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INTRODUCT ION

These are challenging times in the world of corporate 
real estate. 

The rapid pace of technological innovation is 
transforming the business landscape. Companies must 
respond quickly and be proactive in embracing new 
technology. 

Decision-making is becoming more complicated. 
Greater flexibility has to be factored into space planning 
and workplace design.

Higher expectations among employees and the war for 
talent are placing intense demands on the office 
environment. Mobile technology is transforming the way 
people work and workplace evolution has replaced cost 
as the top corporate real estate priority.

• Companies believe there is a greater need to 
promote innovation and creativity in the workplace; 
implement space utilisation analytics for more refined 
space planning; and increase “Me” space for 
focused tasks to balance out collaboration space.

A new era of technology 

• 78% of respondents plan to increase their investment 
in workplace technology to enhance end-user 
experience. 

• Priorities for investment include apps for meeting 
rooms and desk booking (64%); connected sensors 
(43%); and predictive analysis (30%).

• Biometric authentication (15%) and air purification 
technology (28%) are the key features occupiers 
expect landlords to provide.

• The use of predictive analytics providing a 
mechanism enabling occupiers to identify critical 
workplace needs and drive effective decisions is set to 
become more prominent.

Key findings include:

Solid portfolio expansion

• 45% of respondents plan to increase their corporate 
real estate portfolios in Asia Pacific in the next two 
years; 28% expect a reduction.

• China and India are the first and second priorities 
for portfolio expansion. Singapore, which continues 
to serve as a hub for Southeast Asia, is third.

• Leasing space in existing buildings is the preferred 
means for companies to increase their office 
footprint. Firms in expansion mode are also pursuing 
built-to-suit opportunities and pre-committing to new 
buildings.

• Flexible office solutions are increasingly popular, with 
33% of occupiers planning to increase their use of 
co-working space. However, the corporate model is, 
strictly speaking, not co-working, and is best defined 
as “Workplace as a Service”. 

The workplace evolution accelerates 

• The adoption of Activity-based Working (ABW) is set 
to increase to 78% over the next two years, 
significantly higher than the current 41%. 
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Source: CBRE Research, April 2018

The 3rd annual CBRE Asia Pacific Occupier Survey polled 
50 corporate real estate executives from multinationals 
and large Asian corporates from October to December 
2017. All respondents oversee their respective 
organisation’s regional and/or global real estate 
portfolio. 

Most respondents held positions with companies 
headquartered in North America (36%), with the 
remainder evenly split between Europe (32%) and Asia 
Pacific (32%). 

Major sectors included technology, media and 
telecommunications (TMT) (30%), banking and finance 
(22%) and petroleum, oil and gas (10%). Flexible space 
providers were also included for the first time.

FIGURE 1: RESPONDENT’S PROFILE 
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Companies generally hold a positive view towards 
expanding their Asia Pacific office portfolio over the next 
two years. 45% plan to expand, while 28% anticipate a 
reduction, although a large portion of the latter figure 
likely includes companies planning to grow by improving 
space utilisation.

Intentions to expand are strongest within the TMT sector, 
with 47% of respondents planning to increase their office 
portfolio by more than 10%. The financial sector also 
expects to continue to expand, but most respondents 
anticipate growth of no more than 10%, and a sizable 
percentage project a decrease.

These findings correlate with CBRE Research office 
leasing data which show that the TMT sector has 
accounted for a higher percentage of expansionary and 
flight-to-quality demand than the financial sector for the 
past two years.

FIGURE 2 : OFFICE PORTFOLIO GROWTH INTENTIONS

Source: CBRE Research, April 2018.
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China and India are the main priority for office portfolio 
expansion, followed by Singapore, which remains the 
preferred base for growth in Southeast Asia. 

Shanghai is the top destination in China, followed by tier 
II cities. The survey noted weaker interest in Beijing and 
Guangzhou. Similarly, in India, multinationals are 
focusing on expanding in Bangalore and smaller cities 
across the country, but have limited growth plans in the 
Delhi NCR and Mumbai.

