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Economic & 
Demographic Drivers



Chicago: Job Growth By Sector
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Strengths & Weaknesses
Infrastructure, Capital & Talent Pool

• Passenger and transmodal nodes in place: 

“L” & Metra, waterways, two international airports and freight hub.

Centralized location and unparalleled rail and highway connectivity as the only U.S. city to contain six Class 1 railroads

• Best in Class Infrastructure – power grid, utilities and broadband. Rebuild Illinois (2019) $45B State Funds + Infrastructure 
Investment & Job Act (2021) $18B Federal Funds.

• Access to Capital. 

• Diverse economy – largest economic sector is financial with a 19% share.

• Midwest draw for recent college graduates. Hundreds of area colleges and universities.

• Approximately 170 companies expanding or new to Chicago’s CBD office market, according to World Business Chicago.

• Little to no natural disasters! Fresh Water!

• Crime, Taxes and Outmigration – Uncertainty Looms

• Coming to the Office? Sources vary between 40% - 80%. My hunch: Suburbs 80% back; CBD 70%.

• Mayor Lightfoot’s $1.7B Tax Levy passed; yet Cook County Assessor Kaegi’s CRE tax assessment system still not ironed out. 

• Major corporations leaving Chicagoland for no income tax states, lower crime. 



Multifamily



Sources: CoStar and World Business Chicago 

Market Report Analytic Filters & Chicago Metropolitan Statistical Area (MSA)



Multifamily
Housing Market Underpinnings



Chicago Population Vs. Household Growth

Source: Oxford Economics January 2023



2019 Apartment Households by Type

Source: US Census



Commute Areas

Source: INRIX



Multifamily
New Deliveries & Under Construction



Submarkets With The Most Construction Growth
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Multifamily
Demand Markers, Slow and Steady



Multifamily Baseline: Supply, Demand and Vacancy

Source: CoStar End of 22Q4
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Chicago’s Multifamily Occupancy Projected to Outperform Nation

Source: CoStar, January 5, 2023



Vacancy: Interest Rate Shock Vs. Baseline Forecasts

Sources: CoStar End of 22Q4
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Top Net Absorption
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Multifamily
Rent



Rent Growth, by Market
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Submarkets With The Highest Rent Growth
  
 

  
  

  
 

  
  
  

 
     

  
   
   

   
 

  

Source: CoStar End of 22Q4
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Submarkets With The Lowest Rent Growth
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Chicago Surpasses National MF Rent Growth, First Time in Over 
10 Years

 

Source: CoStar End of 22Q4
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Chicago Market Rent Growth, YOY, Base Case Vs. Inflation Adjusted

Source: CoStar, December 2022



Multifamily
Sales



Multifamily Sales Volume, by Market
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Chicago Multifamily Quarterly Sales Volume, Surprisingly Strong 
Q3 and Q4

Source: CoStar End of 22Q4
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PSF Spread Expected to Remain Between Chicago and Nation. 

Source: CoStar, January 25, 2023



Rising Price PSF for Class B (Orange) Value-Add Opportunities

Source: CoStar, January 5, 2023



Class B Rents Registering the Largest Delta Between Others in 
Over 15 Years

 

Source: CoStar End of 22Q4
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Buyer: Emerald Empire (Private)
Seller: Pangea Properties (Private)

Addresses: South and West Sides of Chicago, 
Southern Cook County, Near Southwest Cook 
County

Sale Price: $600,000,000 or Approximately 
$67,000/Unit. Occupied at 93.5% at time of 
sale.

Date: December 2022

Pro Forma Cap Rate: 8.43%

Large Multifamily Chicago Sales Transactions, 22H2



Buyer: Morgan Properties (Private Developer)
Seller: Harbor Group International (Institutional)

Addresses: 
Blackhawk Apartments (371 Units), Elgin
The Gates of Deer Grove (204 Units), Palatine
The Lakes of Schaumburg (428 Units)

Sale Price: $181,000,000 or Approximately 
$180,000/Unit

Date: July 2022

Actual Cap Rate: 5.37%



Buyer: Waterton (Local, Institutional/Investment Manager)
Seller: Wood Partners (National, Private Developer)

The Elle, rebranded from Alta Roosevelt Apartments
801 S Financial Place, South Loop
Built 2017

Sale Price: $170,000,000 or Approximately $343,000/Unit

Date: October 2022
100% occupied at time of sale; Retail was 95% leased

Notes: Sold below replacement cost. In June, American 
Landmark Properties (Chicago) and Evergreen Residential 
(Dallas) backed out of $180 million agreement. 



Over $1.2 B Proposals for Office → Resi Conversions Within the 
LaSalle Street Corridor

• Lightfoot’s Goal: 1,000 New Apartments, at least 300 with affordable rents.
- Paid for with TIFs, grants and historic tax credits. 
- Nine proposals for seven CBD vintage buildings, all in 
foreclosure or financial distress, approximately 535 affordable
Units (AR) proposed out of 1,200 – 1,300.  

