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Brokerage veteran John Kevill parted 
ways with Avison Young in the past few 
weeks. He had been the Toronto firm’s 
president of U.S. capital markets, based 
in Washington, since 2016. He had 
recruited pros nationwide amid an effort 
by Avison to target larger sales and debt 
assignments. Earlier, Kevill logged nearly 
five years at Eastdil Secured as a manag-
ing director, following a 17-year run at 
JLL. Kevill is said to be exploring options 
for his next move.

Aecom Capital has hired Travis Skelton as 
a managing partner. He leads investments 
across the Eastern U.S. and manages its 
New York office. He started this month, 
reporting to chief executive Warren 
Wachsberger. He arrived from HPS Invest-
ment Partners, which he joined in 2014 
to buoy its debt investments. Previously, 

Southeast Multi-Family Portfolio Set to Trade
Starwood Capital is poised to buy the bulk of a $1.1 billion apartment portfolio 

in the Southeast from a partnership between PGIM Real Estate and Carroll Organiza-
tion.

The Miami Beach-based shop has agreed to purchase nine garden-style proper-
ties with 3,441 units in North Carolina and South Florida. An unidentified buyer 
is set acquire three additional properties with 680 units near Charleston, S.C. Both 
transactions are slated to close Nov. 17.

The deals value the properties at just under $270,000/unit, which pegs Star-
wood’s purchase at more than $900 million. It’s buying six properties with 2,291 
units in the Raleigh-Durham area and three properties totaling 1,150 units in South 
Florida. Newmark brokered the Florida deal. It’s unclear whether PGIM and Carroll 
used a broker for the properties in the Carolinas.

The deals highlight strong investor appetite for massive apartment trades, fueled 
See PORTFOLIO on Page 8

Apartment Investors Expand Their Horizons
Multi-family investors hungry for yield amid soaring prices and steep competi-

tion are finding acquisition opportunities in smaller cities that previously weren’t 
on their radars.

In one example, TruAmerica Multifamily last month made its first acquisition 
in Chattanooga, Tenn., one of a number of emerging tertiary markets that’s see-
ing increased interest from institutional buyers. The Los Angeles-based firm paid 
$35 million, or $155,000/unit, for the 226-unit Ridgemont at Stringers Ridge, at 20 
Mason Drive.

Chattanooga, Tennessee’s fourth-largest city, saw sales volume shoot up 325% 
year over year to $152.7 million in 2019. It rose another 64% the following year to 
$251 million. The city “checks all the boxes when it comes to demand drivers we 
look for in a multi-family market,” said Matt Ferrari, co-chief investment officer at 
TruAmerica. A low cost of living, diverse economy and growing job market — a 

See HORIZONS on Page 8

Equus to Buy Big Prologis Industrial Portfolio
Equus Capital Partners has agreed to pay Prologis about $930 million for a 5.5 

million-sf industrial portfolio, the investment manager’s second blockbuster bet on 
warehouses in recent weeks.

The package comprises 77 properties, with 28% of the net operating income 
generated by the portfolio’s 1.3 million-sf South Florida footprint. At the price of 
nearly $170/sf, the initial annual yield would be in the vicinity of 3.5% — reflecting 
extraordinary investor demand for industrial properties at the moment.

Eastdil Secured advised Prologis, which has been aggressively selling warehouses 
this year. Bids on the portfolio came in about 10% above initial expectations. That’s 
been par for the course this year, as investors are 
willing to pay a premium to achieve scale in the 
sector.

The portfolio is 97.2% leased, with a
See EQUUS on Page 9
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Austin Hotel Pricing Record May Fall
Two Austin hotels on the selling block are each poised to 

break market-pricing records on a per-room basis, as investors 
jockey to get ahead of the anticipated recovery there.

Local developer JMI Realty is talking to investors about the 
sale of the 319-room Kimpton Hotel Van Zandt. Pricing for that 
upper-upscale property could top $800,000/room, or $255 mil-
lion. Hodges Ward Elliott has the assignment.

Meanwhile, Hyatt Hotels has launched marketing efforts for 
the leasehold interest in the 189-room Driskill hotel, a historic 
property operated as part of its Unbound line. Pricing could go 
as high as $700,000/room, or $132 million. JLL is shopping the 
Driskill.

If they closed at those prices, either trade would hit a high-
water mark in Austin on a per-room basis. The record is the 
2015 sale of the 291-room Four Seasons Hotel Austin for $197 
million, or $677,000/room, to Strategic Hotels & Resorts, 
according to Real Estate Alert’s Deal Database.

