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Goals of Presentation

▪Data / Information

▪Market Drivers

▪Real Estate Capital Markets

▪Risk Indicators

▪COVID-19 Impacts

▪Conclusions & Forecast

Note: PPT Deck will be posted to www.GreerAdvisors.com

Most information is updated via Newsletter, sign up on web site.

http://www.greeradvisors.com/
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▪Data / Information
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Data / Information

Who do you trust?

Weaponizing of News

Weaponizing of FBI

Weaponizing of DOJ

Weaponizing of IRS/Other Agencies

I trust nothing today!
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https://layoffstracker.com/
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GreenStreet 1/4/2023
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▪Market Drivers
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Supply / Demand vs. Financing

Supply / Demand – Impacts Rent & Vacancy less on Value

▪Most Demand ties to Jobs – Drives Vacancy (1), Rents (2)

▪ Office – FIRE Employment, Portion of Service Employment
▪ Retail – Household (HH) Formations, Income Growth
▪ Industrial – Manufacturing & Distribution (Logistics)
▪ Multifamily – HH Formations, non-Top 25% of HH Income
▪ Hotel – Corporate Travel – Office & Industrial Employment

Financing DRIVES VALUE! Low Interest = High Value
▪Availability

▪Rate and Term

▪Leverage

▪Recourse

▪International Investment **

Currency wars / restrictions, trade wars, FRB 

Rate Hikes, Global Turmoil, e.g., U.S. v China 

v Russia, Global perception of America 

(Afghanistan, Ukraine, Global Trade, etc.)
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www.USDebtClock.org 20230126  6:08 am

1980 = Ronald Regan, Paul Volker, and Arthur Laffer (Laffer 

Curve) – Debt: GDP 15.71% 2001

http://www.usdebtclock.org/
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Interest Rates – Long Term View 2008+
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Key Economic Indicators

Employment Ratio, aka Employment Population Ratio = 

Employed persons 16 years and over, divided by the population.

Normally, Unemployment Rate and 

Employment Ratio go here.

Due to COVID, high rate of layoffs, and the 

number of people who left the work force (e.g. 

retired earlier than planned) the Unemployment 

numbers are no longer reliable.
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Inflation - https://www.usinflationcalculator.com/ 1/26/2023

https://www.usinflationcalculator.com/
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WTI Oil Prices Down a bit, 1/23/2023 

U.S. uses West Texas Intermediate Crude Oil, which is a much 

higher grade of crude than that used by many other countries.
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Key Conclusions

Government bond yields reach a record high since 

the new administration took over.

Omnibus $1.7 Trillion, 4,155 pages, 7,000+ bills.

Runaway spending.
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▪Real Estate Capital Markets
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REIT Performance Issue
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REIT Dividend Yields
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REIT Bond Issuance – Continued Growth

REITs are perceived as Investment Grade. 

Direct Real Estate is NOT.
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CMBS Delinquencies – Trepp – 1/5/2023
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▪Conclusions & Forecast
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Conclusions and Forecast - Office

▪Overall Office Demand (Square Footage) is still changing. 
Some companies want employees back in the office. Others 
(focused on expenses) continue to promote telecommuting. 
The two issues will largely offset each other from a total SF 
perspective, but the office configuration will 
COMPLETELY change. Bullpens will be gone. Distancing 
will change everything. Space will require complete 
reconfiguration; hence, value per SF will continue to fall, 
then rebound as new space meets new configuration 
requirements. 

▪Design teams (e.g. entertainment, engineering, some types 
of manufacturing) will need face to face interaction. Number 
crunchers (accountants, appraisers, certain engineers) will be 
sent to work from home.
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Conclusions and Forecast - Industrial

▪Logistics space continues to experience relative increased 
demand as home delivery, online shopping, etc. become the 
new Norm.

▪Manufacturing space continues to require reconfiguration 
based on human involvement and new distancing 
requirements.

▪Warehousing continues to see nominal change, with the 
exception that more companies are moving to the Amazon 
model (i.e., home delivery). Amazon itself continues to 
improve its model and is reducing warehouse requirements 
as it streamlines inventory management and product 
offerings.
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Conclusions and Forecast – Overall CRE

▪With the rates hikes over the past year+, changes in value 
will vary from 100+ percent loss in value to increased 
values. Government guaranteed Net-leased properties with 
significant term remaining on the lease might increase in 
value due to tenor and terms.

▪Hotels, restaurants, ground-leases, theme parks, movie 
theaters, etc. will face the largest declines.

▪Averages no longer matter. Losses/gains will be largely 
based on property-type and specific characteristics of a 
specific property.



24 Greer  Advisors, LLC

Conclusions and Forecast - Retail

▪Retail has forever changed. On-line shopping, home 
delivery, etc. will continue to increase. Stores with multiple 
delivery outlets (e.g. online, in person, curbside, etc.) will 
survive the best. Those with In-Person as their only option 
will not.
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Conclusions and Forecast - Restaurants

▪Restaurants that survived COVID are improving; however, 
home delivery, Uber Eats, chain-branded delivery, outdoor 
dining, etc. will continue to be factors for success. Uber Eats 
and other delivery sources have filled needs. In store dining 
remains well below that of years ago. The few restaurants 
that are up, are merely up because their competition folded.

▪Ground-leased restaurants will almost certainly die.
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Conclusions and Forecast - Hotels

▪As noted last year, many of the Group Meeting / Conference 
hotel stays (aka Room Nights of Demand) have lost 
significant demand due to Zoom, Doxy, WebEx, and other 
meeting-based web platforms. 

▪The destination resorts (including gambling, skiing, etc.) 
that survived should continue to survive, assuming they do 
not have calls on loan terms (maturity).

▪Room night demand segmentation analysis is 
IMPORTANT, as is ADR segmentation. Leisure is less rate 
sensitive compared to Group Meeting or Conventions. 



Questions / Answers
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EAG@GreerAdvisors.com / 213.985.3800

mailto:EAG@GreerAdvisors.com
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