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Key highlights

Community acceptance has become the
industry’s greatest challenge

Responsible data center growth depends on
building trust through transparency and
early community engagement around
electricity, water and noise. Equally
important is creating lasting benefits
through jobs, investment and tax revenue.

Arecord 25 GW of absorption in H1,
exceeding industry expectations

Hyperscalers remain the largest source of
demand, followed by neoclouds and pure-
play Al companies. Lost in the headlines are
enterprise users working to modernize their
infrastructure and secure capacity to
support business growth.

Data center financing liquidity remains
strong across credit tiers

Capital markets activity is at record levels
across project finance, CMBS, ABS and
bond issuance. With 66 GW currently under
construction, more than $700 billion in
permanent debt originations is expected
through 2028.
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North America data center market snapshot
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North America data center statistics

Total inventory 50 GW
Third-party inv. 26 GW
Hyper-ownedinv. 24 GW

Vacancy <1%

H1 total absorption ~ 25GW

Under construction 66 GW

U/C % precommitted 95%

Average rents (S/kW/mo)
<250 kW $337 (all-in)
250 kW-1 MW S210+E
1-5MW S178+E
5-20 MW S166+E
>20 MW S152+E
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Community acceptance has become
the industry’s greatest challenge

Data centers are critical infrastructure on which our
economic competitiveness and national security
depend. Yet misinformation about their role and
impact remains widespread, increasing the
importance of clear, fact-based education on their
benefits and vital role in banking, healthcare,
education, life sciences and transportation.

Transparency and early engagement with
communities around electricity, water and noise, as
well as benefits, including jobs, investment and tax
revenue are essential.

Data centers do not belong in every community.
Sustainable growth depends on development
where projects and communities are compatible.

Communities, governments and the data center
industry must work together to address local
concerns while enabling responsible projects that
benefit everyone to move forward.

Responsible data center growth depends on building trust, addressing
local concerns and delivering lasting benefits to host communities

America’s data center acceptance paradox

Support U.S. leadership in
artificial intelligence

65-point
support gap

Support data center
development in their
community

Survey results reveal a stark divide between Al support
and acceptance of the data centers that power it

Sources: JLL Research, Gallup, Reuters, 2026
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Sustained 1% vacancy threatens
business growth and critical services

Vacancy remains at 1% for the third consecutive
year, despite unprecedented construction. This
reflects structural demand driven by our growing
reliance on digital services and Al adoption.

Available capacity is limited to small, fragmented
blocks. Most tenants securing space today are
contracting for 2028 deliveries, underscoring the
depth and durability of forward demand.

Limited data center capacity can constrain business
growth, digital innovation and economic
competitiveness. It also threatens Al leadership and
the digital infrastructure supporting critical services
and national security.

Concerns about a potential bubble should be
viewed in the context of 99% occupancy,
particularly when the largest data center tenants
rank among the world’s most profitable and
highest-rated companies.

With 95% of the development pipeline precommitted, vacancy is likely

to remain near zero through 2028

North America data center vacancy (%)

9%

6% 5%

3%

0%

2018

Source: JLL Research, 2026
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2024 2026 2028
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A record 25 GW of absorption in H1,
exceeding industry expectations

Demand continues to exceed expectations, even
among industry insiders. North America recorded 25
GW of net new demand in the first half of 2026.
Roughly double the level from a year ago and five
times that of two years ago.

Hyperscalers remain the largest source of demand,
followed by neoclouds and pure-play Al companies.
However, the relationships between these groups
are becoming increasingly interconnected.

With capacity scarce and the opportunity cost of
waiting high, companies are partnering to secure
infrastructure wherever it is available. Al companies
are leasing capacity from hyperscalers, while
neoclouds are supplying capacity to hyperscalers.

These partnerships are not viewed as a systemic
risk, but rather reflect an exceptionally capacity-
constrained market and the urgency to bring
computing resources online.

Capacity constraints and the opportunity cost of waiting are driving
deeper partnerships among hyperscalers, neoclouds and Al companies

North America data center absorption (GW) B Owner-occupied groundbreakings

Third-party lease signings
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Source: JLL Research, 2026
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A new era of growth begins with
66 GW under construction

Hyperscalers continue to raise CapEx forecasts,
signaling that data center demand will remain
strong over the coming year. Channel checks with
developers, hyperscalers and brokers reinforce this
outlook. The structural growth story is further
supported by rapid Al adoption and limited overall
penetration, suggesting the Al infrastructure build
remains in its early innings.

JLL Research continues to evaluate alternative
scenarios. While structural demand drivers make a
material downturn difficult to underwrite, demand
could begin to normalize around 2030, leading to a
period of digestion and portfolio optimization.
Importantly, this scenario does not imply higher
vacancy or softer rents, but rather a moderation in
net new demand and stabilization of supply growth
following several years of rapid expansion. Equally
plausible, however, is a scenario in which demand
continues to accelerate alongside Al adoption.