Although Shanghai has a large volume of new office 
supply, strong expansionary demand is expected to limit 
downward pressure on rents. In contrast, large scale pre-
commitments to space in new projects in core areas of 
Bangalore is tightening space availability. The 
marketwide supply shortage in Singapore could also 
pose a challenge for occupiers seeking space.

The demand-supply mismatch also exists in China tier I 
cities, New Delhi and smaller Indian markets, all of which 
are facing considerable oversupply.

FIGURE 3: PREFERRED MARKETS FOR EXPANSION AND NEW OFFICE SUPPLY PRESSURE

CH INA AND INDIA  THE  FOCUS  FOR EXPANS ION
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Source: CBRE Research, April 2018.
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While leasing office space in existing buildings remains 
the preferred means for companies to acquire new 
space, many corporations, particularly those in the tech 
sector, are actively exploring opportunities to construct 
build-to-suit properties. 

This is being driven by their desire for customised office 
buildings capable of projecting a strong brand image, 
maximising space efficiency and enhancing employee 
wellbeing. In China, government incentives for large 
corporates purchasing land are also encouraging the 
development of build-to-suit facilities.  

Some occupiers, particularly those planning to expand, 
prefer to pre-commit to new office properties, which 
invariably come with higher building quality and efficient 
floorplates suitable for new workplace strategy.

FIGURE 4: PREFERRED WAYS OF ACQUIRING NEW SPACE

Source: CBRE Research, April 2018
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The relatively limited supply and high occupancy costs in 
many CBDs around the region are prompting occupiers 
to consider a broader range of locations. 

This year’s survey revealed a growing inclination among 
companies for offices in major business districts outside 
CBDs, as well as decentralised locations with good or 
improving infrastructure. This trend is supported by CBRE 
Research data, which show that Asia Pacific office take-
up in major business districts and decentralised locations 
has surpassed that in the CBD for the past two years. 

As companies seek to build more flexibility into their 
office portfolios, about 33% of respondents plan to 
increase their use of co-working centres, a trend more 
prominent among occupiers with portfolio reduction 
plans. 

Take-up by co-working centres in Asia Pacific nearly 
doubled between 2016 and 2017. However, this sector 
still only comprises a small proportion of the overall 
leasing market, accounting for just 6% of office take-up 
in 2017. In terms of location, however, co-working 
centres are beginning to spread to other business districts 
outside the CBD. 

FIGURE 5: LOCATIONS WHERE COMPANIES INTEND TO INCREASE THEIR SPACE REQUIREMENTS
OVER THE NEXT TWO YEARS

WEAKER  PREFERENCE FOR CBD OFF ICES ;  
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FIGURE 6: OFFICE TAKE-UP IN MAJOR ASIA PACIFIC OFFICE MARKETS

Note: The chart represents net take-up in 10 markets including Hong Kong, Singapore, Beijing, Shanghai, Seoul, Bangalore, Mumbai, New Delhi, 
Sydney CBD and Melbourne CBD. The office locations are subjected to respective local market definition and judgement  
Source: CBRE Research, April 2018
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Almost half of respondents have major relocation plans 
over the next two years. Intentions to relocate are 
stronger among companies planning to reduce their 
office portfolio (54%) compared to the remainder of 
respondents (44%). These occupiers are advised to 
capitalise on the availability of space in cost effective 
locations and/or early bird discounts offered by landlords 
of new projects to achieve cost savings.    

Tokyo is the most popular market for relocation, with the 
large volume of new supply over the next three years, 
particularly in the Marunouchi CBD, presenting an ideal 
opportunity for companies seeking to upgrade their office 
space. 

Solid relocation activity is expected in the Singapore CBD 
along with a rental upcycle that is projected to last until 
2020. In Manila, occupiers are looking to reduce their 
high occupancy costs in the Makati CBD by relocating to 
cost effective locations such as Global Bonifacio City. 