The Van Zandt, at 605 Davis Street, opened in 2015. The 
boutique hotel, named for the late musician Townes Van Zandt, 
operates as part of the Kimpton line and was designed to draw 
from the city’s musical influences.

The Driskill, built in 1886 by cattle baron Jesse Driskill, is 
the city’s oldest operating hotel. The Romanesque-style build-
ing, at 604 Brazos Street, is listed on the National Register 
of Historic Places. Hyatt is offering the property subject to a 
franchise agreement that would keep its flag in place but leave 
the hotel unencumbered by a management contract. The 
company completed a renovation of the property’s 14 suites 
this year and plans to update the remaining rooms through 
next year.

The pandemic hit the lodging industry in Austin particu-
larly hard. Upper-upscale and luxury hotels there saw revenue 
per room decline 65% in 2020 versus 2019, according to STR. 
In the first nine months of 2021, occupancy in the top two seg-
ments averaged 46.1%, up from 32.9%, during the same period 
last year, and room rates declined 3.7% to $193.82. Revenue 
averaged $89.43/room, just over half of the $172.46 average for 
the same period in 2019.

Investors see an opportunity to boost income in a city ben-
efiting from population growth and company relocations and 
expansions. In March, Host Hotels & Resorts of Bethesda, Md., 
paid $161 million, or $359,000/room, for the 448-room Hyatt 
Regency Austin. JLL brokered the sale on behalf of the Bank of 

Scotland.
At the time, Host said the property was acquired at a 10% 

capitalization rate, and a discount of 20% to 25% from its pre-
pandemic value. Chief executive James Risoleo said the com-
pany expected the property to benefit from a strong rebound 
because the market draws demand from business and leisure 
travelers. 

Beacon Capital Snags Austin Offices
Beacon Capital Partners has agreed to pay California State 

Teachers about $285 million for a multi-tenant office building 
in Austin, a market that’s seeing record investment sales this 
year.

The 504,000-sf tower is at 600 Congress Avenue, four blocks 
south of the Texas State Capitol. The price tag works out to 
$565/sf. Eastdil Secured marketed the property for CalSTRS, 
which is being advised by Lionstone Investments.

The pension fund first put the property up for sale in Janu-
ary 2020 but pulled the listing after the onset of the pandemic, 
when investors became especially wary of multi-tenant proper-
ties. This July, as the outlook brightened in Austin, it dispatched 
Eastdil to take another crack at selling the 32-story building

Austin has become a top target for investors this year, due in 
large part to its growing technology industry. Not including the 
pending deal for 600 Congress, the area has posted $2 billion 
of office trades worth at least $25 million apiece this year with 
nearly two months remaining, according to Real Estate Alert’s 
Deal Database. That tops its previous annual high-water mark: 
$1.9 billion in 2015.

Activity this year has included the two largest single-prop-
erty trades in the city’s history. In June, Kilroy Realty paid Tram-
mell Crow $591 million, or $810/sf, for the 730,000-sf Indeed 
Tower in a deal brokered by CBRE and Eastdil. In May, Carr 
Properties paid $315 million, or $765/sf, for the 412,000-sf 
building at 100 Congress Avenue. Cushman & Wakefield advised 
the seller, a partnership between MetLife Real Estate Investors 
and Invesco Real Estate.

The sale of the building at 600 Congress would rank as the 
fourth-biggest single-property office trade ever in Austin. The 
purchase is Beacon Capital’s first in the city, according to the 
Deal Database. The firm targets properties in Boston, Chicago, 
Denver, Los Angeles, New York, Portland, Ore., San Francisco, 
Seattle and Washington.

The tower was completed in 1984 and renovated in 2017. It 
has nearly 860 parking spaces. CalSTRS took full control of the 
property in 2014 when it dissolved a joint venture with Park-
way Properties that owned five Austin office properties. The 
pension fund held a 60% interest, and Parkway held 40%.

Under the split, CalSTRS took the property at 600 Congress 
Avenue, then called One American Center, and two others: the 
538,000-sf Frost Bank Tower and the 453,000-sf building at 300 
West Sixth Street. The deal valued the three at a combined $627 
million. Parkway took full control of two properties, valued 
together at $500 million: 111 Congress Avenue (514,000 sf) 
and 98 San Jacinto Boulevard (412,000 sf). 
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High-End Rentals Listed in Miami
A Mesirow Financial partnership is shopping a luxury apart-

ment building in Miami that could attract bids of $175 million.
The 309-unit Midtown 29, at 180 Northeast 29th Street, is 

96% leased. The estimated value works out to $566,000/unit. 
JLL is marketing the property for Chicago-based Mesirow and 
its partner, Houston developer Morgan.

