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What factors will drive real estate investment opportunities going forward, and where will those 
opportunities emerge? From a macro perspective, we believe the most influential factors will be 
ones that alter the structure of whole economies - factors like disruptive technologies, climate 
change, regulatory shifts, and arguably the most determinative of all: demographics. 

You may know the old quote, "Demography is destiny;' 1 and as far as any one factor goes toward 
setting the destiny of real estate demand, demographics goes a long way. Demographics reflect 
embedded longer-term drivers that are "destiny" in that they can be seen coming from a 
distance but are typically difficult to change. For that reason, this paper kicks off a longer 
series that explores the effects of demographics on real estate demand. And we will start with 
how changes in global demographics can shape real estate investment opportunities. 

Whole books are written about global demographics. How can one short paper fully cover this 
topic? It can't, and it won't. Instead, we'll identify some drivers across global demographics 
that we believe are likely to stimulate real estate investment opportunities, and we'll identify 
the types of investment opportunities that we expect for global real estate based on those 
drivers. 

Let's summarize those drivers and opportunities: 

Drivers of real estate investment opportunity arising from global demographic trends: 

1. Population versus wealth: Real estate opportunities arise from the combination of
economic growth2 and population growth3

. 

2. Growth versus change: Slow global population growth in large economies means that
many opportunities will be driven by shifting trends within those economies.

3. Migration: Net migration4 usually reflects seeking of opportunities and stability.

4. Aging: Real estate needs will likely shift as dependency intensifies.

5. Income: Wage and labor cost escalation has eroded China's former status as the
world's leading low-cost manufacturer, which is contributing to global supply chain
diversification5

. 

Opportunities for real estate investment expected to emerge from these drivers: 

1. Wealth and migration together multiply opportunities: Places with higher wealth tend to
foster positive migration, which in turn drives more diverse investment opportunities. 

2. Seniors are driving property demand in higher income economies: Swelling senior 
population means surging demand for senior housing, medical office, and life science. 

3. One roof, multiple generations: Rising dependency, weakening affordability and
immigration could spur multigenerational housing in wealthier countries.

4. Live-work solutions: Rising dependency of seniors requires workers to double as
caregivers, reinforcing the need for work flexibility and hybrid work environments.
These needs will likely reinforce the trend toward urbanization as work opportunities
concentrate within cities.

5. Housing market to experience less growth, more churn: Expect home sales in advanced 
economies to be affected by competing trends - slower population growth rates will 
moderate the pace of home sales, whereas wealth transference from older seniors to 
younger generations may spur home sales and related purchasing. 

6. New math means new configuration of global supply chains: China's labor cost
escalation and population reduction is compelling a gradual yet imperative
diversification of production activity to other countries.

The balance of this paper provides more background on the drivers. A grasp of the drivers is 
essential for imagining how these factors work together to spur real estate investment 
opportunities. 
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Income: Country-level personal income can be viewed from at least two perspectives. The first is as a proxy for 
consumer purchasing power12

, which tends to align closely on a comparative basis to gross domestic product. The 
second is as a component of business costs, particularly production costs. 

Competitive advantage remains a driving principle in the evolution of supply chains and centers of production, and 
over several decades the advantage of low labor costs, rapid population growth, accelerated infrastructure 
development, and access to natural resources has accrued to the benefit of China. But that equation is changing 
with respect to labor supply (see the previously mentioned point about China's declining population going forward) 
and labor costs. Unlike conditions as recently as a decade ago, China's current combined manufacturing and 
distribution costs of labor, logistics, and energy are substantially higher than other prominent production markets 
in East Asia and Mexico. And when tariffs on technology-oriented products are considered, China's combined 
costs have soared above that of most other countries worldwide (see Figure 5). Clearly, China is no longer the 
world's low-cost provider for manufacturing, and this shift will likely lead to supply-chain related opportunities for 
real estate investment in competing countries. 

