US Gateway Cities Class A Office Sales
Volume & Buying Trends — November 2020

In this publication we have studied the Class A Office Market in the following gateway cities: New York,
Boston, Chicago, Los Angeles, San Francisco, and Washington D.C. These cities are home to regional and
international corporations and serve as headquarters locations for many Fortune 500 companies. These
gateway cities also typically contain several demand generators proximate to Class A and trophy office

buildings, further increasing their appeal to investors.

The parameters for this search include investment sales of Class A office buildings in the six gateway cities
within the US over a 23-month period, from January 2019 to November 2020. We analyzed each city to

compare number of transactions and dollar volume over the given study period.
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We tracked the number of monthly Class A office building sales recorded, segmented by each gateway city. Over the prior 23-month period
as of November 2020, there have been a total of 90 transactions. New York City has experienced the most transactions, accounting for
approximately 37.8% of the total number of transactions across all cities.

Number of Sales Transactions

Historical Transaction Volume - Class A Office

Number of Trangactions| Jan-19 Feb-19  Mar-19  Apr-19  Way-19  Jun-19  Juk19 Aug-19 Sep-19 Oct-19 Nov-19 Dec-19 Jan-20 Feb-20 Mar-20 Apr-20 May-20 Jun-20  Juk20 Aug-20 Sep-20  Oct-20  Nov-20 Total % of Total
Mew York City 2 1 3 0 3 4 1 3 5 2 1 1 1 1 0 1 2 2 0 1 0 0 0 34 37.8%
Boston 0 1 0 1 0 0 0 0 2 1 0 1 0 0 3 0 0 0 0 0 0 0 0 9 10.0%
Chicago 1 0 ] 0 0 1 0 0 1 1 0 1 1 0 0 0 1 ] 0 1 0 1 1 10 A%
Los Angeles 0 0 0 0 1 0 0 1 0 1 0 0 1 1 0 0 0 0 1 0 1 0 0 7 78%
San Francisco 0 1 0 1 1 1 0 4 0 1 1 2 1 0 0 0 0 0 0 0 0 1 0 14 156%
Washington D.C. 1 1 1 0 1 1 0 1 ] 0 1 1 1 0 0 0 0 0 0 0 0 0 1 16 17.8%
Total # Transactions 4 4 4 2 § T 1 k] 14 § 3 § 5 2 3 1 3 2 1 2 1 2 Z 80 100.0%
% Change from Prior Month - 0.0% 00% -50.0% 200.0% 16.7% -B5.7% B00.0% S55.6% -57.1% -50.0% 100.0% -16.7% -B0.0% S0.0% -B67% 200.0% -33.3% -50.0% 100.0% -50.0% 100.0% 0.0% - -

In terms of number of transactions, the highest number of monthly transactions occurred in September 2019, with 14 sales, reflecting an
increase of 56% from the prior month. During this month, Washington D.C. had the highest sales volume at six transactions and New York City
had the second highest sales volume at 5 transactions. The figures are portrayed graphically below. In November 2020, the market experienced
two transactions throughout all gateway cities, which occurred in Chicago and Washington D.C. This reflects an equivalent number of
transactions from the prior month. It is also important to note that Chicago has experienced sales activity for two straight months within this
sector. According to the graphic below, the number of transactions has been fluctuating downward due to the current state of the economy.
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Over the 23-month period, New York City is responsible for approximately 49.5% of the total dollar volume of class A office buildings across
the six cities. Dollar volume in San Francisco is approximately 14% of total dollar volume with Boston following close behind reflecting 13.5%
of total dollar volume. Washington DC, Chicago and LA are substantially less active than the top three cities in total dollar volume. The below
table shows the dollar volume broken down by each city over the 23-month period.