The 21-story property opened in 2018. It has roughly 13,000 
sf of ground-floor retail space that is fully occupied by ten-
ants including Chocolate Chip Bakery, F45 Training and Toasted 
Bagelry & Deli.

The building’s studio to three-bedroom units average 837 sf 
and have high-end finishes such as floor-to-ceiling windows, 
quartz counters, porcelain floors, washer/dryers and smart-
home features, according to marketing materials. The prop-
erty’s website lists rents for available one-bedroom units from 
$2,684 to $2,944.

A seventh-floor amenity deck includes a pool and spa with 
cabanas, a bar, grills and a fitness center. The property also has 
a six-level garage with 387 spaces.

Midtown 29 is in an area with shops and restaurants, includ-
ing the 645,000-sf Shops at Midtown Miami. It also is near the 
Miami Design District and is on the edge of the trendy Wyn-
wood Art District. Downtown Miami is 2 miles south. 

Sunstone Shops Two Chicago Hotels
Sunstone Hotel Investors has teed up two hotels in Chicago 

valued at about $160 million.
The offered properties are the 368-room Embassy Suites 

Chicago Downtown and the 361-room Hilton Garden Inn Chi-
cago Downtown/Magnificent Mile. Eastdil Secured is market-
ing the properties on behalf of the Irvine, Calif., REIT.

The listings will test investor appetite for hotels in cities 
where performance has been slow to recover from the lows of 
the pandemic. At New York University’s annual International 
Hospitality Industry Investment Conference last week, buy-
ers with high-yielding strategies agreed that now is the time 
to pursue deals in such markets, with an eye toward riding the 
rebound in performance.

In Chicago, hotels have posted some gains in occupancy 
compared with a year ago, but revenue remains well below pre-
pandemic levels. In the first nine months of this year, hotels 
across segments were 48.8% occupied, up from 37.6% dur-
ing the same period last year, according to STR. Rates were up 
22.8%, to $116.02/room. Revenue per room was $56.65, up 
almost 60% year over year but still behind average revenue of 
$102.57/room for the same period in 2019.

The Embassy Suites, at 600 North State Street, and the Hil-
ton Garden Inn, at 10 East Grand Avenue, are roughly a block 
apart in the River North submarket. They’re within a few blocks 
of the Magnificent Mile, home to high-end shops, restaurants 
and hotels.

Crestline Hotels & Resorts manages the properties, which are 
expected to trade as a package. It’s unclear whether they are 

being offered subject to management agreements. The hotels 
are operated via short-term franchise agreements with Hilton 
Hotels & Resorts. Pros familiar with the deals said they need 
renovations.

Sunstone has owned the Embassy Suites since 2002. The 
11-story atrium hotel has an indoor heated pool, a fitness cen-
ter, two restaurants and some 6,600 sf of meeting space.

The REIT acquired the Hilton Garden Inn for $91.8 million 
in 2012. The 10-story hotel also has an indoor pool and fitness 
center, and 6,400 sf of event space. 

Value-Added Offices Climbing Back
Investors increasingly are willing to bet on riskier office 

deals, JLL data shows.
The brokerage’s pipeline of value-added office buildings 

— defined as properties with little to negative cashflow — 
has picked up in recent months, as has the number of buyers 
seeking such deals. Investor confidence has grown amid wide 
Covid-19 vaccine distribution and as leasing statistics have 
improved, said Jaime Fink, senior managing director at JLL 
and co-head of its national office practice.

Buyers today are hungry for yield or overall return, he said. 
With steep competition leading to cap-rate compression for 
industrial and multi-family properties, “office is looking like a 
really attractive buy on a yield basis compared to other asset 
classes.”

It’s a dramatic pivot from 2020, when the work-from-home 
trend created uncertainty about future office demand. When 
sales activity resumed for traditional office buildings, it cen-
tered on the most core deals — newer, high-quality properties 
leased long term to single creditworthy tenants. Buyers then 
gradually moved down the risk spectrum to core-plus proper-
ties with multiple tenants and minimal leasing exposure.