The structural growth story is supported by rapid Al adoption and limited
penetration, suggesting the infrastructure build is in its early innings

North America existing inventory (GW)
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Frontier markets account for 77% of
all capacity under construction

More than 66 GW of data center capacity is under
construction in North America, an extraordinary
volume. For context, this represents an electricity
requirement greater than Germany, a country with
~84 million people and a ~$4.7 trillion economy.

Today, 77% of this capacity is being built in frontier
markets. West Texas has been the largest
beneficiary of this industry shift, but Ohio,
Louisiana, Indiana and the Carolinas have also
benefited significantly. These markets had almost
no data center capacity 10 years ago.

One of the largest infrastructure buildouts in
America’s history is bringing investment, jobs,
economic diversification and hundreds of millions
in property tax revenue to communities. Supporting
the next phase of growth will depend on building
trust, addressing local concerns and delivering
lasting benefits to host communities.

Texas emerges as the world’s largest data center market; recent
regulatory actions are unlikely to materially impact ongoing construction

Top 10 markets: existing + under construction (GW)
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Neoclouds have matured into a
meaningful component of demand

Hyperscalers remain the dominant driver of data
centerdemand in North America, leasing nearly 10
GW over the last 12 months with an additional 28
GW of owner-occupied capacity under construction.

Neoclouds have matured into a meaningful source
of demand, with operators and banks increasingly
comfortable partnering on projects. JLL has
identified more than 5 GW of neocloud capacity
online or being developed in North America.

Pure-play Al companies are a key driver of demand.
OpenAl and Anthropic alone are linked to roughly 11
GW of capacity under construction or online.

Lostin the headlines are enterprise users managing
hybrid portfolios of on-prem, colo and cloud
infrastructure. Individual site requirements can be
500 kW to 3 MW, yet even this group is struggling to
secure capacity to support business growth.

10

Hyperscalers are driving data center demand with $750B in CapEx to

scale Al and grow their highly profitable cloud businesses

2026 data center tenant demand by tenant type

B Hyperscalers 59%

B Neoclouds 11%
Al pure-plays 7%

B Othertechnology 6%
Traditional cloud 5%
Financial services 4%

All other industries 8%

Source: JLL Research, 2026

Hyperscalers are
meeting capacity needs

through both leasing and

self-building

© 2026 Jones Lang LaSalle IP, Inc. All rights reserved.
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Data center rent growth has Rents have increased nearly 70% since 2020, positioning landlords to
averaged 9% annually since 2020 capture significant rent spreads at lease expiration
Data center rent growth has averaged 9% annually North America data center lease rates ($/kW/mo)
since 2020, and current growth remains in line with
that trend — a pace expected to hold through 2030. BT
$337
Vacancy remains near 1%, a level that would
typically fuel runaway pricing. With essentially no
vacancy in existing product, the primary restraint $250
comes from developers pricing new product
competitively to secure tenant commitments.
S178

Landlords are also capturing substantial rent /
spreads on renewals: rentals for comparable $150
product are up 70% on average since 2020. /

Most leases signed today carry annual escalations of

3% or more, with no concessions. Early-stage o
tenants continue to pay a premium, reflecting the

. . ) 2020 2021 2022 2023 2024 2025 2026
higher risk landlords bear. Though in some cases,

third-party backstops have lowered that perceived — <250 kW (all in) 250 KW-1 MW (+E) e 1-5 MW (+E) 5-20 MW (+E) >20 MW (+E)

risk and compressed pricing accordingly.
Source: JLL Research, 2026

11 © 2026 Jones Lang LaSalle IP, Inc. All rights reserved.
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Data center core capital expands as
funds shift into acquisition mode

Data center asset sale activity totaled ~$6.5 billion in
the first half of 2026, compared to $754 million in
the first half of 2025. The increase in deal volume
was due to a surge in portfolio sale activity as well
as larger average transaction size.

A notable portfolio acquisition included Digital
Realty’s transaction with Blackstone valued at $7.8
billion. Digital Realty agreed to purchase
Blackstone's 80% interest in two 96 MW data
centers in Manassas, Virginia, and a 50% interest in
one 96 MW data center in Sterling, Virginia, for $7.8
billion on a 100%-ownership basis. This valuation
includes assumed debt and remaining capex to
complete the development.

Based on this valuation, total consideration paid to
Blackstone for its blended 64% equity interest was
$3.5 billion, including $1.2 billion of cash and $2.3
billion in shares of Digital Realty.

13

Data center cap rates converge with the apartment and industrial sectors,
reinforcing the shift toward core real estate

Data center cap rates vs peer sectors and 10Y UST

8%

6%
M

4%

2%

0%
2011 2014 2017 2020 2023 2026

10Y UST === Data center cap rates Industrial cap rates Apartment cap rates

Sources: JLL Research, Green Street, Federal Reserve, 2026
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Data center financing liquidity
remains strong across credit tiers

Data center project-finance construction lending
has shown strong liquidity, ranging from long-term
credit tenants to Al companies and neoclouds.

