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Key takeaways:

• This Wednesday, the Federal Open Market Committee (FOMC) held policy rates steady at 3.50%-

3.75%. The commentary that followed highlighted a more constructive macroeconomic 

backdrop, supported by recent economic data. 

• In this Global Credit Weekly, we also review 4Q2025 developments in the commercial real estate 

(CRE) market. Improved transaction activity and stabilizing property values point to continued 

progress toward recovery in 2026, in our view.

• Still, dispersion both between and within property types is meaningful. We examine upcoming 

CRE loan maturities to assess where stress persists across the CRE market. 

Market insights contributor

Dominique Bly 
Macro Credit Research Strategist

Steady ahead for the U.S. economy and the policy rate

This Wednesday, January 28th, the Federal Reserve Open Market Committee (FOMC) announced their 

decision to hold the federal funds rate steady at 3.50% – 3.75%, following three consecutive 25 bp cuts 

in prior meetings. In the press conference following, Federal Reserve (Fed) Chair Jerome Powell 

highlighted how data available since the last meeting suggest a “clear improvement” in the growth 

outlook and some signs of stabilization in the labor market. 

When asked about the so-called neutral rate of interest, Powell noted that current policy rates are likely 

“within range of plausible estimates.” He added that, given the strength of recent economic data, policy 

could be characterized as “somewhat restrictive.” Powell also acknowledged “some tension” in the Fed’s 

dual mandate but suggested that this tension has eased over time, as downside risks to the labor market 

and upside risks to inflation have moderated. 

In our view, the decision to hold rates steady reflects increased confidence in a more supportive U.S. 

macro backdrop, and further underscores our expectation for normalizing monetary policy, not a deep 

easing cycle into accommodative territory. For rate-sensitive asset classes such as commercial real estate 

(CRE), this evolving policy environment has important implications for valuations, transaction activity, 

and refinancing dynamics.

Topics in this piece:
Macro
Commercial Real Estate

Exhibit 1: Office properties account for the largest share of stressed loan maturities in 2026
2026 CRE loan maturities by property type ($bn), classified by whether estimated current property values 
are ‘above’ or ‘below’ outstanding loan balances

Source: MSCI Real Capital Analytics, BlackRock. Captures data through December 31, 2025.
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https://www.federalreserve.gov/monetarypolicy/files/monetary20260128a1.pdf
https://www.brookings.edu/articles/the-hutchins-center-explains-the-neutral-rate-of-interest/
https://www.chicagofed.org/research/dual-mandate/dual-mandate
https://www.blackrock.com/gls-download/literature/market-commentary/global-credit-outlook-q1-2026.pdf
https://www.blackrock.com/institutions/en-global/institutional-insights/thought-leadership/credit-outlook
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CRE continues its gradual path toward recovery…

In recent years, commercial real estate (CRE) has faced a combination of macroeconomic and structural 

headwinds that have complicated price discovery across CRE markets. Higher interest rates, while having 

nuanced effects across CRE borrower types, have weighed on valuations. At the same time, structural 

shifts such as changing office usage and advances in data center demands, have reshaped demand 

dynamics and accelerated obsolesce for select property types.

Against this backdrop, market participants have been awaiting an improvement in transaction activity 

and stabilization of property prices, both critical to a broader CRE recovery. While progress has been 

made on both fronts, it has been uneven between, and within, property types.

That said, we believe 4Q2025 laid a strong foundation for continued normalization in 2026. CRE 

transaction activity increased considerably across all major property types with 4Q2025 volumes up 32% 

year-over-year (YoY), per data from Real Capital Analytics (RCA; Exhibit 2). And while activity was boosted 

by a large data center financing, transaction growth remained strong even when excluding data center 

transactions. Elevated loan maturities, as discussed in our 1Q2026 Global Credit Outlook, likely 

contributed to the pickup in activity. 

Still, aggregate 2025 transaction volumes remain well below 2021–2022 levels, suggesting further 

recovery potential. 

Property values, using the RCA Commercial Property Price Indices (CPPI), continued steadily during the 

quarter, though cumulative price changes since 2019 remain highly dispersed across sectors (Exhibit 3). 

Overall, while CRE appears increasingly positioned for recovery at the aggregate level, outcomes will 

continue to diverge meaningfully by factors such as property type, asset quality, and loan vintage.