Now there are signs of life in the sector’s riskiest category. So 
far this year, listings of value-added properties have comprised 
28.1% of JLL’s office pipeline, up from 20.2% in 2020 but still 
behind the 41.5% share in 2019.

Meanwhile, the volume of bids value-added properties are 
attracting also is on the rise. Last year, value-added offerings 
drew just 70% of the average number of bids received on such 
deals that closed during the three-year period ended in 2019. 
So far this year, the figure is 80% of the pre-pandemic total.

The increased demand parallels improvements in office-
leasing activity. In the third quarter, office leasing totaled 40 
million sf nationally — the highest level since the start of the 
pandemic. At the same time, the amount of space available 
for sublease has started to decline from record highs. Overall, 
however, net absorption remained negative for the quarter, and 
occupancy declined to 80%, according to JLL.

The resumption of value-added trades would help further 
revive the office-sales market. In the first half, $36.6 billion of 
office properties worth $25 million or more closed, up 26.5% 
from a year earlier but still well below the $48.9 billion of trades 
in the first half of 2019, according to Real Estate Alert’s Deal 
Database. 

November 16, 2021 4Real Estate
ALERT

This publication is intended for use by Distribution List at Rhodes Associates.
It may not be copied or disseminated to others without written permission.



Virginia Apartments
Brooklyn-based Beitel Group last week purchased a sprawl-

ing 600-unit apartment complex in Virginia Beach for $98.6 
million, or $164,000/unit. Northmarq marketed the property on 
behalf of a joint venture between Blackfin Real Estate Inves-
tors of Arlington, Va., and New York investment shop GMF 
Capital. The garden-style property, called Coastline, comprises 
75 two-story buildings on 36 acres at 631 Lake Edward Drive. 
Completed in 1970, the complex was renovated shortly after 
Blackfin and GMF acquired it in 2019. It is now 97% occupied. 
The one- to three-bedroom units average 1,034 sf and rent for 
an average of $1,078, or $1.04/sf. The property is close to Vir-
ginia Wesleyan University and Norfolk International Airport. 
The Virginia Beach Town Center and Norfolk Premium Outlets 
are also nearby. The transaction is the largest single-property 
apartment trade ever in Virginia’s Hampton Roads market in 
terms of total price. 

South Carolina Apartments
PassiveInvesting.com last week bought a new 300-unit 

apartment complex in suburban Charleston, S.C., for $79.5 
million, or $265,000/unit. Monday Properties of New York 

sold the property in an unbrokered transaction. The garden-
style complex, dubbed Hudson at Cane Bay, is at 900 Owl 
Wood Lane in Summerville. It was completed in April with 
10% of its units pre-leased and 21 units occupied. The 11 
three-story buildings are 58% leased, with 160 units occu-
pied. The studios and one- to three-bedroom units average 
972 sf and have open floor plans, stainless-steel appliances, 
9-foot ceilings, and patios or balconies. Rents average $1,493, 
or $1.54/sf. PassiveInvesting.com, of Columbia, S.C., raises 
money from individual investors to buy apartment and self-
storage properties.

Mississippi Retail Center
5Rivers CRE of Houston paid $37 million this month for 

Market Street Flowood, a 264,000-sf power center in Flo-
wood, Miss., a suburb of Jackson. JLL represented the seller, 
Trademark Property of Fort Worth, Texas. The center, at 
144 Market Street, is 96% leased and anchored by Bed Bath 
& Beyond, Dick’s Sporting Goods, DSW, Michaels and Ulta 
Beauty. Other tenants include Edible Arrangements, Great 
American Cookies and Massage Envy. There are 60,000 resi-
dents with an average annual household income of $92,000 
within 5 miles. 
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Fund Aims to Buy Workforce Housing
A multi-family investment firm that predominantly targets 

workforce housing for Hispanic communities has teamed up 
with a private equity shop to seek $400 million for a fund with 
a value-added strategy.

Eagle Property Capital of Miami and Mexico City-based 
Promecap are talking to investors about EPC Promecap Mul-
tifamily Partners 5 with the aim of holding an initial close in 
the spring. With leverage, the vehicle would have some $1.2 
billion of buying power.

The co-general partners aren’t using a placement agent and 
instead are marketing the fund to U.S. and foreign investors 
directly.

The fund would aim to produce a return of 12% to 15% via 
the acquisition of income-producing multi-family workforce 
housing in high-growth Sun Belt and Colorado markets where 
it could boost rents via interior and common-area upgrades, as 
well through improved property management.