Dollar Volume of Sales Transactions

Historical Transaction Volume - Class A Office (in Millions

Dollar Volume of Transact] Jan-13 Feb-13 Mar-19 Apr-13 May-13  Jun-19 JuH3  Aug-19 Sep-13  Dot-13 Mow-19  Dec-13 Jan20 Feb-20 Mar-20 Apr-20 May-20 Jun-20  Jul20 Aug-20 Sep-20 Oot-20  Now-20 Total ¥ of Total
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Baston 00 #2186 #00 $#v82  #00 00 #0.0 $00 $14410 #1853 00 #4820 $0.0 0.0 #3343 200 0.0 #0.0  #00 0.0 #0.0 #0.0 #0.0) $32256 1357
Chicago 4311 $00  #00 400 #0016 300 00 $503 #4120 #0.0  $2300 $250.0 400 #00  #00 $20.0  #00  $00 33780 #00 #4125 #1027 $21237 89
Los Angeles 00 $0.0 00 $00 4580 00 #0.0 $85.0 $00 #4450 00 00 #54.3 #3038 #0.0 00 0.0 #00 #4433 $0.0 #4300 00 000 #1034 4.34
SanFrancisco $00 $3355 #00 #2103 #1915 #8625  #0.0 #0656 00 #1862 #1343 #2696 #6042 0.0 #0.0 200 0.0 #0.0  #00 0.0 00 #1800 #0.0) #3.340.2 0%
W/ashington [.C $135.3 #1700 $166  $00  $60 #1190 00  $25153 $5620 00 #2031 #7749 #1630 00 00 $00 00 300 00 $0.0 $0.0 $00  $700] $2.3571 99
Total Dollar Volume $#1154.2 $533.2 $834.3 $3891 $8055 $32016 42200 $20936 $4.0484 $12330 $5654 $14275 $12464 $12038 $534.3 #4125 $3422 340 $433 #7260 #4300 45825 #180.2 $23903.2  00.0x%
+ Change from Prior Month - -538x 565w G3di N33 2848w 332w W05ETM S8 BB -3ZEn Bddx -IZTH -3di -ZEdi -36.7x T4AVEX -S04 -dB5M STET -d0.8n 378 -636M - -

Over the study period, the city with the highest transaction volume is New York City, which comprises roughly $11.9 billion of total dollar
volume. Boston and San Francisco have similar dollar volumes at roughly $3.3 billion apiece. As anticipated, in April of 2020 the total sales
volume across all cities dropped to $12.5 million. May experienced an increase in sales volume, up to $942 million; however, June figures
reflected a decrease of 91%, down to $84 million and July experienced another decline of approximately 49%. August 2020 had one of the
highest percent increases over the given study period, with sale volume of $726 million. However, September experienced a decline of 40.8%
to $430 million while October experienced a 37.8% increase to $592.5 million. November then decreased by 69.6 percent from the prior month.
This fluctuating trend in dollar volume indicates investors are still uncertain.
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Average Quarterly Cap Rate

GATEWAY CITIES AVERAGE CAP RATE - CLASS A OFFICE

10.00% With a lack of data on a monthly basis, the cap rate trend will be
analyzed on a quarterly basis across the six cities. The cap rates
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2.00%
Q12019 022015 Q32019 Q42019 Q12020 Q22020 Q32020 Quarterly Trend of Average Dollar Per Square Foot and
Average Cap Rate
AVERAGE 5/SF & AVERAGE CAP RATE
The graph on the left shows the average dollar per square foot
51,200 9.00%
B.00% and average cap rates of the six cities combined on a quarterly
$1,000 7.00% basis. er square foot trended downward while the average cap
SE00 6.00% rates increased. The pandemic and ensuing lockdowns have had
5600 5.00% a negative effect on the office market in the gateway cities. While
4.00% the office segment has suffered during 2020, the recent
5400 3.00% o
announcement of the COVID-19 Vaccine is expected to have a
2.00%
5200 Lo0% positive impact on the Gateway Cities Office Market.
50 0.00%
Q12019 02 2015 Q3 201% Q4 2015 Q12020 Q2 2020 Q3 2020
N Avg SalePrice s fverage Cap Rate
SOURCE: CoStar and Marshall & Stevens
Patrick T. Craig, MAI, MRICS Catherine Gu | Mike Gies
Executive Managing Director | Director Analyst
Real Estate Valuation Practice Real Estate Valuation Practice 5.9 E Real Estate Valuation Practice
212.897.9481 646.438.7602 l}- ' 4 609.613.2468
ptcraig@marshall-stevens.com cgu@marshall-stevens.com ol & /. mgies@marshall-stevens.com

Empire State Building, 350 Fifth Avenue, Suite 4320, New York, NY 10118 2124254300 marshall-stevens.com



