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Source: Ferguson Partners; Preqin; Hodes Weill; JLL; ANREV; ULI; January 2024. Example client responses are not exhaustive. 

What are the key themes?
Clients are carefully considering ways to raise & deploy capital

THEME 1. CAPITAL RAISING IS CHALLENGING BUT 
APAC INVESTORS ARE UNDER-ALLOCATED TO CRE 

THEME 2. JAPAN IS A KEY MARKET FOR FOREIGN 
INVESTORS, WHILE DOMESTICS LOOK OVERSEAS

• Asia Pacific (APAC) PERE funds raised US$19bn in 2023 (~35% less than in 2022), 
with value add and opportunistic strategies capturing 58% of the total raised.

• APAC investors are the only investors globally who expect to increase their target 
real estate allocations in 2024 (by 50bps, from 9.5% to 10% of total assets). 

• APAC investors are more likely to invest outside APAC compared to EMEA/NA 
investors, presenting opportunities for clients to export capital to other regions.  

• Regionally, Japan recorded the highest transaction volumes over the last year 
(US$29bn), followed by China (US$24bn), and then South Korea (US$17bn). 

• Overseas investors have favoured Japan in recent years, and it remains a top 
investment pick for 2024 (Tokyo and Osaka ranked #1 and #3 respectively). 

• Equally, Japanese investors have been active overseas (direct, indirect, and 
M&A) with record outbound CRE flows in 2023. 

HOW CLIENTS ARE RESPONDING 

Selectively deploying raised but uncommitted capital. 3

Redesigning funds/products to better suit the current environment. 1

Focusing on exporting capital to US and European recovery strategies. 2

HOW CLIENTS ARE RESPONDING 

Pursuing growth/diversification through M&A (outbound from Japan). 3

Solidifying their Japan investment/AM and distribution functions. 1

Assessing other developed markets for signs of bottoming out. 2

CAPITAL RAISING GEOGRAPHIC PREFERENCES
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Source: Ferguson Partners, January 2024. Example client responses are not exhaustive. 

What are the key themes?
The growth of operational RE remains prominent, & there have been recent public CEO changes (particularly in Australia & Japan)

THEME 3. THE SPECTRUM OF CRE IS BROAD & 
CONVERGING WITH INFRASTRUCTURE

THEME 4. THERE HAVE BEEN SEVERAL RECENT 
OWNERSHIP &/OR LEADERSHIP CHANGES IN APAC

• The definition of CRE continues to expand and converge with infrastructure, with 
traditional CRE players moving into the infrastructure space (and vice versa). 

• Private equity and others have also been acquiring businesses with heavy 
operational real estate (e.g., retirement living and data centres). 

• While multifamily and logistics remain in favour, overall investors see the best 
prospects in operational real estate in 2024. 

• Firms have been pursuing M&A to fill gaps (sector, geography, capital stack, 
investors, etc.), while taking advantage of lower transaction multiples.  

• Equally, there have been new/recently announced CEOs at 4 of the largest 
Australia REITs and 4 of the largest Japan PropCos in the last 12 months. 

• Recent leadership changes may encourage others to assess their CEO needs for 
the next cycle, and/or lead to broader C-Suite or strategy changes. 

HOW CLIENTS ARE RESPONDING 

Looking (selectively) at traditional RE as potentially offering better value.3

Hiring sector specialists to complement/build operational RE expertise.1

Identifying operational RE sectors they can successfully scale. 2

HOW CLIENTS ARE RESPONDING 

Completing comprehensive strategy and business plan reviews. 3

Contemplating M&A (majority or minority stakes). 1

Conducting leadership/board assessments and succession planning. 2

OPERATIONAL REAL ESTATE OWNERSHIP & LEADERSHIP TRANSITIONS
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Source: Ferguson Partners, January 2024. Example client responses are not exhaustive. 