Figure 5: Income (wages as a component of manufacturing cost competitiveness) 
Expect costs in China to drive production growth in other countries 

BCG Global Manufacturing Competitive Cost Index, 2022 
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Sources: Invesco Real Estate, using data from Boston Consulting Group as of November 2023. BCG Global Manufacturing Cost Competitiveness Index, 
which benchmarks costs in 38 leading export manufacturing nations against those of the US, reflects the cost of manufacturing a product and bringing 
it from the factory to its end market. The Index accounts for productivity-adjusted labor costs and energy prices, as well as transportation costs to the 
US, machinery depreciation, and tariffs. US=100; other countries are above or below 100 compared to the US. Lighter blue bars highlight costs under 90 
compared to the US. 
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Investment risks 
The value of investments and any income will fluctuate (this may partly be the result of exchange rate fluctuations) and investors may 

not get back the full amount invested. Property and land can be difficult to sell, so investors may not be able to sell such investments 

when they want to. The value of property is generally a matter of an independent valuer's opinion and may not be realised. 

Generally, real estate assets are illiquid in nature. Although certain kinds of investments are expected to generate current income, the 

return of capital and the realization of gains, if any, from an investment will often occur upon the partial or complete disposition of 

such investment. 

Investing in real estate typically involves a moderate to high degree of risk. The possibility of partial or total loss of capital will exist. 

Important information 
This paper contains general information only and does not take into account individual objectives, taxation position or financial needs. 

Nor does this constitute a recommendation of the suitability of any investment strategy for a particular investor. Neither Invesco Ltd. 

nor any of its member companies guarantee the return of capital, distribution of income or the performance of any fund or strategy. 

This paper is not an invitation to subscribe for shares in a fund nor is it to be construed as an offer to buy or sell any financial 

instruments. As with all investments, there are associated inherent risks. This paper is by way of information only. This paper has been 

prepared only for those persons to whom Invesco has provided it. It should not be relied upon by anyone else and you may only 

reproduce, circulate and use this document (or any part of it) with the consent of Invesco. Asset management services are provided by 

Invesco in accordance with appropriate local legislation and regulations. Certain products mentioned are available via other affiliated 

entities. Not all products are available in all jurisdictions. 

This does not constitute a recommendation of any investment strategy or product for a particular investor. Investors should consult a 

financial professional before making any investment decisions if they are uncertain whether an investment is suitable for them. Where 

individuals or the business have expressed opinions, they are based on current market conditions, they may differ from those of other 

investment professionals and are subject to change without notice.  

Defined Terms and Notes 

1. Philosopher Auguste Comte (1798-1857) is often credited with coining "Demography is destiny."

2. Economic growth is an increase in aggregate production in an economy, which is generally manifested in a rise in national
income.

3. Population growth is an increase in the number of people in a population or group.

4. Net migration represents people choosing to leave one country and move to another, as well as movement within a country. See
page 4 for more information.

5. Global supply chain diversification refers to developing flexibility and redundancy of the global supply chain in order to minimize
risk and increase agility, by increasing number of suppliers and/or expanding and reimaging manufacturing and distribution
networks.

6. Growth domestic product (GDP) is a monetary measure of the market value of all the final goods and services produced in a
specific time period by a country. Nominal GDP growth is growth without adjustment for inflation.

7. The IMF classifies economies as Advanced, Emerging, and Developed based on such factors as high per capita income, exports of 
diversified goods and services, and greater integration into the global financial system. The following list of countries corresponds
to the International Monetary Fund's (IMF) designations of Advanced, Emerging, and Developing economies. Advanced
Economies: Andorra, Australia, Austria, Belgium, Canada, Croatia, Cyprus, Czech Republic, Denmark, Estonia, Finland, France,
Germany, Greece, Hong Kong SAR, Iceland, Ireland, Israel, Italy, Japan, Korea, Latvia, Lithuania, Luxembourg, Macao SAR, Malta,
The Netherlands, New Zealand, Norway, Portugal, Puerto Rico, San Marino, Singapore, Slovak Republic, Slovenia, Spain, Sweden,
Switzerland, Taiwan Province of China, United Kingdom, United States. Emerging Economies: Argentina, Brazil, Chile, China,
Colombia, Egypt, Hungary, India, Indonesia, Iran, Malaysia, Mexico, the Philippines, Poland, Russia, Saudi Arabia, South Africa,
Thailand, Turkey, and the United Arab Emirates. Developing Economies: All other countries. www.imf.org/external/pubs/ft/
fandd/2021/06/the-future-of-emerging-markets-duttagupta-and-pazarbasioglu.htm