When selecting office buildings, occupiers retain the three 
main criteria of cost, transport accessibility and floorplate 
design. However, occupiers are increasingly selecting 
buildings based on landlords’ willingness to provide 
value added services and amenities.

FIGURE 7: RELOCATION INTENTIONS

ROBUST  RELOCAT ION DEMAND

Source: CBRE Research, April 2018.
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T H E  W O R K P L A C E  E V O L U T I O N  A C C E L E R A T E S  

60% of respondents selected workplace strategy evolution as 
their top corporate real estate priority for the next two years. 
Current discussions around the workplace no longer centre
purely on space efficiency; they have broadened to include 
technology and user experience.

Occupiers are engaging in more sophisticated workplace 
planning by adopting a scientific and data-driven approach. 
However, there are challenges involved in collecting real-
time workplace data and budget constraints that delay 
technological implementation. 

To combat these problems, companies plan to prioritise data 
management and analysis (58% of respondents) as well as 
drive technological initiatives in the workplace (33% of 
respondents) over the next 12 months. 

This year’s survey found a stronger focus on wellness and 
sustainability, reflecting companies’ growing awareness of 
the importance of health and environmental issues to 
employee wellbeing. Amenities promoting wellness are 
increasingly considered as a must-have in the workplace, 
particularly among millennials. 

Priorities given lesser importance in this year’s survey include 
portfolio optimisation and cost control, with less than half of 
respondents citing them as key goals for the next 12 months. 
The more upbeat economic outlook has reduced pressure on 
companies to reduce real estate overheads, although cost 
remains the key criteria for building selection. 

FIGURE 8: CORPORATE REAL ESTATE PRIORITIES
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A D O P T I O N  O F  A C T I V I T Y - B A S E D  W O R K I N G  G A T H E R S  S P E E D

Occupier interest in adopting Activity-based Working 
(ABW) is accelerating at a faster pace than expected. 
Between 2016 and 2017, the percentage of occupiers 
implementing ABW rose from 26% to 40%. The rapid 
pace of implementation is expected to continue, with 78% 
of respondents planning to implement ABW by 2021. 

Although ABW is not a new concept, the workplace 
planning process now requires a more refined and 
sophisticated approach alongside the workplace design 
lifecycle. 

CBRE Research foresees that ABW will increasingly 
emphasise the provision of areas for focused work and 
the modification of workplace policies to support agility. 
Fixed desks and enclosed offices will decline dramatically 
in the coming two years alongside the adoption of ABW.

FIGURE 9: CURRENT AND EXPECTED WORKSPACE FORMAT
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I N N O V A T I O N  A N D  C O L L A B O R A T I O N  D R I V E S  
W O R K P L A C E  E V O L U T I O N  

Companies are harnessing workplace strategy to create 
a more innovative and collaborative culture as they 
navigate the changing business environment and fend off 
the challenge posed by industry disruptors. 

Respondents selected promoting collaboration as the 
major driver for workplace change this year, although 
the percentage doing so fell from 69% in 2016 to 54%. 

However, this does not diminish the importance of 
collaboration; rather, companies believe that the results 
from collaboration – innovation and creativity - are more 
critical to winning business. Achieving these goals 
requires a shift in workplace culture.

Companies are also changing the way they measure 
successful workplace strategy, with less weighting placed 
on cost and productivity, and more importance placed on 
the better utilisation of space. 

FIGURE 10: MAIN DRIVERS OF WORKPLACE STRATEGY
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M O R E  F O C U S  O N  “ M E ”  S P A C E  

Many occupiers initially implement ABW by increasing 
collaborative or “We” space as their first step away from 
the fixed desk format. However, this approach invariably 
pay less attention to the focus “Me” space which is crucial 
for work requiring concentration. 