What are the key themes?
Most clients expect to hire in 2024 & are looking at innovative ways to out-reward & retain top talent 

THEME 5. DESPITE SLOWER FUND RAISING, MOST 
FIRMS EXPECT TO MAKE NEW HIRES IN 2024

THEME 6. AGAINST SMALLER CARRY POOLS, FIRMS 
ARE CONSIDERING INNOVATIVE PAY STRUCTURES

• The % of firms forecasting YoY revenue and net income growth declined from 
~50% at the end of 2022 to ~25% at the end of 2023. 

• Median staff turnover (voluntary and involuntary) rates were below their 3-year 
median in 2023 (13% vs. 15% in the prior 3 years). 

• Although capital raising and deployment is muted, 95% of firms expect some 
level of hiring in 2024 (with only 5% instituting a hiring freeze). 

• 58% of firms expect compensation expenses to fall YoY to end of 2023 (vs. 2022), 
with 17% projecting no change, and 25% expecting an increase. 

• Looking to 2024, the majority of firms expect base salaries to increase, with 
variable pay being flat (in both cases vs. 2023). 

• With carry awards likely negatively impacted, some firms are looking at 
introducing new LTI schemes to ensure retention of top talent. 

HOW CLIENTS ARE RESPONDING 

Reviewing staffing/seniority metrics to ensure appropriate resourcing. 3

Selectively hiring well-regarded individuals to launch new strategies. 1

Hiring in-region capital raisers with an initial focus on exporting capital. 2

HOW CLIENTS ARE RESPONDING 

Ensuring cash compensation remains market competitive. 3

Differentiating more between high/low performers in annual reviews.1

Revisiting compensation schemes to position for growth and/or retention. 2

COMPENSATIONHIRING
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Embracing change
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Theme 1: Capital raising
APAC LPs are expected to increase RE allocations in 2024 & are more likely to invest globally than their North American & European peers

Source: Ferguson Partners; Preqin; Hodes Weill Institutional Real Estate Allocations Monitor 2023; January 2024. 

69%
87% 90%

N. America EMEA APAC

APAC LPs ARE MORE LIKELY TO INVEST OUTSIDE THEIR DOMESTIC 
REGION, E.G., >80% INVEST IN NORTH AMERICA & EUROPE

UNLIKE INVESTORS IN OTHER REGIONS, APAC LPs ARE EXPECTED 
TO INCREASE THEIR ALLOCATIONS TO REAL ESTATE IN 2024
Weighted average target real estate allocation by investor domicile

2023
10.6%

2023
11.5% 2023

9.5%

2024 (f)
10.6%

2024 (f)
11.3%

2024 (f)
10.0%

N. America EMEA APAC

Investors by domicile investing outside their 
home region

Top 3 investment destinations for APAC 
investors

91% 82% 82%

N. America Europe Australia

US$19BN WAS RAISED BY 56 
APAC PERE FUNDS IN 2023 

Value add & 
opportunistic 
vehicles. 

US$11bn
58% of  capital  raised

Single country 
vehicles. 

US$12bn
63% of  capital  raised

Dry powder. US$66bn
APAC dry powder

Logistics 
vehicles.

US$5bn
26% of  capital  raised

Diversified 
vehicles.

US$7bn
38% of  capital  raised
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Theme 2: Geographic preferences
Japan remains a preferred investment destination for foreign capital, while domestic investors have been active overseas

JAPAN RECORDED THE 
HIGHEST 12-MONTH CRE 
TRANSACTION VOLUMES 
Top APAC markets by volume (to Q3 2023)

US$29bn

US$24bn

US$17bn

US$14bn

US$8bn

Japan

China

Korea

Australia

Singapore

JAPAN HAS BEEN A KEY INVESTMENT DESTINATION FOR FOREIGN CRE 
INVESTORS & TOKYO IS THE TOP APAC CITY PICK FOR 2024
ANREV ODCE largest country exposure increases (5 yrs) 

RANK CITY 2024 (SCALE 1-10)

1. Tokyo 6.6

2. Sydney 6.3

3. Osaka 6.0

4. Singapore 6.0

5. Melbourne 5.8

Source: Ferguson Partners; JLL Asia Pacific Capital Tracker; ANREV APAC ODCE Index; ULI Emerging Trends in Real Estate; MSCI; PERE; Japan Post Bank FY 2024/3 H1 Investor Meeting; January 2024.   

