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Auckland Property
Market Overview

INSIGHTS

Higher interest rates and the delayed economic recovery have been weighing on
liquidity and pricing in some segments of the investment market. Office has been
affected more heavily than industrial and retail.

The CBD office leasing market continued to be active in Q3 with some notable
deals. In Grade A and B, building specific vacancy factors are driving divergent
rental trends with the net outcome being moderately falling rents. Non-CBD
office rents were stable in Q3, but continued weak demand is pointing to
downward pressure.

Industrial owners with vacancy exposure are increasingly prepared to incentivise
leasing deals to secure occupiers, leading to softening net effective rents in some
suburbs with higher vacancy rates and imminent supply.

Retail sales and leasing have also been generally soft. Retail rents were stable to
decreasing across most centre categories, the CBD retail market’s sentiment has
been improving.

The June vacancy survey showed a turn for the positive in the CBD office market.
However, vacancy rates are higher in the non-CBD office and industrial markets,

with both experiencing negative net absorption.
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Market Indicators

Stock Vacancy Net Face Rent  Incentives

(sqm) (%) ($/sqm) (%)
Prime CBD Office 819,854 12.8% 375 - 950 8-30 5.75-8.80
Secondary CBD Office 678,704 25.2% 200 - 600 10-30 7.00-9.75
Prime Industrial 6,883,767 2.3% 180 - 260 8-12 5.00 - 6.00
Secondary Industrial 7,422,144 2.4% 120 - 220 8-12 5.40 -7.10
Prime CBD Retail 2,500 - 6,000 4-6 5.35 - 6.50
Major Regional 294,628 14 700 -2,900 4-6 6.40 - 6.90
LFR Centre 474,053 1.8 180 - 550 4-6 6.50 - 6.90

Note: Rent data is as at September 2026. Office and Industrial stock and vacancy data is as at June 2026; Retail stock and vacancy data is as
at December 2025. Industrial face rents are blended. Yields represent freehold only.
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Official Cash Rate (OCR)

Economy 50
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New Zealand's economy grew by 0.2% in Q2 2026 compared with the previous
quarter, slightly above the 0.0% the RBNZ forecast in its most recent Monetary 40
Policy Statement. The result reflects a quarter in which confidence was starting
to rise, as international oil prices receded and the prospect of the Strait of
Hormuz reopening improved. From an expenditure perspective, growth was 20
driven by an increase in goods exports, particularly meat and dairy (helped by

3.0

%

high international prices), and by higher investment in fixed assets. e

0.0
However, inflationary pressures continue to pose risks to the economy. Annual 5§ § 8§88 388833338888 Q R
inflation reached 4.1% in Q2, more than double the 2.0% midpoint of the inflation § 8 2 388 5838855283355 33858358338

target. As a result, the RBNZ raised the OCR by 25 bps to 2.50% in July. At its
most recent meeting in September, the Monetary Policy Committee raised the
OCR by a further 25 bps to 2.75%, arguing that inflation is expected to remain
elevated over the next year given the first- and second-round effects of higher 1o
fuel prices. Although the RBNZ expects economic growth to resume sometime 9.0
this year on the back of the export sector's continued solid performance, it also

Source: Reserve Bank of New Zealand

New Zealand Inflation (annual % change)
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outlined risks to the economy, such as high unemployment, subdued private S
C
consumption and slow house price growth. Despite spare capacity in the £ 50
©
domestic economy, the market consensus is that monetary policy tightening T 30 L o o e g o e e
will continue in the coming quarters, albeit at a less aggressive pace given the ] 1% - 3% inflation target band
current negative output gap. E 10
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Overall, the outlook is mixed across the range of economic growth drivers but in
net should underwrite moderate growth during the next 18-24 months. -3.0
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Investment Market Auckland Indicative Yields by Sector