The strategy is focused on submarkets that are predomi-
nantly Hispanic, which Eagle Property tells investors is an 
underserved market. The sales pitch highlights that the His-
panic population in the U.S. grew to 62.1 million in 2020 from 
50.5 million in 2010.

Marketing materials describe the fund as focusing on “cit-
ies with strong fundamentals and high Hispanic presence that 
have benefited and will continue to benefit from in-migration 
from other states, limited supply of single-family homes and 
favorable regulatory and tax environments.”

Eagle set up its previous funds without Promecap. EPC 
Multifamily Partners 4 held its final close this year on $146 
million of equity, including capital in sidecar vehicles. It now 
is almost fully invested, holding 2,400 units across 11 apart-
ment properties in Florida and Texas.

All told, Eagle has raised more than $350 million of equity 
across seven vehicles. Since its founding in 2011, the firm has 
acquired 29 properties, mostly in Florida and Texas, that total 
nearly 6,700 units. It is led by Rodrigo Conesa and Gerardo 
Mahuad. The firm also operates Vidalta Property Management 
as a wholly owned subsidiary.

Managing partner Fernando Chico Pardo started Promecap 
in 1997. In 2018, the operation raised $300 million in an initial 
public offering on the Mexican Stock Exchange. 

UnitedHealth Offices Trade in Vegas
A San Diego-based investment firm has acquired a Las Vegas 

office building fully leased to UnitedHealth Group for $67 million.
The price Premier Realty Holdings paid for the 204,000-sf 

property works out to $328/sf. Cushman & Wakefield repre-
sented the seller, Virtua Partners of Scottsdale, Ariz.

The Class-A property, at 2716 North Tenaya Way, houses a 
UnitedHealth data and intelligence unit. Marketing materials 
note that the insurer, which has been in the building since it was 
completed in 1997, likely will renew its lease upon expiration at 
yearend 2025. The company has made significant investments to 

improve the property and occupies an adjacent building at 2720 
North Tenaya Way.

UnitedHealth has investment-grade credit ratings of A3/ 
A+/A from Moody’s, S&P and Fitch, with a market capitaliza-
tion of more than $432 billion.

The building has a conference facility, a full-service cafeteria 
totaling 40,000 sf, a credit union and a five-story garage. The 
marketing campaign touted its location along U.S. Route 95 
and its proximity to Interstates 215, 15 and 515.

Large office trades are rare in the Las Vegas area. The market 
has had just five deals larger than Premier’s purchase since the 
Great Recession, according to Real Estate Alert’s Deal Database. 
This year, it has seen five deals of at least $25 million apiece, 
totaling $234.5 million.

Las Vegas has 40.3 million sf of office space that was 86.1% 
leased at the end of the third quarter, according to a Cushman 
report. Asking rents for Class-A space averaged $31.84/sf.

Premier Realty, of San Diego, is led by investor Marc Barmazel. 
Voit Real Estate Services represented Premier in the purchase. 

AIC Agrees to Sell Industrial Package
SomeraRoad has agreed to pay AIC Ventures about $255 mil-

lion for a 3.1 million-sf industrial portfolio.
The 31-property package, in various U.S. markets, is fully 

leased to single tenants. At the $82/sf value, SomeraRoad’s ini-
tial annual yield is 5.5%. JLL is advising AIC, an Austin invest-
ment manager.

Sister publication Commercial Mortgage Alert previously 
reported that New York-based SomeraRoad was seeking debt 
for the purchase.

The portfolio has a weighted average remaining lease 
term of 15 years, in line with the strategy of the $200 mil-
lion SomeraRoad Net-Lease fund. The vehicle aims to buy 
$600 million of net-leased industrial and office properties 
over two years.

In addition to the pending purchase, the debt request 
included 21 larger properties consisting of around 3.7 mil-
lion sf. Those properties, also fully occupied single-tenant 
warehouses, have a weighted average remaining lease term of 
11 years. SomeraRoad appears to have bought them via mul-
tiple transactions. Newmark is advising SomeraRoad on the 
financing.

AIC was founded in 1990 by chairman Paul Robshaw. 
SomeraRoad is led by founder and managing principal Ian 
Ross and principal Fergus Campbell. The shop was formed 
in 2016. 
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Queens Mixed-Use Property Available
An office/retail property in Queens is on the block with an 

asking price of $43.5 million.
The 80,000-sf building is 98% occupied and being pitched as 

a cashflow play. The owner is New York investor Meir Babaev, 
operating via Jericho Holdings.