8. Gross domestic product (GDP) per capita GDP per capita is calculated by dividing the GDP of a nation by its population to
determine how prosperous countries are based on their economic growth.

9. Compound annual growth rate (CAGR) is the mean annual growth rate over a specified period of time longer than one year, in this
case the mean annual growth over 20 years from 2000-2020.

10. Aging is the Real Population Bomb published in June 2023 by IMF. www.imf.org/en/Publications/fandd/issues/Series/ Analytical
Series/aging-is-the-real-population-bomb-bloom-zucker

11. The classification of countries and areas by income level is based on gross national income (GNI) per capita as reported by the
World Bank (2022). These income groups are not available for all countries and areas. Further information is available at:
datahelpdesk.worldbank.org/knowledgebase/articles/906519-world-bank-country-and-lending-groups.

12. Consumer purchasing power refers to how much one can buy with a specific amount of money. As prices rise, one dollar can buy
less. As prices drop, one dollar can buy more.
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Important Information

This document is intended only for Professional investors  in Hong Kong, for Institutional Investors and/or 
Accredited Investors in Singapore, for certain specific sovereign wealth funds and/or Qualified Domestic 
Institutional Investors approved by local regulators only in the People’s Republic of China, for certain 
specific Qualified Institutions and/or Sophisticated Investors only in Taiwan, for Qualified Professional 
Investors in Korea, for certain specific institutional investors in Brunei, for Qualified Institutional Investors 
and/or certain specific institutional investors in Thailand, for certain specific institutional investors in 
Malaysia upon request, for certain specific institutional  investors in Indonesia and for qualified buyers in 
Philippines for informational purposes only. This document is not an offering of a financial product and 
should not be distributed to retail clients who are resident in jurisdiction where its distribution is not 
authorized or is unlawful. Circulation, disclosure, or dissemination of all or any part of this document to any 
unauthorized person is prohibited. 

This document may contain statements that are not purely historical in nature but are "forward-looking 
statements," which are based on certain assumptions of future events. Forward-looking statements are 
based on information available on the date hereof, and Invesco does not assume any duty to update any 
forward-looking statement. Actual events may differ from those assumed. There can be no assurance that 
forward-looking statements, including any projected returns, will materialize or that actual market 
conditions and/or performance results will not be materially different or worse than those presented. 

All material presented is compiled from sources believed to be reliable and current, but accuracy cannot be 
guaranteed. Investment involves risk. Please review all financial material carefully before investing. The 
opinions expressed are based on current market conditions and are subject to change without notice. 
These opinions may differ from those of other Invesco investment professionals. 

The distribution and offering of this document in certain jurisdictions may be restricted by law. Persons into 
whose possession this marketing material may come are required to inform themselves about and to 
comply with any relevant restrictions. This does not constitute an offer or solicitation by anyone in any 
jurisdiction in which such an offer is not authorised or to any person to whom it is unlawful to make such an 
offer or solicitation.

This document is issued in the following countries:

• in Hong Kong by Invesco Hong Kong Limited景順投資管理有限公司, 45/F, Jardine House, 1 
Connaught Place, Central, Hong Kong.

• in Singapore by Invesco Asset Management Singapore Ltd, 9 Raffles Place, #18-01 Republic 
Plaza, Singapore 048619.

• in Taiwan by Invesco Taiwan Limited, 22F, No.1, Songzhi Road, Taipei 11047, Taiwan
(0800-045-066). Invesco Taiwan Limited is operated and managed independently.
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