9%
Higher interest rates and the delayed economic recovery are weighing on liquidity

and pricing in some segments of the investment market. Although recent transaction
activity suggests otherwise, the office investment market appears to lack depth.
Institutional investors seeking core assets are focused on bigger markets such as
Australia, where plenty of CBD stock is also available. Currently, office investors are 8%
predominantly seeking value-add returns, with the math being harder for core
property. Overall, there is an apparent bid ask spread across most deals, and
liquidity is thinner than last quarter. As a result, we have consistently softened office — ~ <

- > — —
yields upward across the full quality spectrum. 7% - \ —— 7_7*//
_~

The industrial investment market for assets below circa $20 million remains highly

liquid, with transactional evidence showing firm pricing in the low to mid 5% range.

For larger assets, a pricing disconnect has emerged between vendors and === ==< -
purchasers. For purchasers, core prime industrial at circa $80 million-plus has a 6%

baseline of about 5.5%, although the very best assets will trade below this, depending

on the lease profile and how contract rent sits against the market. Relative to office,

the industrial sector’s resilience at lower yield levels is being assisted by a more

diverse and less leveraged buyer audience, a lower management burden and less 5%

NOI erosion through incentives and fitout costs, and greater conviction around its

occupier market fundamentals.

The recent flurry of retail centre investment activity provides a useful context for

- . . 4%
pricing, and for the most part reflects our calls on yields from last quarter. Relatively
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high yields, a view tha.t thf& sector’s structhaI.headW|nds from e-commerce have B g g 5 5 3 s 5 § g g 5 §
passed, and a lack of imminent threat to existing centres from new supply mean CBD Prime Office CBD Secondary Office Non-CBD Secondary Office
investor interest in retail is maintaining momentum. However, in Q3, yield firming has Non-CBD Prime Office Prime Industrial = —==-- Secondary Industrial
eased, as higher debt costs have slowed the pace compared with the previous 4-5 = = Major Regional Centre — ~——LFR Centre Community Centre
quarters Note: CBD Prime office and major regional shopping centre yields firmed in Q3 2024 due to some non-market or basket component

changes including introducing and withdrawing a few new buildings. The market trend in Q3 was flat in these submarkets. CBD
Secondary office yields firmed also due to some basket component changes. The market change is 1 bp softening.
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CBD Office Vacancy

CBD vacancy decreased by around 6,500 sgm in H1 2026 to 266,000 sgm, or 17.8%,
reflecting the interplay of occupier moves, new stock entering the market with
vacancy, and older stock being removed from the market all playing a role.

H1 net absorption reached 4,500 sgm, following a strong H2 2025. Two factors
drove the positive result: tenants relocating from Non-CBD suburbs into the CBD,
and tenants expanding their footprint.

GHD leased around 2,700 sgm at 21 Queen Street and will relocate from Freemans
Bay in March 2027. Generate KiwiSaver took more space at 21 Queen Street. These
two tenants have taken up all the backfill vacancies left by the NZ Super Fund,
which recently relocated to 12 Queen Street. NZTA expanded their footprint at 137
Quay Street and Contact Energy took an additional floor in the HSBC Tower. These
moves were the big drivers of positive net absorption in the CBD.

In H1, gross new supply stayed well below the H2 2025 level. Only the ex. Post Office
building at 12 Queen Street was reintroduced to the market, refurbished by Cooper
and Company. The ground floor is vacant, being subleased by NZ Super Fund.

Three buildings were withdrawn in H1. Some preparation work is underway on 22
Durham Street, part of the Exchange project. 20 Hobson St and 25 Swanson St have
left the office market, though the developer has yet to set out clear plans for them.
This results in more than 5,000 sgm of Grades C & D vacant space withdrawn from
the market.