Including: 

400 S LaSalle (former Cboe Global Markets HQ), 226 beds for student housing

111 W Monroe (former BMO office tower), 349 Apts / 105 affordable (AR) (Prime Group)

208 S LaSalle, two proposals: 208 / 84 AR (Prime Group) or 102 / 30 AR (Brinshore Development)

Clark Adams Building, 423 / 127 AR (Maven Development Group) or 247 / 185 AR (Blackwood Group)

135 S LaSalle, 430 / 129 AR (Riverside Investment & Development & AmTrust Realty)

30 N LaSalle, 432 / 130 AR (Golub and American General Life Insurance) 



Retail



Retail
Consumer Spending Trends



Non-Housing Debt Balance Rises by $200 Billion in 2022



Consumer Spending Forecast to Decline in 2023 



Store Opening/Closing Mix Well Ahead of Last Year

Source: Daily on Retail
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Housing-Related Categories Underperform
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Chicago Retail Spending, Year-Over-Year Change, Household 
Goods and Health Services Winners for 2024

Source: Oxford Economics January 2023



Retail
Supply



Submarkets With The Most Construction
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Rock Run Crossings in Joliet. 1.6 M SF, 1 M SF Available, Delivers 
23Q3. Includes 600 Apartments, 70K SF Regal Cinemas. 



Retail
Demand Fundamentals 



Baseline Forecast: Supply, Demand and AVAILABILITY

Source: CoStar End of 22Q4

2.0

 0.0

 2.0

 4.0

 6.0

 8.0

 10.0

 12.0

 14.0

0%

1%

2%

3%

4%

5%

6%

7%

8%

9%

10%

N
et

 A
bs

or
pt

io
n 

an
d 

N
et

 D
el

iv
er

ie
s 

in
M

illi
on

 S
qu

ar
e 

Fe
et

Va
ca

nc
y 

R
at

e

Year
Net Absorption (Y/Y) Net Deliveries (Y/Y) Availability Availability Historical Average



Top Net Absorption
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Net Absorption As Share of Inventory, Chicago 0.6%
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General & Other Retail Availability Outperform Others in Market; 
Yet Malls & Power Centers Are Successfully Pivoting. 

Source: CoStar, January 2023



Tenants Driving National Leasing Activity in 2022
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Large Retail Lease

Space Leased: 60,000 SF
Tenant: Steinhafels
Seller: Resource REIT (Public)

7304 W Lawrence, Harwood Heights
O’Hare Submarket

Signed: 22Q3 for Occupancy 23Q3, 
EXP 33Q3

Note: Backfilling Art Van Furniture



Retail
Rent



Rent Growth, by Market
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Rent Growth Forecast: Baseline Vs. Interest Rate Shock Forecast
 

Source: CoStar End of 22Q4
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Chicago Retail Submarkets With The Highest Rent Growth
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Chicago Retail Submarkets With The Lowest Rent Growth
  

  
 
 

 
 
 

  
 

 
 

  
  
  
 

 
 
  

 
  

Source: CoStar End of 22Q4
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Retail
Sales



Quarterly Sales Volume

Source: CoStar End of 22Q4
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Chicago Retail Market and Transaction Cap Rates



National Retail Cap Rate by Forecast Scenario
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Buyer: Exchange Right Real Estate 
(Private Equity)
Seller: CBRE Investment Management 
(Institutional)

2323 Capital, Northbrook
Investment Triple Net
Mariano’s (Sole Tenant)

Sale Price $42.2 Million or $468/SF

Sale Date: October 2022

Actual Cap Rate 5.66%

Large Retail Sales Transaction



Industrial



Included:

• All Sizes

• Owner & Non-Owner Occupied

• Industrial Property Type

—Warehouse & Distribution = 
Logistics

—Specialized = Cold Storage, Data 
Centers, Manufacturing Sites

• Existing / Under Renovation

• Proposed

• Under Construction

Market Report Analytic Filters & Chicago Metropolitan Statistical Area (MSA)
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Chicago’s Supply Issues

• Labor Shortages

+

• Union Issues

+

• Distribution Bottlenecks

= Increased Delivery Lag Times



Chicago Posts Longest Industrial Construction Timeline



Industrial
Supply



Impact of Oncoming Supply Will Vary Widely Across Markets

Source: CoStar



Industrial
Can Chicago Support This Much Growth?