Ripco Real Estate, a New York brokerage known more for 
leasing, has the marketing assignment. The firm in August 
added Stephen Preuss, formerly of Cushman & Wakefield and 
Massey Knakal, to build an investment-sales team focused on 
Queens.

The offered property, dubbed Bellerose Park, is at 251-73 
Jericho Turnpike in the Bellerose neighborhood of Queens. The 
four-story building borders Long Island’s Nassau County and 
draws traffic from the towns of Floral Park and New Hyde Park.

There’s some 28,500 sf of retail space occupied by Planet Fit-
ness and a Tiger Schulmann’s martial-arts studio. Tenants in 
the 26,500-sf office space include Allstate Insurance, Finesse 
Dental Lab, Northwell Health and SightMD. A garage with 145 
spaces accounts for the rest of the property.

The sales pitch is that the solid tenant base — the weighted 
average remaining lease term is more than 11 years — should 
appeal to buyers seeking stable cashflow. The building is less 
than a half-mile from a Long Island Rail Road station with ser-
vice to Midtown Manhattan, 15 miles west. 

Pennsylvania Power Center Pitched
Investors are getting a crack at a Central Pennsylvania power 

center that is worth about $45 million.
West Manchester Town Center, in York, totals 488,000 sf. 

At the estimated value, a buyer’s initial annual yield would be 
7.75%. JLL is representing the owner, ATR Corinth Partners of 
Dallas.

The property is 98% leased, with a weighted average remain-
ing lease term of 5.2 years. The anchor tenants are At Home, 
Burlington, Hobby Lobby, HomeGoods and Kohl’s. Other major 
tenants include Fine Wine & Good Spirits, Kirkland’s, Regal Cin-
emas and Petco.

A separately owned Walmart serves as a shadow anchor that 
draws shoppers to the property. The center has had 4.2 million 
visitors over the past 12 months, according to marketing mate-
rials, putting it in the 96th percentile nationally.

West Manchester Town Center is at 415 Town Center 
Drive. It is along Route 30, where 46,000 vehicles pass each 
day.

The property was configured as a mall when ATR gained 
control of it in a 2012 deal that placed its value at $17.5 mil-
lion, according to Real Capital Analytics. ATR then converted 
the space to its current format. The investment shop marketed 
the property in 2016 via CBRE amid expectations it would fetch 
$70 million, but a sale never materialized. 
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by low interest rates and strong funda-
mentals in the sector.

Starwood has been among the most 
prolific buyers and sellers of apartment 
properties this year. Starwood Real Estate 
Income Trust, the shop’s nontraded REIT, 
closed last week on a $3.65 billion acquisi-
tion of 15,460 units from Strata Equity of 
San Diego. The deal, valued at $236,000/
unit, encompassed 62 properties in 27 
markets across 10 states, concentrated in 
the Southeast. Based on $145.6 million of 
net operating income, Starwood’s initial 
annual yield is just under 4%.

PGIM and Carroll acquired the prop-
erties being sold via three transactions 
in 2018.

The South Florida properties were 
part of a four-property portfolio pur-
chased in April 2018 for $338.8 million, 
or $210,000/unit. The seller was a part-
nership among Goldman Sachs, Greystar 
Real Estate Partners and Ivanhoe Cambridge.

Carroll purchased the South Carolina properties that August 
from JRK Property Holdings for $106 million, or $156,000/unit. 
The Raleigh-Durham properties were part of a 2,883-unit port-
folio PGIM and Carroll purchased that November for $407.5 
million, or $141,000/unit, from Lone Star Funds.

M. Patrick Carroll, founder and chief executive of Carroll, 

said the properties were purchased as part of the firm’s work-
force housing value-added strategy, which aims to acquire 
properties in high-growth markets. The firm invested nearly 
$22 million across the portfolio to renovate interiors. But 
investors were told a buyer could continue to boost cash-
flow with more upgrades to some apartments and common 
areas. 
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PGIM Real Estate/Carroll Organization Portfolio
NORTH CAROLINA
Property Address Built Units
Arium Lake Johnson 3201 Walnut Creek Parkway, Raleigh 1986 576
Arium Lake Lynn 650 Lake Front Drive, Raleigh 1986 423
Arium Weston 1000 Henrico Lane, Morrisville 2001 380
Arium Kildaire 2600 Harvest Creek Place, Cary 2000 332
Arium Trailwood 3004 Dorner Circle, Raleigh 1982 302
Arium Southpoint 5140 Copper Ridge Drive, Durham 1997 278