Overall, lower vacancy rates in Premium, Grades A and B are driven by positive net
absorption, while Grade C rose on weaker occupancy and negative absorption.
Although Grade D had 1,700 sgm of more vacant space, vacant stock withdrawn
overweighed new vacancies, resulting in a lower vacancy rate.
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PREMIUM  GRADEA GRADEB GRADEC GRADED TOTAL

% 51% 17.6%

Vacancy at Jun-26
sgm 18,574 80,675
Vacancy at Dec-25 % 5.8% 18.2%
sgm 21,180 82,292

24.8% 23.1% 31.2% 17.8%
84,527 61,540 20,820 266,136
25.6% 21.9% 32.8% 18.2%
87,268 58,658 23,260 272,658
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CBD Office Rents

The Auckland CBD office leasing market was active in Q3 with notable deals such as
Auckland Transport’s lease, which will result in a move from Viaduct Harbour to
Albert Street. Grade A has been a more active submarket than Premium, which was
relatively quiet in Q3 with stable rents. Grade A and B rents are more divergent.
Some owners of buildings with low vacancies are lowering incentives while others
with more vacancies are raising them, generally by providing full fit-out solutions.

The net result is Grade A and B’s net effective rents down slightly in Q3, by 0.1% and
0.7%, respectively.

On average, Prime (Premium and Grade A) net effective rents are $463/sqm/year,
down by $3 or 0.6% YTD, while Secondary (Grades B & C) are $261/sgm/year, down
by 1.0% YTD.
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CBD Oftice Market Outlook

Vacancy

The substantial rise in vacancy rates during 2024-2025 were driven primarily by a
combination of weak demand and a large supply pipeline. We believe that due to the
stronger demand and limited new supply, vacancy rates will decline gradually in the
next three years to 2028. More new supply in 2029 will likely push Secondary
vacancy rates up mildly due to backfill vacancies.

The vacancy reduction varies by scenario. With new supply relatively certain, the
main drivers of the variation are the amount of Secondary space withdrawn and the
pace of net absorption recovery in 2026 and later years. The base scenario shows
that flight to quality will continue, and the Prime vacancy rate will drop gradually
from 12.6% in 2025 to 9.5% by 2028, before some new projects come to the market.
In contrast, the Secondary vacancy rate will keep at a higher level, around 25%.

Rent

Combined with improved demand and much less new supply entering the market in
the next two years, Prime effective rents are expected to increase by around 2% to
4% in 2027 and 2028 after a further rent decline in 2026 due to higher incentives.
Given already-low rents and the substantial incentives built into the Secondary
(Grade B) market rents, further substantial falls are unlikely. We forecast that Grade
B rents will continue to face downward pressure this year but will have some
recovery next year, as landlords with good leasing progress and lower vacancy
begin to withdraw incentives.
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Non-CBD Office Vacancy

Overall vacancy rose from 11.7% to 12.0% in the first half of 2026, reaching a post-
pandemic high.

In Grade A, the majority of new vacancies originated from 78 Taharoto Road in
Northcote and 33 Broadway in Newmarket due to WDHB and Avanti Finance
vacating their previous offices. Grade A saw little vacancy take up in H1, with only
four tenants taking over 2,000 sgm in total across the city fringe suburbs.

Grade B vacant space decreased by around 5500 sgm in H1, driven by expansion
and by relocations out of non monitored/non traditional office space. North West
College took new, larger space at 199 Universal Drive, and will relocate from a non-
office space by the end of 2026. PSA relocated from 155 New North Road to a larger
office at 2 Nuffield Street. ASB vacated 288 Lincoln Road, which is vacant for lease.
However, Grades C & D saw more new vacancies than occupancies, leading to
higher vacancy rates.

