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Transaction Volume and Cap Rate Trends
Monthly Transaction Volume Annual Cap Rate Trends

Source: Real Capital Analytics 

Real Estate Capital Markets Continue to Evolve
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Major US Banks By Commercial Real Estate Exposure

Source: ZeroHedge,
by Tyler Durden

Transaction Volume and Loss Rates
Monthly Transaction Volume

Source: Real Capital Analytics 
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Rental Clock and Delinquent & Specially Serviced Rates

CMBS Delinquencies & Loans in Special Servicing

Source: Mortgage Alert
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Source:	Real	Estate	Capital	USA

Office Market Fundamentals – Continued Headwinds
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• In	DT	Portland,	rents	have	only	increased	1%	while	vacancy	has	ticked	up	to	8%	
since	2019,	due	to	a	combination	of	business	taxes,	liberal	laws	(legalization	of	
illegal	drugs),	and	over-supply	stemming	from	the	2017	IZ	law.	In	comparison,	in	
Hillsboro	rents	have	increased	27%	while	vacancy	has	remained	flat	at	6%	since	
2019	as	the	suburbs	benefited	from	the	impacts	to	DT	Portland	during	COVID

• Replacement	cost	has	increased	30%	since	2019
• In	DT	Portland	Class	A	MF	Sale	price	has	decreased	by	$150K/unit	and	cap	rates	

have	expanded	by	100bps	since	2019	with	current	pricing	for	podium	product	
averaging	$225K/unit	and	a	5.7%	in-place	yield	in	Downtown	Portland

• Class	A	MF	Sale	price	has	decreased	by	$100K/unit	and	cap	rates	have	expanded	
by	50bps	since	2019	with	current	pricing	for	podium	product	averaging	
$300K/unit	and	a	5.5%	in-place	yield	in	Suburban	Portland,	showing	the	
outperformance	compared	to	the	DT	core	

• Recent	green	shoots:	Illegal	drugs	were	de-legalized	as	of	4/2024,	and	a	new	city	
council	structure	was	approved	in	11/2023	that	will	go	into	effect	in	1/2025	to	
expand	the	council	from	4	to	12	members,	create	geographic	districts	and	give	
the	Mayor	more	power	with	ultimate	goal	of	improving	city	management	and	re-
attracting	businesses	to	the	DT	core

• Outlook:	Significant	opportunity	to	acquire	well	below	replacement	cost,	but	need	
to	be	ready	to	ride	through	2-3	years	of	continued	vacancy,	concession	and	flat	
rent	growth	as	new	supply	is	absorbed	as	the	city	cleans	up	and	incentivizes	a	
return	of	businesses	and	renters	to	downtown

Portland Multifamily Market Metrics
DT Portland

Hillsboro

Current Multi Family Deliveries and Vacancy 
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• Since	2019,	rents	have	increased	9%	and	vacancy	has	decreased	to	6%	since	in	San	
Jose,	rents	have	increased	2%	and	vacancy	has	increased	to	6%	in	San	Francisco,	and	
rents	have	decreased	10%	and	vacancy	has	increased	to	9%	in	Oakland

• Replacement	cost	has	increased	35%	since	2019
• Class	A	MF	Sale	price	in	Oakland	has	decreased	by	$200K/unit	and	cap	rates	have	

expanded	by	50bps	since	peak	pricing	in	2022	with	current	pricing	for	podium	
product	averaging	$325K/unit	and	a	4.5%	in-place	yield	representing	at	$250K/unit	
decrease	to	replacement	cost.	Oakland	deals	are	trading	at/below	their	note	basis.	
For	example,	Domain	Oakland	is	pricing	to	$275K/unit	(2018	prior	sale	at	
$530K/unit)	and	Forma	at	$350K/unit	(2022	cost	basis	of	$450K/unit)

• No	Class	A	MF	Sales	in	San	Francisco	have	been	non-existent	as	the	ownership	
makeup	is	composed	of	longer	term	holders;	sales	in	the	Peninsula	are	just	beginning	
with	Greystar’s	recent	Elan	Mountain	View	under	contract	at	a	25%	discount	to	cost	
basis	($579K/unit	vs	$700K/unit	cost)