Top 5 city CRE investment prospects in 2024

+5.6%
From 26.9% to 32.6%

Japan1.

+5.5%
From 8.3% to 13.8%

Singapore2.

+2.6%
From 3.9% to 6.5%

China3.

EQUALLY, JAPANESE INVESTORS HAVE BEEN ACTIVE OVERSEAS (E.G., 
JAPAN POST BANK), WITH RECORD OUTBOUND CRE FLOWS IN 2023
Japanese outbound capital (2023 vs. 5-year average)

US$7bn

US$3bn

20235-year average

2.5x
49% (US$3.7bn) 
was invested in 
North America, 
40% (US$3bn) in 
APAC, and the 

balance 
(US$0.8bn) in 

Europe. 

Japan Post Bank growth in real estate AuM

US$28bn

US$2bn

Sep 2023Mar 2018

13.3x 59% (US$16.3bn) 
in North 

America, 27% 
(US$7.5bn) in 
Europe, 10% 

(US$2.8bn) in 
Japan, and the 
balance 4% in 

APAC ex-Japan.
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Theme 3: Operational real estate
Real estate includes a broad spectrum of traditional & operational sectors & there is a continued convergence with infrastructure

Source: Ferguson Partners; ULI Emerging Trends in Real Estate Asia Pacific; January 2024. 

6.5

6.3

6.3

6.2

6.1

6.0

6.0

5.7

4.9

4.4

INVESTORS SEE BETTER 
PROSPECTS IN 
OPERATIONAL RE IN 2024
Sector investment prospects in 2024 (1-10) 

Data centres

Logistics

Life science

Senior

Retail

Multifamily

Hotels

Student

Storage

Office

OPERATIONAL RETRADITIONAL RE INFRASTRUCTURE

Real estate transitioning to 
infrastructure …

Dexus. Traditionally a real estate 
platform, Dexus acquired 
Collimate Capital, adding A$10bn 
of infrastructure AuM.

1

GLP Capital Partners. 
Launched Ada Infrastructure, a 
global data centre platform, as 
well as a China renewable energy 
venture. 

2

HMC Capital. Raised A$650m for 
a healthcare fund to acquire 
Healthscope-leased hospitals.

3

Infrastructure/PE transitioning to 
real estate …

AustralianSuper. Merged 
infrastructure and real estate 
under head of global real assets 
Nik Kemp (ex-infra head).

1

KKR. KKR Infrastructure acquired 
a 20% interest (US$800m) in 
Singtel’s regional data centre 
platform.  

2

PAG. PAG Private Equity bought a 
controlling stake in Australian 
Venue Co, that owns/operates 
>200 pubs, bars, and restaurants 
across Australia and New Zealand. 

3
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TARGET BUYER TARGET STRATEGY

Global  real  estate and 
infrastructure

European real  estate

Global  alternatives

Austral ia real  estate

US residential  debt

Austral ia real  estate 
and infrastructure

Global  real  estate

Global  infrastructure

APAC real  estate

Global  alternatives

FIRMS ARE PURSUING M&A TO GROW & 
FILL GAPS (SECTOR, GEOGRAPHY, 
CAPITAL STACK, & INVESTOR ACCESS)

Theme 4: Ownership & leadership transitions
Several M&A transactions & regional leadership changes have occurred, which may lead to broader C-Suite & strategy changes in 2024

Transactions announced/completed in/by APAC platforms 

Source: Ferguson Partners; Company Websites; January 2024. All trademarks, trade names, and copyrights are the property of their respective owners, and their use does not imply endorsement.  