SOUTH CAROLINA
Property Address Built Units
Arium St. Ives 7930 St. Ives Road, North Charleston 1986 248
Arium Mount Pleasant 1054 Anna Knapp Boulevard, Mount Pleasant 1983 240
Arium North Charleston 2225 Greenridge Road, North Charleston 1986 192

SOUTH FLORIDA
Property Address Built Units
Centro at Davie 2750 SW 73rd Way, Davie 1989 494
Arium Boca Raton 6925 Town Harbour Boulevard, Boca Raton 1986 392
Arium Boynton Beach 10206 Stonehenge Circle, Boynton Beach 2001 264

Horizons ... From Page 1

number of major companies including Cigna and Northwestern 
Mutual have opened offices there — are fueling a population boom.

The list of up-and-coming tertiary markets riding a wave of 
investor and tenant demand is growing. Opinions vary as to 
which markets qualify as tertiary, but generally they include 
cities with up to about a million people that don’t have the 
levels of infrastructure found in bigger metropolitan areas. 
Market pros say opportunities in such areas can get a 50-bp to 
100-bp yield bump on deals.

“Those non-core markets, where institutional capital has 
seen less liquidity, are becoming more interesting as investors 
broaden their definition of where they are willing to allocate 
capital,” said Bob Flannery, executive vice president and chief 
operating officer at Chicago-based multi-family investment 
shop Redwood Capital.

According to Roberto Casas, senior managing director and 
co-lead of JLL’s national multi-housing practice, sales volume 
in the 21 tertiary markets the firm tracks rose 45% to $11.8 
billion year to date through October, from $8.1 billion in all of 
2020. “It’s pretty substantial,” he said. Investors that historically 
were active in markets such as Atlanta, Charlotte and Phoenix 

— which Casas calls non-gateway primary markets — are now 
hunting for yield in some of these alternative markets.

“If investors can get a going-in return premium to go to one 
of these markets that has similar population and job-growth 
drivers that we’re seeing in non-gateway primary markets, we 
are seeing that capital invest in those markets,” he said.

Nationally, the multi-family sector is the most active piece of 
the real estate market. According to CBRE, sales volume soared 
177.5% year over year to $57.7 billion in the third quarter and 
was up 72% to $183.7 billion over the 12 months ended Sept. 
30. Meanwhile, average cap rates dropped 39 bp to 4.72% as of 
the end of the third quarter, from 5.11% a year earlier.

Sun Belt markets represented 11 of the top 20 regions for 
multi-family investment in the third quarter, CBRE said. 
Collectively, they accounted for more than 40% of all capital 
invested into U.S. multi-family properties during the quarter, 
with Atlanta, Dallas/Fort Worth and Phoenix capturing nearly 
30% of the total sales volumes.

With that level of fervor in the market, investors are look-
ing further afield to tertiary cities for deals that meet their 
investment criteria. “Everything has become so expen-
sive and there is so little yield in the primary markets in

See HORIZONS on Page 10
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weighted average remaining lease term of 3.1 years. 
In addition to South Florida, the properties are in or 
around: Richmond, Va. (1.1 million sf); Houston (1 mil-
lion sf); Greenville, S.C. (831,000 sf); Baltimore/Washing-
ton (585,000 sf); Dallas (549,000 sf); and Atlanta (160,000 
sf). On average, the buildings are 72,000 sf and 28 years old 
with 23-foot ceilings and truck-court depths of 116 feet.

The pending deal would be Equus’ second-largest industrial 
purchase, according to Real Estate Alert’s Deal Database. The 
investment manager’s largest warehouse buy was last month, when 
it paid $1.2 billion for a Phoenix-area portfolio. That package totals 
7.3 million sf, putting the price tag at $158/sf. CBRE advised the 
seller, local player Reliance Management. Equus said the acquisi-
tion boosted its total industrial holdings to 25 million sf.

The deals illustrate the torrid pace of the investment-sales 
market for warehouses (see article on Page 9).

Prologis has been pruning non-strategic properties it 
assumed as part of its $4 billion acquisition of Industrial Prop-
erty Trust in January 2020. It plans to sell $2.4 billion of proper-
ties by the end of 2021. 
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Industrial Sales Reach Historic Marks
Sales of large industrial properties this year have shattered 

the record for annual volume with more than a month to 
spare, as the sector rides the wave of an e-commerce boom.