Exhibit 2: U.S. CRE transaction activity 
continued to grow in the fourth quarter
U.S. CRE transaction volume, in $ billions

Source: MSCI Real Capital Analytics, BlackRock. Captures data 
through 4Q2025. Other include hotels, dev sites, seniors housing 
& care, and data centers.

Exhibit 3: Prices remain stable
Cumulative percent change in the level of the Real 
Capital Analytics Commercial Property Price Indices 
(RCA CPPI), since January 2019

Source: MSCI Real Capital Analytics, BlackRock. Captures data 
through December 31, 2025. 
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https://www.blackrock.com/gls-download/literature/market-commentary/global-credit-weekly-20250220.pdf
https://www.blackrock.com/institutions/en-global/institutional-insights/thought-leadership/credit-outlook
https://www.blackrock.com/gls-download/literature/market-commentary/global-credit-outlook-q1-2026.pdf
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…while CRE loan maturities underscore continued dispersion

We expect refinancing and amendment activity to reflect meaningful dispersion over the year ahead.

As we’ve discussed previously, lenders’ willingness to amend loans is often contingent on whether such 

actions improve the likelihood of a more favorable outcome, such as a more complete principal recovery 

in the event of borrower stress. In less stressed environments, fewer maturities require modification. 

Consistent with this, a Moody’s analysis spanning 66 rated banks found that the median CRE loan 

modification rate declined modestly in 3Q2025 (Exhibit 4). While modification levels remained elevated 

relative to early 2025, the decline suggests that stress in the CRE market may be easing. 

That said, analyses of upcoming loan maturities from Green Street and RCA highlight continued 

dispersion, with office properties proving to be the most challenged. 

Green Street’s analysis uses the Commercial Mortgage-Backed Securities (CMBS) market as a proxy for 

broader CRE. With approximately 30% of outstanding CMBS loans set to mature through 2028, 

refinancing activity has become an increasing focus for market participants. In aggregate, more than 

75% of these maturing loans appear refinanceable without additional equity. However, office loans stand 

out, with only 56% refinanceable absent an equity infusion (Exhibit 5).

Similarly, an RCA analysis focused on 2026 maturities finds that office loans account for the largest share 

of “stressed” volume. Indeed, approximately 23% of office debt maturing in 2026 is tied to properties 

whose estimated values are below outstanding loan balances, compared with an average of less than 7% 

across other sectors (Exhibit 1). 

Notably, more than half of stressed office loan volume was originated in 2021, when borrowing costs were 

low (Exhibit 6).

Taken together, these dynamics suggest that CRE is increasingly positioned for recovery at the aggregate 

level, even as outcomes continue to diverge by property type and loan vintage. For investors, this 

environment reinforces the importance of selectivity and diversification, as refinancing outcomes will play 

a key role in shaping performance across the CRE landscape.

Exhibit 4: CRE loan modifications fell modestly in 3Q2025
Rolling 12-month median CRE loan modification rates, as a percentage of total loans, across the Moody's 
U.S. banking universe

Source: Moody’s, company filings, BlackRock. As of 3Q2025 (most recent available).
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Exhibit 6: 2021 vintage office loans demonstrate the most stress
2026 office property loan maturities ($bn), by vintage year, classified by whether estimated current property 
values are ‘above’ or ‘below’ outstanding loan balances

Source: MSCI Real Capital Analytics, BlackRock. Captures data through December 31, 2025. 
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Exhibit 5: 44% of office properties maturing are troubled, or will require additional equity
Composition of maturities in the Commercial Mortgage-backed Securities (CMBS) market through 2028, 
by property type, based on current loan “refinanceability”