40% 40%

10% 10% 15%

30% 30% 30%
40% 35%30% 30%

60%
50% 50%

Australia Japan Hong Kong Singapore Private funds

<1 year 1-5 years >5 years

IN THE LAST YEAR, 4 OF THE LARGEST AUSTRALIAN REITs
& 4 OF THE LARGEST JAPAN PROPCOS APPOINTED OR 
ANNOUNCED NEW CEOs
Regional public (top 10 by market cap) and private (top 20 by APAC real estate AuM) CEO tenures

Australia

Japan

Public real estate CEOs
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Source: Ferguson Partners, January 2024. 

Theme 5: Hiring
Though fewer firms expect revenue/net income to increase, 95% anticipate making new hires in 2024

Expectations at the 
end of 2022 …

Increase
58%

The same
21%

Decrease
21%

Increase
47%

The same
18%

Decrease
35%

DESPITE A DECLINE IN THE % OF FIRMS FORECASTING REVENUE & NET INCOME GROWTH …

Increase
25%

The same
25%

Decrease
50%

Increase
27%

The same
18%

Decrease
55%

… vs. expectations at 
the end of 2023

YoY revenue expectations YoY net income expectations

… TURNOVER RATES ARE < 3-YEAR MEDIAN & 95% OF FIRMS EXPECT TO MAKE NEW HIRES IN 2024 

17% 17%
13% 15%

Past 12 months 2019-21

Average Median

Total staff turnover rates (voluntary & involuntary)

Similar to 
last year, 

35%

Slower 
than last 
year, 35%

Backfill 
vacant 

positions, 
25%

Hiring 
freeze, 

5%

Hiring forecasts for 2024
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58% OF FIRMS EXPECTED COMPENSATION EXPENSES TO FALL 
YoY TO END OF FINANCIAL YEAR 2023

Theme 6: Compensation
Against smaller bonus & carry pools, firms are searching for innovative methods to reward & retain top talent

Source: Ferguson Partners, January 2024.

BASE SALARY SHORT-TERM INCENTIVES

Decrease Flat Increase Decrease Flat Increase

Senior-level professionals 5% 40% 55% 30% 70% 0%

Mid-level professionals 5% 35% 60% 25% 70% 5%

Junior-level professionals 0% 35% 65% 16% 79% 5%

HOW COULD COMPENSATION 
PROGRAMMES EVOLVE IN 2024? 
With concerns carry awards will be negatively impacted 
by current market conditions, firms are considering other 
avenues to bolster compensation programmes for top 
talent: 

… LOOKING TO 2024, THE MAJORITY EXPECT BASE SALARIES 
TO INCREASE YoY BUT BONUSES TO BE SIMILAR TO 2023
% of firms anticipating changes in base salary & annual bonus by organisation level

8%
23%

69%58%

17% 25%

Decrease No change Increase

2022 vs. 2021 (actual) 2023 vs. 2022 (projected)

Change in total compensation & benefit expenses

Ensuring cash compensation levels are market 
competitive. 

Exploring stabilised LTI plans aligned with go-
forward strategies (e.g., real/phantom equity 
and/or expansion of annual bonuses with a 
deferral element).

Recalibrating performance metrics (e.g., with 
capital preservation vs. appreciation). 

Providing threshold or retention pay-outs for LTI 
grants that may not otherwise fund. 

Looking ahead .  Firms are expected to increase 
base salaries; however,  variable compensation is 
expected to be more modest versus prior years.  
Firms wil l  focus on retaining top talent,  which wil l  
require competit ive and holist ic pay structures.



FERGUSONPARTNERS .COM PRIVATE  AND CONFIDENTIAL  

Looking ahead
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Source: Ferguson Partners, January 2024. 

What’s on the horizon?

CAPITAL RAISING & DEPLOYMENT
Though capital raising is challenging, APAC LPs are the only ones globally who expect to increase RE allocations in 2024 presenting opportunities for in-
region and global exporting of capital. Clients are expanding into/cementing their positions in operational RE and taking advantage of cyclical and 
structural sector and country opportunities.