Overall net absorption was -5,700 sgm in the six month to June 2026. Although still
negative, it was the strongest half year since H2 2024, the three preceding halves
each came in below -10,000 sgm. Parnell again recorded the strongest positive net
absorption at 2,000 sgm, following 3,000 sgm in H2 2025. Albany, Takapuna,
Newton, Greenlane, Penrose and East Tamaki all had positive absorption, however,
each below 1,000 sgm. In contrast, North Shore Suburban, Newmarket, and
Manukau recorded the most significant negative absorption, reaching -5,900 sqm in
H1in total.
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Non-CBD Oftice Rents

The non-CBD office market has been soft in the past year, and the trend persisted
in Q3 2026, being negatively impacted by a centralisation trend and generally soft
demand. Although the market had enquiries, leasing activity was low. While demand
in the city fringe and southern suburbs was stronger than in North Auckland in the
past few years, more recently, these regions have also seen a drop in demand and
an increase in vacancy. After some incentive increases in the last twelve months, we
did not move incentives up again. However, continued weak demand is pointing to
downward pressure on effective rents.

The Grade A (Prime) net effective rent across all the suburbs was at $363/sqm/year,
and the Secondary rent (Grades B & C) at $257. Newmarket still has the highest
Prime rents largely due to some new and high quality buildings on Carlton Gore
Road.
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Non-CBD Office Market Outlook

Vacancy

Centralisation remains a concern and so does relatively weak demand for satellite
office space in suburban locations. Therefore, total vacancy will increase in 2026
and stabilise or slightly decrease in 2027 before further declines in 2028 and 2029.

Around 12,000 sgm of new stock, combined with centralisation will result in higher
vacancy in Grade A this year. Secondary vacancy will also increase due to the
similar reasons to Grade A.

Overall, Prime vacancy rates are expected to decline moderately from 12.6% by the
end of 2026 to 9.8% by the end of 2029, but most of the decline will happen in 2028
and 2029. However, Secondary vacancy rates will remain above 10%, with some
decline in 2028 and 2029 due to a stronger economy with higher employment rate.

Rents

Rental forecasts for 2026 are negative. Given continued low demand resulting in a
higher vacancy rate this year, both grades’ net effective rents will continue to face
downward pressure. Driven by demand turning more positive from 2027, rents are
likely to stablise first in 2027 and start some moderate increases from 2028
onwards.
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Retail Vacancy

Challenging conditions for retailers are reflected in vacancies. While retail centre
vacancy remains low in an absolute sense at 2.7%, it has increased materially from
1.8% over the past year. The increase was broad based across centre categories but
most keenly experienced amongst sub regional centres representing the squeezed
middle ground of the retail format continuum, reflecting the vacancy gap between
high and low quality stock as high quality centres with strong anchors are
significantly outperforming.
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Retail Rents

Retail leasing activity has also been generally soft. Our assessment indicates that
retail rents were stable to decreasing across most centre categories. On the other
hand, sentiment is improving in the CBD retail market. Vacancy is falling, public

safety concerns are being addressed, and trading is improving, although some parts
of the Secondary market remain challenging.

Therefore, the Prime CBD strip retail, major regional, neighbourhood and LFR’s rents
remained largely unchanged.
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Industrial Vacancy

Vacancy in H1 2026 increased by 0.6 percentage points to 3.0%. Total vacant space
increased by approximately 80,000 sgm. Grade A vacancy increased by 33,000
sgm, or 0.5 percentage points. Speculative developments contributed 17,000 sgm of
new vacant space, and the existing stock a further 16,000 sqm on a net basis, where
space consolidation left more new vacancies than take-up could offset. Secondary
vacancy increased by 47,000 sgm or 0.6 percentage points, also mainly driven by
space consolidation with more vacancies than in H2 2025.

A key market trend is occupiers consolidating out of smaller, lower-quality buildings
and relocating to new stock, which leaves backfill vacancies in the older stock.

Net absorption (six monthly) was negative again following H2 2025, and the annual
absorption for the year to June fell to -83,000 sgm. Grade A net absorption stayed
positive at 31,000 sgm in H1, while Secondary (Grades B, C & D) absorption
recorded -76,000 sgm, due to both new vacancies and occupied stock withdrawn
for redevelopment.
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Industrial Rents

Similarly to office, some industrial owners with vacancy exposure are highly
motivated and increasingly prepared to incentivise leasing deals to secure
occupiers within a general view that as vacancy rises further, finding tenants will
become more competitive over the next few quarters. This indicates that suburbs
like Wiri and East Tamaki, with higher vacancy rates and imminent supply, face more
downward pressure, and therefore lower effective rents reflect higher incentives in
these suburbs.