• Recent	green	shoots:	San	Jose	trades	have	been	in-line	with	2021/2022	values	and	AI	
leasing	has	driven	majority	of	new	leasing	in	DT	San	Francisco

• Outlook:	Tale	of	3	cities	–	DT	SFO	is	struggling	to	claw	out	of	the	post-pandemic	
inflation	of	homelessness,	Oakland	struggling	with	over	supply	and	continued	crime	
as	little	brother	that	typically	takes	12-18	months	to	recover	after	SF,	and	the	
Peninsula	seeing	impact	from	Life	Science	pull	back	but	benefiting	from	continued	
growth	of	tech	companies,	limited	new	supply,	key	education	centers	and	impact	
from	AI

Northern California Multifamily Market Metrics

San Jose

San Francisco

Oakland

• Rents	have	increased	15%	and	vacancy	has	increased	to	7%	since	2019	for	the	
broader	Seattle	market	though	performance	varies	significantly	from	submarket	
to	submarket	due	to	the	respective	increase	in	new	supply	and	impact	from	
homelessness.	Belltown	and	First	Hill	have	been	more	impacted	than	SLU,	which	
has	seen	an	influx	in	foot	traffic	as	tech	companies	have	required	a	return	to	
office	starting	in	10/2023

• Replacement	cost	has	increased	40%	since	2019	–	Highrise	at	$900K/unit	and	
mid-rise	at	$550K/unit

• Class	A	MF	Sale	price	for	mid-rise	product	has	decreased	by	$100K/unit	and	cap	
rates	have	expanded	by	50bps	since	2019	with	current	pricing	for	podium	
product	averaging	$400K/unit	and	a	5.5%	in-place	yield	in	both	DT	Seattle	and	
the	East	Side.	There	have	been	no	high-rise	trades	in	the	past	12	months.

• Recent	green	shoots:	6	of	the	11	city	council	member	were	replaced	in	11/2023	
with	more	business	friendly	leaders	to	focus	on	improved	business	incentives	like	
repealing	the	“head	tax”	from	2020;	Seattle	will	benefit	from	hosting	4-6	events	
in	the	2026	world	cup,	Climate	Arena	continues	to	scale	up	events	and	the	$850M	
waterfront	redevelopment	is	nearing	completion

• Outlook:	Significant	opportunity	to	acquire	well	below	replacement	cost,	and	
continues	to	be	driven	by	diverse	economy	though	dominated	by	tech;	impact	of	
AI	could	be	significant	in	next	5	years

Seattle Multifamily Market Metrics
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U.S. Economy
o U.S. Economy Remains 

Resilient but GDP Growth is 
Expected to Moderate in 
2024

Labor Market
o Remains Strong, but 

Consumer Sentiment Low

Inflation
o Has Declined Considerably 

but Remains Above Fed 
Target for Now

Federal Reserve
o Fed’s Hiking Cycle is Likely 

Over but Elevated Rates 
Continue to Impact 
Borrowing Costs and Asset 
Values

Macro-Economic Conditions Continue to Evolve

Real Estate Capital Markets Continue to Evolve

Capital Markets
o Debt and Equity Availability for

Office Assets Remains Very 
Constrained

Debt Availability
o Limited Lender Activity
o Borrowing Costs Remain 

Elevated but Spreads are 
Starting to Tighten

Equity Availability
o Equity Mostly Focused on Other 

Sectors (Infrastructure, MF, etc.) 
and VA/Opportunistic Strategies 
(vs. Core)

Transactions
o Limited Liquidity & Bid/Ask 

Spread Equals Limited 
Transactions: Office 
Transactions are Down >60%

Implications
o Challenging Fundamentals, 

Increased Capital Requirements, 
Higher Interest Expense, 
Deflated Values and Limited 
Liquidity means Distress and 
Accelerating Loan Defaults

EXECUTIVE SUMMARY

1
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Major US Banks By Commercial Real Estate Exposure

Source: ZeroHedge,
by Tyler Durden

3

Office Market Fundamentals – Continued Headwinds

Workplace Policies
o Flexibility (Hybrid Work) is Here to 

Stay – Settling in at 3-4 Days Per 
Week In-Office

Premier vs. Non-Premier 
Demand
o Flight-to-Quality
o Commodity is Being Left Behind

Net Absorption
o Net Absorption Remains Negative 

but Moderating

Vacancy Rates
o National Office Vacancy Near All-

Time Highs at 18.6% but Seems To 
Be Nearing a Peak

Sublease Availability
o Remains Elevated But Is Declining 

in 2024

Construction and New Supply
o Minimal New Construction Starts 

with Lowest Volume of New Starts 
Ever Recorded.