SUCCESSION PLANNING & HIRING
As a new cycle begins, clients are focusing on C-Suite succession planning, building alignment on strategic objectives and evaluating their broader 
businesses to ensure the right people are in the right roles. Beyond the C-Suite, we see activity in capital raising (regional and/or in-country) and to support 
growth of operational RE capabilities. 

COMPENSATION
Clients are sharpening their focus on annual reviews and distribution of the bonus pool, while assessing function-by-function resourcing needs. We expect 
more clients to revisit LTI schemes to bridge smaller carry pools and retain key personnel. Equally, for those that don’t, there may be a cyclical opportunity 
for firms to hire top regional talent. 

POSITIONING FOR 2024
As interest rates stabilise, so too will valuations, stimulating some of the US$66bn of dry powder to return to the market. Vintages around cyclical lows 
deliver excellent returns for those ready to capitalise, particularly so for high-quality platforms with the right talent, organisation structures, governance, 
and investment approaches. 
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Appendix: Ferguson Partners
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Core competencies
Our expertise spans 4 complementary areas allowing us to provide quality, holistic advice to clients

Our clients are often at significant inflection points, for example re-positioning or re-organizations, embarking on ambitious growth or new 
initiatives, pre-or-post M&A activity, or generational or ownership transitions.

MANAGEMENT CONSULTING
Helps clients achieve their strategic and financial 
objectives. Our functional expertise includes 
strategy, organisation, governance, product 
development, and investor engagement best 
practices.

Develop the strategy and create the organisation 
structure to execute it. 

LEADERSHIP CONSULTING
Works with executive leaders, with an emphasis 
on behavioural change and business impact. Our 
expertise includes executive coaching, succession 
planning, leadership assessment, DEI, and 
executive onboarding.

Equip leaders with the right tools to successfully 
execute the strategy.

COMPENSATION CONSULTING
Market leading practice, advises public and 
private firms across all facets of compensation 
(short and long-term). Our expertise includes 
program design, benchmarking, and advising on 
complex compensation issues.

Design compensation practices to attract and retain 
talent and incentivize desired behaviours.

BOARD & EXECUTIVE SEARCH
Long track record of hiring leaders, creating real 
asset businesses from scratch, and helping firms 
evolve their business models by placing change 
agents. Acute focus on diversity and strength of 
cultural fit.

Populate the team with the right people to execute 
the strategy.

Source: Ferguson Partners, January 2024. 
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Source: Ferguson Partners, January 2024. 

Why do clients work with us? 

We do what is 
right – always.

INTEGRITY

We prioritise 
people.

COMMUNITY

We aim to be the 
absolute best.

EXCELLENCE

We challenge the 
status quo.

INNOVATION

We truly care and 
enjoy what we do.

PASSION

GLOBAL SPECIALIST
We are the only boutique advisory firm focused on real assets with offices around the globe. We 
understand the trends driving investor behaviors and their implications for clients. 

LOCAL PRESENCE
We have “boots on the ground” in Asia Pacific, Europe, and North America, resulting in unparalleled 
access to real-time industry data, practices, and insights. 

MARKET LEADER
We complete 500 projects per year for clients globally, providing unrivalled insights into market trends, 
organisations, management teams, and individual executives and professionals. We provide cross-
functional solutions, spanning Executive Search, Compensation, Leadership, and Management 
Consulting. 

DEEP RELATIONSHIPS
We have exceptional regional connectivity across developers, investment managers, private equity 
firms, limited partners, and REITs, providing us with the access and relationships to conduct deep-dive 
mapping work and reputational referencing. 

MAX D’AMBRUMENIL
mdambrumenil@fergusonpartners.com

MATTHEW HARDY
mhardy@fergusonpartners.com

MARTIN EASTGATE
meastgate@fergusonpartners.com

BEN BRANDON-KING
bking@fergusonpartners.com

SINGAPORE

JAPAN

HONG KONG

AUSTRALIA



Ferguson Partners is the leading talent management and strategic advisory 
firm for the global real assets industries.

fergusonpartners.com | Americas • Europe • Asia Pacific
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