The overall Prime net effective average industrial rent decreased by 15% to
$191/sgm. The aggregated Secondary average declined by 0.8% to $147.
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Industrial Market Outlook

Vacancy

Based on the under-construction pipeline, we expect around 230,000 sgm of new
buildings to be completed by the end of 2026. Only over 40% the new supply is pre-
leased. The substantial speculative supply this year suggests developers will adopt
a more cautious approach in 2027.

Net absorption in 2026 will be lower than last year’s level given -45,000 sgm of net
absorption in H1 and a relatively quiet market so far in H2. Demand will lag behind
supply, partially driven by 3PL tenants continuing to consolidate into higher-quality
or larger spaces and vacating lower quality and/or smaller warehouses, as well as
some backfill vacancies due to tenants relocating to new buildings. We expect that
vacancy in 2026 and 2027 will continue to increase. In 2028, Prime vacancy is
expected to decrease, due to both higher net absorption and lower net new supply
than in 2026 and 2027. Flight to quality, particularly to high-stud warehouses, will
boost new supply from 2028 onwards, once much of the speculative space has been
taken up. Demand will also improve, helping vacancy decrease gradually from 2028.

Rents

The market was relatively active in Q1 but became more subdued in Q2-Q3 this year.
The market faces upward pressure on incentives and as new supply completes and
pushes vacancy up, the tenant-led rental dynamic will strengthen, and incentives
are likely to rise, further eroding effective rents. Therefore, our forecasts indicate
net effective rents down in 2026 and 2027 before vacancy dropping to push
effective rents up in 2028.
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Definitions

Office building grades

Premium: Top quality landmark space which is generally the pacesetter in establishing rents and includes the following general attributes: prestige lobby; high architectural merit; prominent location; prestigious occupiers; the latest or
recent generation of building services; ample natural lighting; good views and outlook; quality access to and from an attractive street environment; large size - +20,000 sqm. Grade A: High-quality modern space including many but not all
Premium features. Grade B: Good quality modern space with some but not all Grade A features and to a lower standard. Grade C: Average quality air-conditioned space. Grade D: Older style poor quality space. Prime: Combination of
Premium and Grade A. Secondary: Combination of Grade B and C. As of Q4 2024 Auckland CBD stock, each Grade includes some of each the building typology — Tower/Standard, Campus, and Character.

Industrial building grades

Prime: Industrial space used for general warehousing or logistics with stud heights of 9 metres or more, largely column free. Lettable area will exceed 1500 sqm. The property will be of a high specification and well maintained. The grade
encompasses properties from the current generation of design build premises to buildings built over the previous cycle. Secondary: Industrial space generally built prior to the mid 1990s, inferior to Prime space in terms of building quality

and specifications being lower stud (generally between 6 and 9 metres) and in some cases lacking Capex and having deferred maintenance issues although still providing functional industrial accommodation. Lettable area will exceed 500
sgm.

Rents and yields

CBRE uses the “basket of buildings” methodology to determine market yields and rents. For each property sector covered, a group of representative buildings are nominated and a panel containing senior members of appropriate
departments within CBRE convenes to assess the market level of yields and rents for these buildings. Based on this, CBRE's indicative average rental and yield figures reflect our view of the market after considering available appropriate
evidence. Yields represent initial yields based on market rents. Rents are net effective. The industrial rents presented are a combined warehouse and office figure. As of Q4 2024 Auckland CBD each Grade’s “basket of buildings” includes
examples of each building typology.

Contacts

Zoltan Moricz Shang (Roger) Du
Executive Director Research Manager
Head of Research, New Zealand rogerdu@cbre.com

zoltan.moricz@cbre.co.nz
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