Source: Green Street, Intex, BlackRock. Share is based on weighted average value of loans outstanding. Based on maturity wall as of 
3Q2025. In-place debt yield is based on 2024 NOI. Analysis assumes that CMBS underwriting standards are unchanged vs. 2025. 
Cash-out Refinanceable = share of loans where in-place debt yields are above underwritten debt yields on SASB deals in 2025 (Apt & 
Industrial >8%; Others >12%). Refinanceable at Par = In-place debt-yields in line with 2025 underwriting standards. Refinanceable 
with equity infusion = In-place debt yields modestly below 2025 underwritten levels (Apt & Industrial: 5.0-7.0%; Others 7.0%-9.0%). 
Troubled = In-place debt yields well below 2025 underwriting.
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at your sole discretion. BlackRock México is not authorized to receive deposits, carry out intermediation activities, or act as a broker 
dealer, or bank in Mexico. For more information on BlackRock México, please visit: www.blackRock.com/mx. BlackRock receives 
revenue in the form of advisory fees for our advisory services and management fees for our mutual funds, exchange traded funds and 
collective investment trusts. Any modification, change, distribution or inadequate use of information of this document is not 
responsibility of BlackRock or any of its affiliates. Pursuant to the Mexican Data Privacy Law (Ley Federal de Protección de Datos 
Personales en Posesión de Particulares), to register your personal data you must confirm that you have read and understood the 
Privacy Notice of BlackRock México Operadora. For the full disclosure, please visit www.blackRock.com/mx and accept that your 
personal information will be managed according with the terms and conditions set forth therein. 

In Peru, this private offer does not constitute a public offer, and is not registered with the Securities Market Public Registry of the 
Peruvian Securities Market Commission, for use only with institutional investors as such term is defined by the Superintendencia de 
Banca, Seguros y AFP. 

This material is for distribution to Professional Clients (as defined by the Financial Conduct Authority or MiFID Rules) only and 
should not be relied upon by any other persons.

In the UK and Non-European Economic Area (EEA) countries: this is Issued by BlackRock Investment Management (UK) Limited, 
authorised and regulated by the Financial Conduct Authority. Registered office: 12 Throgmorton Avenue, London, EC2N 2DL. Tel: + 44 
(0)20 7743 3000. Registered in England and Wales No. 02020394. For your protection telephone calls are usually recorded. Please 
refer to the Financial Conduct Authority website for a list of authorised activities conducted by BlackRock.  

In the European Economic Area (EEA): This document is marketing material. This is Issued by BlackRock (Netherlands) B.V. and is 
authorised and regulated by the Netherlands Authority for the Financial Markets. Registered office Amstelplein 1, 1096 HA, 
Amsterdam, Tel: 020 – 549 5200, Tel: 31-20-549-5200. Trade Register No. 17068311 For your protection telephone calls are usually 
recorded.  

In Switzerland: This document shall be exclusively made available to, and directed at, qualified investors as defined in Article 10 (3) of 
the CISA of 23 June 2006, as amended, at the exclusion of qualified investors with an opting-out pursuant to Art. 5 (1) of the Swiss 
Federal Act on Financial Services ("FinSA"). For information on art. 8 / 9 Financial Services Act (FinSA) and on your client 
segmentation under art. 4 FinSA, please see the following website: www.blackrock.com/finsa.  

In Israel: BlackRock Investment Management (UK) Limited is not licenced under Israel's Regulation of Investment Advice, Investment 
Marketing and Portfolio Management Law, 5755-1995 (the “Advice Law”), nor does it carry insurance thereunder.   

In the DIFC: This document is intended strictly for Professional Clients as defined under the Dubai Financial Services Authority 
(“DFSA”) Conduct of Business (COB) Rules.  Blackrock Advisors (UK) Limited -Dubai Branch is a DIFC Foreign Recognised Company 
registered with the DIFC Registrar of Companies (DIFC Registered Number 546), with its office at Unit L15 - 01A, ICD Brookfield 
Place, Dubai International Financial Centre, PO Box 506661, Dubai, UAE, and is regulated by the DFSA to engage in the regulated 
activities of ‘Advising on Financial Products’ and ‘Arranging Deals in Investments’ in or from the DIFC, both of which are limited to 
units in a collective investment fund (DFSA Reference Number F000738).  
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In Saudi Arabia, This document is intended for Institutional and Qualified Clients (as defined by the Capital Market Authority) only 
and should not be relied upon by any other persons.  BlackRock Saudi Arabia, authorised and regulated by the Capital Market 
Authority (License Number 18- 192-30). Registered office: 7976 Salim Ibn Abi Bakr Shaikan St, 2223 West Umm Al Hamam District 
Riyadh, 12329 Riyadh, Kingdom of Saudi Arabia, Tel: +966 11 838 3600. CR No, 1010479419. For your protection telephone calls are 
usually recorded. Please refer to the Capital Market Authority website for a list of authorised activities conducted by BlackRock Saudi 
Arabia.  