New Construction Growth Pushes Chicago into the “Newish” 
Category for Industrial Supply

Average Age of Existing Industrial Building by Market
Orange = 60+ Years; Blue = 50-59 Years; Green = <49 Years

Source: CoStar, January 2023



Chicago Inventory Existing vs. Under Construction. Large, 
Logistics Space – Striving to Meet Market Demand

Source: CoStar 22Q4
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Space Listed For Lease At Record Low Among Existing Properties
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Industrial
Demand Fundamentals – Tied to Legacy 
Networks, Not Prey to Demographic Trends



Base Case Forecast: Supply, Demand and Vacancy

Source: CoStar End of 22Q4
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Net Absorption
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Chicago: Vacant, Total Available Space

Source: CoStar End of 22Q4
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Available Space In Recent Or Upcoming Developments
    

Source: CoStar End of 22Q4
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Submarkets With The Most Construction
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Logistics Fundamentals: Vacancy by Building Size

Source: CoStar End of 22Q4
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Industrial
Rent Growth Muted Despite Demand



Base Case Rent Growth Forecast, by Market, Chicago 8.9% v 3.2%
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Chicago Industrial Submarkets With The Highest Rent Growth
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Industrial
Sales



Chicago Sales Volume By Property Type

Source: CoStar
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Industrial Sales Volume, Top 15

4.7 4.5 

3.5 3.4 
3.0 2.9 2.8 2.7 2.7 

2.4 
2.0 

1.7 1.5 
1.3 1.3 

0.0

0.5

1.0

1.5

2.0

2.5

3.0

3.5

4.0

4.5

5.0

Sa
le

s 
in

 B
illi

on
 D

ol
la

rs

22Q4 Previous 8 Quarters



Quarterly Sales Volume

Source: CoStar End of 22Q4
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Chicago Industrial Sales Volume, Chicago Vs. U.S. Per SF



Chicago Industrial Price Growth Projections
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Top Chicago Industrial Sales
Buyer: Prologis (Public REIT)
Seller: Duke Realty (Public REIT)

Addresses: 48 Properties in Market of 674 
Portfolio/Bulk Sale
• Northwest 757,000 SF
• O'Hare 495,000 SF
• SW/I-55 Corridor 8,390,000 SF
• West Cook 1,982,000 SF
• West Suburban 6,675,000 SF

Sale Price: $1.5 Billion or $83/SF. All-Stock 
acquisition 

Date: October 2022 Clarius Park Joliet, 1M SF



Office



Correlation Between Chicago Office Jobs and Office Move Ins 
Deteriorates
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Office 
New Deliveries & Under Construction
The Perfect Storm Still Present, However Subduing  



Top Net Deliveries
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Most Space Under Construction
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Submarkets With The Most Construction, In Percentage Terms
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Office Fundamentals: 
Absorption, Vacancy & Availability



Base Case Forecast: Supply, Demand and Vacancy

Source: CoStar End of 22Q4
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Net Absorption As Share of Inventory: Chicago (1.4M) SF, (0.3%) 
of Inventory
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Despite Elevated Vacancy, Fulton Market Shows Its Strength

Source: CoStar, January 2023



Downtown Chicago Office Direct Vacancy Rate Continues to Rise; 
Suburban Level Dips

Source: CoStar, January 2023
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Downtown Chicago Office Sublease Vacancy Rate Rises 
Exponentially; Suburban Level Drops

Source: CoStar, January 2023
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Chicago Suburban Class A and B 2022 Gross Leasing Surpasses 
2019 Levels. Not So Downtown 
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Winners and Losers in Chicago’s Office Market

Source: CoStar, January 2023
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Financial, Legal and Tech Firms Occupy Majority of Office 
Space in Downtown Chicago

Source: CoStar, October 2022
Note: Includes expansions and contractions in new leases signed in past 22 months 
for 2022 and beyond occupancy. 
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Top Rent Growth Markets
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Chicago Office Submarkets With The Highest Rent Growth
  

 
  

 

  
 

  
 

 
   

  
 

 
 

 
 
  

 
 

Source: CoStar End of 22Q4
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Submarkets With The Lowest Rent Growth Over The Past Five 
Years, All Primarily Residential Areas

  
 

  
  

  
 

 
  

  
 

 
 
 

 
 

 
  

 
 

 

Source: CoStar End of 22Q4
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Office 
Sales



Quarterly Sales Volume

Source: CoStar End of 22Q4
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Large Office Chicago Sales Transactions

Allstate Insurance Company HQ
(Two Properties)
1.44 Million SF of office space on 125 acres

Buyer: Dermody Properties (Developer)
Date: October 2022
Sale Price: $232 Million or Approx $161/SF

Notes: The property is slated to be redeveloped 
into a 10-building, Class A logistics park totaling 
3,235,020 available square feet with flexibility to 
accommodate build-to-suits. 

Phase I is expected to deliver in 23Q2 and Q3, 
1.2 million SF. 



• James R Thompson Center

• 945,000 SF

• Buyer: The Prime Group

• Seller: State of Illinois

• $105 M or $111/SF

• Date: July 2022

• Sale Price: $105 Million or 
$111/SF 

Note: Also bought BMO Harris Bank Bldg
(1.2 M SF) in short sale from Samsung. 
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