Top-tier credit hyperscalers are still yielding the
most efficient pricing (low-200 bps credit spreads)
and leverage levels up to 85% loan-to-cost.

Non-credit tenant deals are evaluated on a case-by-
case basis. Debt metrics depend on tenant profile,
credit support from the off-taker, and the location of
the data center project. In general, credit spreads on
this profile are about 200-300 bps wider than
investment-grade credit construction loans, with
leverage in the 70-80% loan-to-cost range.

Additionally, SASB/CMBS and ABS data center
volume experienced continued growth in the first
half of 2026, combining for a total of $17 billion, a
29% increase from the previous year.

14

North America has more than 66 GW under construction, requiring over
$700 billion in permanent financing through 2028

North America data center permanent debt origination ($ billions)

$322B
$320

$240 $225B

S175B
$160

580 S7lB S8OB

$30B -8 = = . l
.mmuB

2020 2021 2022 2023 2024 2025 2026F 2027F 2028F

Source: JLL Research, 2026. Note: includes debt origination for new deliveries and existing asset refinancing.
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The Al infrastructure buildout is A record $250B of Al bond issuance in H1 fuels data center expansion,
driving surging demand for debt as investors favor strong balance sheets and durable cash flows
The Al-driven construction cycle has fueled Al bond Issuance by credit quality ($B)

sustained demand for debt financing as
hyperscalers and data center developers raise $225 $218B
capital to deliver increasingly large Al campuses.

Investment-grade issuers continue to account for

the majority of bond issuance, reflecting investor

preference for borrowers with strong balance sheets 5150
and durable cash flows.

At the same time, the high-yield market has $81B

expanded rapidly, providing developers with greater §75

speed, scale and flexibility to finance new projects
and manage construction risk. $32B

S8B $l2B

. N — L

Al-related data center transactions generated more $2B

than $32 billion of high-yield bond issuance through
the first half of 2026, illustrating how capital markets 1H 2025 2H 2025 H12026

are broadening to support the next phase of Al High-grade bonds m High-yield bonds

infrastructure development.
Sources: JLL Research, PitchBook, 2026
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Institutional conviction in data
centers drives record capital flows

The first half of 2026 saw several notable platform
investments, driven by significant capital
commitments from private equity, infrastructure
funds, sovereign wealth funds and pension
investors.

)

Notable transactions included Aligned Data Centers
record-setting $40 billion acquisition by GIP, MGX
and AIP; STT GDC’s take-private by KKR and Singtel;
Equinix and CPP Investments’ acquisition of
atNorth; and SoftBank Group’s acquisition of
DigitalBridge.

The increasing size and sophistication of these
transactions reflects growing institutional
conviction in data centers as a long-term
infrastructure asset class. Investors are increasingly
pursuing scaled platforms to gain immediate access
to development pipelines, power and hyperscale
customer relationships.

16

Record platform prices reflect a scarcity premium: investors are paying
up for immediate access to power, pipeline and hyperscale relationships

Largest data center platform deals on record

$10B S11B

Acq year: 2021 2022
Platform: QTS Switch
Buyer: Blackstone  DigitalBridge/IFM

Source: JLL Research, 2026

S15B

2022
CyrusOne
KKR/GIP

$408B

S168B

2024 2026
AirTrunk Aligned
Blackstone/CPP  GIP/MGX/AIP
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Research at JLL

JLL’s research team delivers intelligence, analysis and insight through market leading reports and services that
illuminate today’s commercial real estate dynamics and identify tomorrow’s challenges and opportunities. Our
more than 550 global research professionals track and analyze economic and property trends and forecast future
conditions in over 60 countries, producing unrivalled local and global perspectives. Our research and expertise,
fueled by real- time information and innovative thinking around the world, creates a competitive advantage for our
clients and drives successful strategies and optimal real estate decisions.

About JLL

For over 200 years, JLL (NYSE: JLL), a leading global commercial real estate and investment management
company, has helped clients buy, build, occupy, manage and invest in a variety of commercial, industrial, hotel,
residential and retail properties. A Fortune 500° company with annual revenue of $26.1 billion and operations in
over 80 countries around the world, our more than 112,000 employees bring the power of a global platform
combined with local expertise. Driven by our purpose to shape the future of real estate for a better world, we help
our clients, people and communities SEE A BRIGHTER WAYSM. JLL is the brand name, and a registered trademark,
of Jones Lang LaSalle Incorporated. For further information, visit jll.com.
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This report has been prepared solely for information purposes and does not necessarily purport to be a complete
analysis of the topics discussed, which are inherently unpredictable. It has been based on sources we believe to be
reliable, but we have not independently verified those sources and we do not guarantee that the information in
the report is accurate or complete. Any views expressed in the report reflect our judgment at this date and are
subject to change without notice. Statements that are forward-looking involve known and unknown risks and
uncertainties that may cause future realities to be materially different from those implied by such forward-looking
statements. Advice we give to clients in particular situations may differ from the views expressed in this report. No
investment or other business decisions should be made based solely on the views expressed in this report.
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