In Bahrain: The information contained in this document is intended strictly for sophisticated institutions

In the United Arab Emirates (UAE) (excluding the Dubai International Financial Centre (DIFC) and the Abu Dhabi Global Market 
(ADGM)): The information contained in this document is intended to Professional Investors.

Abu Dhabi Global Markets

This communication is sent strictly within the context of, and constitutes, an Exempt Communication under the Financial 
Services and Markets Regulations 2015 (as amended). 

BlackRock Advisors (UK) Limited - ADGM Branch  is a Branch of a Foreign Company registered with the Abu Dhabi Global Market 
Registration Authority (Registered number 21523),  with its office at Floor 25, Al Sila Tower, Abu Dhabi Global Market  Square, Al 
Maryah Island, Abu Dhabi, UAE, and is regulated by the ADGM Financial Services Regulatory Authority (“FSRA”) to engage  in the 
regulated activities of ‘Arranging Deals in Investments’; ‘Advising on Investments or Credit’ ‘Managing Assets’; and ‘Managing in a 
Collective Investment Fund’ (FRSA Reference 240099. 

In the State of Qatar and the Qatar Financial Centre (QFC): This document is intended strictly for sophisticated institutions.  

In Kuwait: This document is intended strictly for sophisticated institutions that are ‘Professional Clients’ as defined under the Kuwait 
Capital Markets Law and its Executive Bylaws. 

The information contained in this document, does not constitute and should not be construed as an offer of, invitation or proposal to 
make an offer for, recommendation to apply for or an opinion or guidance on a financial product, service and/or strategy. Whilst great 
care has been taken to ensure that the information contained in this document is accurate, no responsibility can be accepted for any 
errors, mistakes or omissions or for any action taken in reliance thereon. You may only reproduce, circulate and use this document (or 
any part of it) with the consent of BlackRock Investment Management (UK). The information contained in this document is for 
information purposes only. It is not intended for and should not be distributed to, or relied upon by, members of the public.  

The information contained in this document, may contain statements that are not purely historical in nature but are “forward-looking 
statements”. These include, amongst other things, projections, forecasts or estimates of income. These forward-looking statements 
are based upon certain assumptions, some of which are described in other relevant documents or materials. If you do not understand 
the contents of this document, you should consult an authorised financial adviser. Any research in this document has been procured 
and may have been acted on by BlackRock for its own purpose. The results of such research are being made available only 
incidentally. The views expressed do not constitute investment or any other advice and are subject to change. They do not necessarily 
reflect the views of any company in the BlackRock Group or any part thereof and no assurances are made as to their accuracy. Any 
opinions, forecasts represent an assessment of the market environment at a specific time and is not intended to be a forecast of 
future events or a guarantee of future results. This information should not be relied upon by the reader as research, investment advice 
or a recommendation. This document is for information purposes only and does not constitute an offer or invitation to anyone to 
invest in any BlackRock funds and has not been prepared in connection with any such offer.  If you are an intermediary or third-party 
distributor, you must only disseminate this material to other Professional Investors as permitted in the above-specified jurisdictions 
and in accordance with applicable laws and regulations.  Certain information contained herein has been obtained from published 
sources and from third parties, including without limitation, market forecasts, internal and external surveys, market research, publicly 
available information and industry publications. In addition, certain information contained herein may have been obtained from 
companies in which investments have been made by entities affiliated with BlackRock. Although such information is believed to be 
reliable for the purposes used herein, neither the Fund nor BlackRock assumes any responsibility for the accuracy or completeness of 
such information. Reliance upon information in this material is at the sole discretion of the reader. Certain information contained 
herein represents or is based upon forward-looking statements or information. BlackRock and its affiliates believe that such 
statements and information are based upon reasonable estimates and assumptions. However, forward-looking statements are 
inherently uncertain, and factors may cause events or results to differ from those projected. Therefore, undue reliance should not be 
placed on such forward-looking statements and information.

© 2025 BlackRock, Inc. or its affiliates.  All Rights Reserved. BLACKROCK,BLACKROCK SOLUTIONS, iSHARES, BUILD ON 
BLACKROCK and SO WHAT DO I DO WITH MY MONEY  are trademarks of BlackRock, Inc. or its affiliates. All other trademarks are 
those of their respective owners. 
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