity 

rebounded in 2025, with KRW 2.0 trillion in transaction volume 

and 3,138 keys traded, primarily in the capital region. As 

disposals of non-capital region assets faced challenges, 

concentration in Seoul further intensified. 

Historically, master lease structures were favored due to easier 

risk hedging; however, more recently, preference has expanded 

toward management contract models that allow owners to 

defend inflation risk through ADR adjustment and directly 

participate in operating upside. This appears to reflect 

investors’ strategic intent to enhance asset value through more 

active operational engagement.

Continued asset monetization by large corporates is expected 

to drive more frequent turnover, particularly in the three- to 

four-star segment. As corporate asset efficiency strategies align 

with institutional investors’ portfolio diversification needs, hotels 

transactions will take on a more prominent role in Korea’s 

commercial real estate investment market.

Tourism recovery to re-energize hotel market

Figure 64: Seoul Hotels Market: Current Status, Transactions, and Outlook

Figure 66: Major hotel deal pipelines in 2026Figure 65: Master Lease vs. Management

Category Master Lease Management

Revenue 
Structure

Fixed rent collection
Performance-based 
revenue generation

Market 
Sensitivity

Low 
(Defensive strategy)

High 
(Flexible strategy)

RevPAR Upside Accrued to operator Accrued to investor

Asset Valuation Rent-based valuation
Reflected operating profit 

growth

Optimal Timing
Market downturn (High 

uncertainty)
Market upturn (Recovery 

phase)

Remarks Defensive investment Value-add investment

Hotels Name Rooms
Grade 
(Stars)

Operating 
Model

Fairfield by Marriott Seoul 556 4 Management

VOCO Seoul Myeongdong 576 4 Management

Nine Tree Parnas 
Dongdaemun

219 3 Master Lease

Shilla Stay Seodaemun 319 3 Master Lease

Skypark Central Seoul 
Pangyo

206 3 Master Lease

GLAD Hotel                       
(Total Portfolio)

1,114 - -

3-star+ Hotels & Rooms in Seoul

163 hotels / 40,151 rooms                       
(as of 2024)

2025 Hotels Transactions

9 cases / Approx. KRW 2T                  
(3,138 rooms)

Scheduled 5-star+ Hotel Openings

9 cases
(2026-2032)

Source: CBRE Research, December 2025.



45 CBRE RESEARCH © 2026 CBRE, INC .

2026 Real Estate Market Outlook | Korea

Grade A office and logistics cap rates set to be stable in 2026

The BoK’s monetary and credit policy is expected to remain 

accommodative in 2026, but the pace of rate cuts is likely to be 

more gradual than market expectations, given financial stability 

risks including household debt and housing price volatility.

This policy uncertainty and gradual easing trajectory are 

expected to keep cap rates for Grade A office and logistics 

assets broadly stable in 2026. This may require investors to 

focus less on a simple “rate cut benefit” and more on securing 

returns through improvements in asset fundamentals, including 

rental growth. At the same time, this also indicates that there 

has been strong buying demand willing to secure prime assets 

even at the cost of accepting spread compression.

CBRE’s yield expectations have shifted downward, with asset 

value appreciation becoming more visible. Office yields have 

shown the most limited adjustment range and remain anchored 

at the lowest levels, even amid rate movements. Logistics and 

hotels continue to trade at higher yields than offices, while data 

centers have closed transactions in the low-to-mid 5% range.

2026 will see stable yield conditions across most sectors (ex 

logistics), given the conservative operation of monetary policy. 

This will see the market characterized less by sharp price 

movements and more by selective investment focused on prime 

assets and the upgrading of income structures.
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Figure 68: Cap Rate Trends by Major Sector
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Figure 67: Grade A Office & Logistics Cap Rate Trends

O
ff

ic
e

Lo
gi

st
ic

s
H

o
te

ls
D

at
a 

C
en

te
rs

3.8%

4.8%

4.8%

5.3%

4.8%

5.5%

5.5%

6.5%



© Copyright 2026. All rights reserved. The views and opinions in these articles belong to the author and do not necessarily represent the views and opinions of CBRE. Our employees are obliged not to make any defamatory 
clauses, infringe or authorize infringement of any legal rights. Therefore, the company will not be responsible for or be liable for any damages or other liabilities arising from such statements included in the report.

Capital Markets

Sean Choi

Head of Capital Markets, Korea

sean.choi@cbre.com

Joonho Park

Senior Director, Institutional Transactions, Korea

joonho.park@cbre.com

Jihyun Lee

Senior Director, Industrial & Logistics, Korea

ji-hyun.lee@cbre.com

Andy Kim

Senior Director, Data Center Solutions, Korea

andy.kim@cbre.com

Korea Research 

Claire Choi 

Head of Research, Korea

claire.choi@cbre.com

Simon Yoo

Associate Director

simon.yoo@cbre.com

Rachel Shin

Analyst

rachel.shin@cbre.com

Contacts

Office Leasing

Robert Wilkinson

Head of Office Leasing, Korea

robert.wilkinson@cbre.com

Victoria Choi

Executive Director, Office Occupier Leasing, Korea

victoria.choi@cbre.com

Hyunjune Lim

Senior Director, Office Investor Leasing, Korea

hj.lim@cbre.com

Retail

Ryan Kim

Head of Retail, Korea

ryan.kim@cbre.com


	Slide 1:  Korea Real Estate Market Outlook
	Slide 2
	Slide 3: Economy
	Slide 4
	Slide 5
	Slide 6
	Slide 7
	Slide 8
	Slide 9: Office
	Slide 10
	Slide 11
	Slide 12
	Slide 13
	Slide 14
	Slide 15
	Slide 16
	Slide 17
	Slide 18: Retail
	Slide 19
	Slide 20
	Slide 21
	Slide 22
	Slide 23
	Slide 24
	Slide 25
	Slide 26
	Slide 27: Logistics
	Slide 28
	Slide 29
	Slide 30
	Slide 31
	Slide 32
	Slide 33
	Slide 34
	Slide 35
	Slide 36: Investment
	Slide 37
	Slide 38
	Slide 39
	Slide 40
	Slide 41
	Slide 42
	Slide 43
	Slide 44
	Slide 45
	Slide 46: Contacts