This year’s survey suggests companies are striving to 
achieve a more equitable balance between “Me” and 
“We” space. Half of respondents plan to increase focus 
space in the next two years, compared to the 40% 
planning to add more collaborative space. 

Many companies also plan to increase social space, such 
as by upgrading their pantry areas into cafés. This is to 
both improve their F&B offering and create more 
opportunities for colleagues to mingle in an informal 
setting.

FIGURE 11: CURRENT AND PLANNED WORKPLACE FORMAT
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A G I L E  B U S I N E S S  P R O C E S S  R I S E S  U P  T H E  A G E N D A

40% of occupiers identified agile business process – a 
method of breaking down the development and decision 
making process into smaller and more manageable 
pieces in order to quickly respond to market shifts - as 
their next major workplace priority, underlining the fact 
that flexibility remains at the heart of real estate strategy. 

Traditional workplace solutions such as open plan offices 
and cubicles cannot accommodate agile business 
process. Such places need to be high performance 
workplace solutions that support a diversity of rapidly 
changing workstyles.  

From a spatial perspective, workplaces capable of 
hosting agile business process must be adaptable; allow 
teams to self-organise; include significant vertical work 
surfaces; and support very dynamic team based work 
practices. Elements of ABW solutions can be applied 
depending on the specific nature of team processes and 
business objectives. There can be no “one size fits all” 
solution for these workplaces.

At the same time, more wellness programmes will be 
implemented as a tool to attract and retain staff. 
Employees are also set to be provided with more 
freedom in the area of mobile working and home 
working.

FIGURE 12: CURRENT AND PLANNED WORKPLACE POLICIES
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A NEW ERA  OF INNOVAT ION - OCCUP IERS  

Workplace strategy is increasingly utilising technology to 
improve convenience and enhance user experience. 
Almost 80% of respondents expect to increase their 
investment in PropTech within the next three years.

Areas of technological focus are expected to include 
office space management and navigation, business 
intelligence and the working environment. Workplace 
tools such as apps to book desks/meeting rooms and for 
wayfinding (64%), connected sensors (43%), predictive 
analysis tools (30%) and personal environment control 
systems (20%) are the priority.

Occupiers have already implemented IT infrastructure for 
mobile working and virtual team collaboration. Future 
investment in technology therefore seeks to improve user 
experience and raise workforce productivity. 

Rather than companies having to build such capabilities 
in-house, they can consider other options available in the 
market. Examples include CBRE360, which delivers 
customised mobile apps allowing end-users to easily 
access and obtain services within their workplace.

FIGURE 13: WORKPLACE TECHNOLOGY THAT IS CURRENTLY BEING USED OR PLANNED TO 
BE IMPLEMENTED BY OCCUPIERS
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A NEW ERA  OF INNOVAT ION - LANDLORDS

FIGURE 14: WORKPLACE TECHNOLOGY THAT IS PLANNED TO BE IMPLEMENTED BY 
OCCUPIERS AND EXPECTED TO BE PROVIDED BY LANDLORDS
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Source: CBRE Research, April 2018.

The survey noted occupiers’ growing belief that landlords 
should play a more proactive and collaborative role in 
helping create and manage the workplace. 

Biometric authentication (15%) and air purification 
technology (28%) are two features occupiers expect 
landlords to provide. With air pollution a critical issue in 
many cities across the region, indoor air quality ranks 
high on companies’ workplace agenda.

Although not many occupiers expect landlords to provide 
solutions for mobile apps and sensors, a number of 
more progressive landlords have already taken the 
initiative to provide such services. Around 84% of 
landlords in Asia Pacific expect to see the emergence of 
smart buildings, which will provide a solid foundation for 
occupiers to implement new technological initiatives.
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OCCUP IERS  EMBRACE SENSORS  
TO TRACK SPACE UT I L I SAT ION

As the workforce becomes more mobile and ABW 
enables staff to work in several different settings over the 
course of a working day, tracking space utilisation is 
becoming more challenging. However, 20% of 
respondents still do not have a defined system to 
measure space utilisation, while many companies still use 
methods such as visual inspections and badge data. 