Supply
o Statistics Do Not Reflect 

Accelerated Functional 
Obsolescence and Planned 
Conversion Activity

EXECUTIVE SUMMARY
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COSTAR INSIGHT – ARTICLE (page 1)

5

CMBS Delinquencies & Loans in Special Servicing

Source: Mortgage Alert
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8

COSTAR INSIGHT – ARTICLE (page 3)

7

COSTAR INSIGHT – ARTICLE (page 2)
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WSJ – ARTICLE (page 1)

9

COSTAR INSIGHT – ARTICLE (page 4)
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12

WSJ – ARTICLE (page 3)

11

WSJ – ARTICLE (page 2)
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WSJ – ARTICLE (page 5)

13

WSJ – ARTICLE (page 4)
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Craig A. Barbarosh
Senior Managing Director

cbarbarosh@cwpla.com
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Faculty
Craig A. Barbarosh is a senior managing director with CommonWealth Partners LLC in Irvine, 
Calif., and a senior executive, board member and strategic advisor with more than 30 years of pro-
fessional experience. He is a lawyer by background, and his financial restructuring practice was 
national in scope and included leading roles in many of the largest corporate restructuring matters in 
the country during his three decades of practice. Mr. Barbarosh has served on numerous boards of 
directors for both growth-oriented public companies and as an independent director for companies in 
restructuring proceedings. He presently serves as an independent director on the boards of Evolent 
Health, Inc., where he chairs the Strategy Committee and is a member of the Compensation Com-
mittee; Sabra Healthcare REIT, Inc., where he chairs the Audit Committee and is a member of the 
Compensation Committee; and Lifecore Biomedical, Inc., where he serves as chairman of the board 
and is a member of the Compensation Committee. In addition to his public company board service, 
Mr. Barbarosh currently serves as an independent director of iCap Enterprises, Inc. and Noble House 
Furnishings, Inc. in their respective restructuring proceedings. Previously, he served on the boards of 
directors of Nextgen Healthcare, Inc., a leading HCIT/EHR/RCM platform where he served as vice 
chairman of the board, chair of the Compensation Committee and a member of the Nominating and 
Governance Committee and a director of NXGN’s India subsidiary; Aratana Therapeutics, Inc., a pet 
therapeutics company where he was a member of the Compensation Committee and chair of the Stra-
tegic Review Committee; Bazaarvoice, Inc., a SaaS-based provider of software and service solutions 
and data analytics for the retail sector, where he was a member of the Compensation Committee; and 
BiopharmX, Inc., a specialty pharmaceutical company where he served as the chair of the Nominat-
ing and Governance Committee and a member of the Audit and Compensation Committees. Mr. Bar-
barosh is experienced in debt and equity offerings, M&A, governance and compliance, turnarounds 
and restructurings, CEO and founder transitions, senior leadership recruitment, activist shareholder 
relationships (including three contested proxy contests), executive compensation, dispute resolution, 
and leadership coaching and development. He is a “financial expert” as defined by the SEC and has 
completed certificated executive education programs at The Wharton School of the University of 
Pennsylvania in Corporate Valuation (2019), Harvard Business School in Effective Corporate Boards 
(2015), Strategic Business Valuation (2010) and Private Equity/Venture Capital (2007), and Carnegie 
Mellon University in Cybersecurity Oversight (2019). Mr. Barbarosh is a frequent speaker at semi-
nars and conferences discussing corporate governance and restructuring-related issues, and he has 
published several articles addressing current business, governance and legal topics. He received the 
2023 Director of the Year award from the Forum for Corporate Directors for Corporate Leadership 
and Service. Mr. Barbarosh received his B.A. in business economics from the University of Califor-
nia, Santa Barbara, and his J.D. with honors from the University of Pacific, McGeorge School of Law. 

