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= COVID-19 surfaced in the United States in Mid-March 2020. Federal, state, and local governments
=
:/-":: responded by issuing strict stay-at-home orders and closing nonessential business. Trends in
|~
.-"::/-/ investment sales, vacancy rates, rent collection rates, and unemployment underscore the crippling
[ 1
:/”_,— effects of COVID-19 on American consumers and businesses alike. The New York Daily New Case table
L
/:/—""’ below highlights the progression of daily case counts relative to legislation imposed by state and local
— 1
/""/ governments. As of Q2 2021, societal conditions surrounding the COVID-19 Pandemic have
=Tl
undoubtedly improved. Vaccines are now available to all individuals aged 16 or older in New York

State, and hospitalizations and number of new cases continue to decrease. Governor Cuomo is
loosening occupancy restrictions as of May 2021 pertaining to indoor and outdoor gatherings and
business capacity limits. Businesses can now operate at full capacity so long as the 6-foot social
distancing rule is met. Whereas social conditions continue to improve, markets are still being affected
by COVID-19. As the calendar turns toward summer and restrictions continue to be lifted, investors will

be looking for sustainable trends in transaction volume and pricing that have yet to occur.

With COVID on the forefront, Unemployment Rate - Five Year Trend
fundamentals in many major 12.0%
markets have been greatly 10.0%
altered. This publication 8.0%

analyzes sales trends in terms .,

of number of transactions and
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dollar volume for office
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properties in the Manhattan
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Number of Sales Transactions

e  Parameters: Class A & B office investment sales in Manhattan, segmented by price tranche.

e January 2019 - March 2020- number of monthly transactions ranged from 0 to 8, averaging 4.27 per month.
e April 2020 - March 2021- number of monthly transactions ranged from 0 to 3, averaging 1.69 per month.

e  Three months with zero sales (February 2019, September 2020, January 2021).

e  April 2021- 2 total transactions (both in the $30 to $50 million tranche).

e Over analysis period - 17% of transactions in the Up to $10 million tranche.

e Over analysis period — 9.3% of transactions in the $10 to $30 million tranche.

e Over the analysis period- 34% of total transactions in the three tranches under $50 million.

e Over analysis period - 55% of transactions in the over $100 million tranche.

Manhattan Office Class A & B - Number of Transactions
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In 2019, the average monthly sales volume was approximately $1.05 billion. Comparatively, the average monthly sales volume in 2020 was

Dollar Volume of Sales Transactions

roughly $450 million, reflecting a decrease of approximately 57%. Thus far in 2021, average monthly sales volume is roughly $36 million,
which represents a substantial 92% year-over-year decrease. This figure incorporates zero recorded sales in January 2021. We tracked the

dollar volume of monthly sales by tranche as seen below.

Total Dollar Volume - Manhattan Office Class A & B

YEAR 2019 2020 2021 (Jan-Apr)
Min S0 $0 $0

Max $3,124,550,888  $1,294,500,000 $73,250,000
Average $1,046,415,406 $447,481,409 $35,930,250
% Difference - -57.2% -92.0%

e Average sales volume from January 2019 to March 2020 was $978,498,991.
e Average sales volume from April 2020 to March 2021 was $260,999,839.
e  Market is stagnant in early 2021, with only six small transactions over the first four months.

¢ Investors are highly scrutinizing transactions of trophy office assets.

Manhattan Office Class A & B - Total Sales Volume
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TOTAL NUMBER OF TRANSACTIONS - MANHATTAN OFFICE CLASS A& B

El
8 5]
7
6 6 6 6
5 5 5 5
5
i a a a
3 3 3 3 &
3 2 2 2 2z X 2
0 0 O HEN. 0
PRI IR I SIS IS IS II IR
FEEIFS IS SFSTFTFFEFITFFFISFsEL S
M Total # Transactions
TOTAL SALES VOLUME - MANHATTAN OFFICE CLASSA & B
£3,500,000,000
$3,000,000,000
$2,500,000,000
52,000,000,000
£1,500,000,000 -+
$1,000,000,000
£500,000,000 I l III II I
i sl _H_mm __ —
BRI LR OR RIS BT
FELFLEITFLSFSSIFTIFLESIFSLFSFFELS
M Total Dallar Volume
SALE PRICE PER 5F - MANHATTAN OFFICE CLASS A & B
53,000
52,627
52,500
$2,000
$1,500 51,454
$1,000

- !”Sl_us
51021 51056 <965
769 0 5831 4353 5850 5847
5505 $504 $616

o ses7
. l I §273 s231 s32 222 199
= | [ [
SERISIIIRES PSSP IIIS

2

Patrick T. Craig, MAI, MRICS Emily Ferreira

Executive Managing Director Director

Real Estate Valuation Practice

212.897.9481 646.438.7605
ptcraig@marshall-stevens.com Ii

Real Estate Valuation Practice

eferreira@marshall-stevens.com

SALES (2019-2021): Volume

The number of monthly, Class A & B Office transactions
in the Manhattan market has been uniform, with no
month registering more than 8 transactions. The market
tallied a consistent number of sales from May 2019
through January 2020. Since then, the market has
remained soft with very few sales occurring since April
2020. There have only been three sales in the “over $100
million” tranche since September 2020, all occurring in
December 2020.

Dollar Volume of Sales

Dollar volume of sales is noticeably lower after April
2020 compared to the prior period. Dollar volume is
highly skewed by the sale of trophy assets in the office
market. The dollar volume of $3.12 billion in June 2019
appears to be an outlier in the data set. December 2020
saw dollar volume on par with the pre-COVID period,
but dollar volume was negligible in Q1 2021 and thus
farin Q2 2021.

Sale Price Per Square Foot

Over the period, sale price per square foot has ranged
from $189 per square foot to $2,627 per square foot,
averaging $709 per square foot. From January 2019 to
March 2020, Class A & B Office properties sold at an
average price of $715 per square foot. From April 2020
to April 2021, these properties sold at an average of
$701 per square foot, which is largely attributable to the
October 2020 price per square foot figure of $2,627.
Excluding this figure, the average price per square foot
from April 2020 to April 2021 is $541, a decrease of
32%. Overall, the wide fluctuations in pricing may be

less concerning than the abject lack of sales volume.
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SOURCE: eMarketer, CoStar, STDB, US Bureau of Labor Statistics, and Marshall & Stevens
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