Although there is no one-size-fits all solution for tracking 
space utilisation, this year’s survey noted a stronger 
appetite for using sensors, party helped by lower costs. 
The selling price for space utilisation sensors fell from 
US$0.66 per unit in 2010 to US$0.40 per unit in 2015, 
and is expected to decline by a CAGR of 6.3% to 
US$0.29 per unit by 2020F1. The deployment of sensors 
in the real estate sector is likely to increase at 
compounded annual growth rate of 79% between 2015 
to 2020, to nearly 1.3 billion2.

Utilising sensors enables companies to gain a thorough 
understanding of how employees move around the office 
and use space. Occupiers can then configure their offices 
with appropriate types of space according to user habits 
and preferences. Sensors can also be used to help 
employees quickly and accurately identify available 
space. 

Source: CBRE Research, April 2018;* Deloitte University Press, 2016
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PRED ICT IVE  ANALYT ICS  FOR 
CORPORATE  REAL  ESTATE

CBRE Research foresees that the adoption of workplace 
technology will not stop at user applications and data 
gathering; it will eventually be capable of performing in-
depth and predictive analytics. 

Predictive analytics is a way to forecast future trends by 
gathering and analysing historical data using statistical 
algorithms and machine learning. For example, a 
company can analyse meeting room usage and email 
traffic to understand how different business lines interact. 

This information can then be incorporated into workplace 
planning to ensure departments that work closely 
together are located next to each other. Other examples 
include the real-time gathering of occupancy data using 
Wi-Fi, sensors and badges to ascertain the different times 
that the workplace reaches capacity.

The use of predictive analytics provides a mechanism 
enabling occupiers to identify critical workplace needs 
and drive effective decisions. 

FIGURE 16: PREDICTIVE ANALYTICS TOOL
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Source: “How technology will redefine real estate - and why companies must prepare now” CBRE Research, November 2017 ; 
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CONCLUS ION AND RECOMMENDAT IONS

Agile working will gather pace
Implement more refined activity-based workplaces
to support greater agility
Increase the use of flexible workplace solutions

Investment in workplace
technology is increasing
Use technology to create an engaging and 
tech-enabled workplace 
Leverage technology for a more scientific decision 
making process     

Real estate strategy is evolving
Decision-making must consider all strategic 
objectives rather than just cost and location

Core + Flexi is here to stay
Adjust office portfolios to include a mix of 
core premises and flexible office space1

2

3

4

OCCUPIERS LANDLORDS

• Evaluate the pros and cons of utilising flexible office
space rather then than buying or leasing space

• No one-size-fits-all approach. Identify the 
combination that best suits your business and 
partner with landlords

• Mobile technology will gradually reduce the 
importance of workplace location and costs

• Corporate real estate strategy will consider more 
human factors and the associated experience

• Implement a dynamic range of space solutions 
tailored to business needs, company culture and user 
preferences

• Utilise real estate as a service which will gradually 
reshape broader real estate industry offerings, and no 
longer be restricted to co-working centres

• Adopt a holistic approach towards workplace 
technology to improve the user experience  

• Make use of data-driven insights and predictive 
analytics to enable faster decision making

• Structure flexible lease terms 
• Include flexible space providers as tenants 

and consider the specific needs and potential 
users of this space at the planning stage of new 
projects

• Differentiate from the competition by 
strengthening the emphasis on placemaking and
broadening the provision of wellness facilities, 
events and amenities

• Improve the quality of asset management  

• Be proactive in answering occupiers’ needs for 
flexible office solutions

• Provide more value-added services such as fitted  
offices, short-term leases and events space

• Enhance floorplate design for ABW

• Invest in smart office buildings as a key 
differentiator to attract and retain tenants

• Focus on the indoor environment; 
access control and sustainability 
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