Richard H. Golubow is a founder and the managing partner of Winthrop Golubow Hollander, LLP 
in Newport Beach, Calif., and devotes his practice to and has experience in the areas of financial re-
structuring, insolvency law, complex bankruptcy and business reorganizations and related litigation, 
liquidations, out-of-court workouts, acquisitions and sales of distressed assets, UCC Article 9 fore-
closure sales, general assignments for the benefit of creditors, and receiverships. He has been consult-
ed and retained as a bankruptcy, insolvency and financial restructuring expert and has been formally 
designated as a bankruptcy law expert on several occasions. Mr. Golubow’s clients include debtors, 
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creditors, creditor committees, trustees, assignees for the benefit of creditors, receivers and asset-pur-
chasers in a wide range of industries. He frequently lectures on or serves as moderator for bankruptcy 
and bankruptcy alternative topics for local, national and international organizations. He has published 
numerous articles on bankruptcy-related topics and is the author of Local Bankruptcy Rules: Califor-
nia (C.D. Cal.), an extensive Practice Note summarizing selected local rules of the U.S. Bankruptcy 
Court for the Central District of California, published by Thomson Reuters. Mr. Golubow has been 
frequently honored or recognized as the recipient of bankruptcy or financial restructuring attorney of 
the year awards by several leading international organizations and financial publications, including 
a 2017 “Deal of the Year” Award by The M&A Advisor. He is rated AV-Preeminent by Martindale-
Hubbell and has frequently been listed as a Southern California Super Lawyer, including being se-
lected a “Top 50 Orange County Super Lawyer” for 2017-2023. In addition, he is recognized in The 
Best Lawyers in America for Bankruptcy and Creditor/Debtor Rights/Insolvency and Reorganization 
Law. Mr. Golubow is a member of the International Network of Boutique Law Firms (INBLF), an 
invitation-only network of lawyers from single-discipline boutique law firms with the highest level 
of knowledge, experience, reputation and credentials comparable or superior to what can be found at 
the highest-ranking full-service law firms. He previously clerked for Hon. John J. Wilson in the U.S. 
Bankruptcy Court for the Central District of California in Santa Ana. Mr. Golubow received his B.S. 
in 1985 from the State University of New York at Albany and his J.D. in 1992 from Southwestern 
University School of Law in Los Angeles.

Warwick Olney is a managing director with Summit Investment Management in Denver, where he 
assists in various capacities, including deal-sourcing, underwriting and assisting with the firm’s real 
estate strategies. Prior to rejoining Summit, he led CBRE’s equity platform for the Western U.S. Be-
fore that, he spent five years in New York City helping build the U.S. real estate platform for the Bank 
of Ireland. Mr. Olney started his career as an intern with CBRE and served in various roles within 
CBRE/New England. He received his undergraduate degree from Trinity College in Hartford, Conn.

Brianna Rogers is a senior vice president with Artemis Real Estate Partners in Los Angeles, where 
she focuses on the acquisition and asset management of equity and debt opportunities across all 
property types through Artemis’ core, core plus, value-add and health care funds, with a particular 
focus on Northwest markets. She joined Artemis in April 2014. Previously, Ms. Rogers worked as an 
analyst in the investments group at The JBG Companies, where she was responsible for underwriting 
and maintaining models for all major property types, including residential, office, hotel, development 
and mixed-use projects. She is a member of the Urban Land Institute and NAIOP. Ms. Rogers recev-
ied her B.A. in commerce, organizations and entrepreneurship, with a concentration in business and 
economics, from Brown University.

Andrew Van Tuyle is senior managing director of Investments with BH Properties in Los Angeles 
and has been active in the acquisition, disposition, finance, brokerage and management of commer-
cial real estate for more than 25 years. He oversees the Value Add and Bankruptcy divisions of the 
company, and is responsible for identifying potential acquisitions, stalking-horse bids, debtor-in-pos-
session financing and other related opportunities. Mr. Van Tuyle has handled the closing of more than 
$4 billion in transactions in over 20 states and has expertise in all major asset classes of real estate. He 
previously worked in private equity, finance, brokerage and syndication with various groups in Los 
Angeles. Mr. Van Tuyle was named one of Real Estate Southern California’s “Top 40 under 40” real 
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estate professionals and was chosen by Commercial Property News as a “Star to Watch” in the com-
mercial real estate community. He received his Bachelor’s degree in accountancy from the University 
of San Diego and is associated with multiple business associations and local schools.