Year to date, an eye-popping $59.5 billion of warehouses 
have changed hands, according to Real Estate Alert’s Deal 
Database, which tracks sales worth at least $25 million. That’s 
nearly 40% above the previous annual high-water mark of 
$42.7 billion, set in 2020. The 2021 total is sure to increase, as 
the fourth quarter typically brings a rush of closings.

Megadeals have turbocharged this year’s volume. A record 
seven deals valued at over $1 billion each have closed so far in 
2021. No deals that large closed in 2020, while 2019 saw four 
such trades. There haven’t been more than two transactions 
over $1 billion in a single year since Real Estate Alert began 
tracking industrial deals two decades ago. The Deal Database 
doesn’t capture sales of properties outside the U.S. or mergers 
and acquisitions of real estate companies.

The largest property sale in the sector’s history closed 
this month. A group of investors led by Singapore’s sover-
eign wealth fund, GIC, paid $6.8 billion, or $97/sf, for 328 
industrial properties totaling 70.5 million sf. Eastdil Secured 
advised seller EQT Exeter. The sale was more than double 
the size of the previous record, set in 2015, when Abu Dhabi 
Investment Authority and PSP Investments paid Exeter Prop-
erty $3.1 billion for a 98% stake in a 57.9 million-sf portfolio.

The meteoric growth in demand also is driving up prices. 
Industrial property values have spiked 41% since before the 
pandemic, according to a Nov. 4 report by Green Street, the 
parent of Real Estate Alert. That was more than quadruple 
the 9% average increase across property types. 
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the Southeast and Sun Belt,” said Saul Levy, co-founder and 
managing partner of investments at Miami-based PIA Residen-
tial. “Institutional buyers are being forced to relax their acqui-
sition criteria to consider the potential upside of some of these 
smaller markets.”

Last month, PIA paid Charlotte-based Grubb Properties 
$29 million, or $134,000/unit, for Sterling Bluff, a 216-unit, 
garden-style apartment community at 201 West Montgomery 
Cross Road in Savannah, Ga. That city saw sales of apartment 
properties worth $25 million or more jump 60% to nearly $190 
million in 2020, from $119 million in 2019, according to Real 
Estate Alert’s Deal Database.

PIA’s Levy said he considers the same fundamentals in ter-
tiary markets that he does in larger ones: population growth, 
rent growth, development activity in the market, good schools 
and proximity to jobs and retail outlets. “We generally find 
less competition [in tertiary markets], and, in many cases, the 
opportunity for outsized growth helps prove our underwriting 
assumptions and thesis,” he said.

Liquidity and annual sales volume are also key factors to 

consider when analyzing smaller markets, said Dan Walsh, 
chief executive at Cleveland-based apartment firm Citymark 
Capital. “We’re looking [for markets with] $1 billion or more 
in apartment sales,” he said. “There are some tertiary mar-
kets approaching that number. Richmond, Va., for example, 
recently passed that, but there are other markets like Reno, 
Nev.; Tucson, Ariz.; and Columbia, S.C., which haven’t yet, but 
are trending that way.”

Historically, investors have been concerned about their exit 
strategies in these markets, but that is no longer an issue given 
how liquid they have become, JLL’s Casas said. He’s seen an 
uptick in buyers focused on tertiary markets, and more buyers 
are showing up on offerings.

Other tertiary markets that are attracting attention include 
Fayetteville, N.C., where sales volume increased to $147 mil-
lion in 2020 from $39.8 million in 2019, according to Real 
Estate Alert’s Deal Database of sales worth $25 million or 
more. Wilmington, N.C., logged $324 million of sales in 2020, 
compared with $65.3 million a year earlier. Out west, Colorado 
Springs, Colo., saw its sales volume rise nearly 45% to $514 mil-
lion last year from $355 million in 2019. Redwood’s Flannery 
said there’s also been increased competition for deals in South 

Bend, Ind., and Greenville, N.C., as 
well as emerging markets such as 
Boise, Idaho, and Sarasota, Fla.

In addition to looking in smaller 
markets, investors are becoming 
more willing to consider smaller, 
and older, properties. Max Comess, 
a managing partner at Richmond-
based multi-family investment shop 
Levco Management, noted that while 
many buyers “normally wouldn’t get 
excited about an apartment property 
below 250 to 300 units … now we’re 
seeing them go below 150 units.” At 
the same time, properties built in the 
1960s and 1970s “are attracting insti-
tutional interest in a way they never 
have before,” he said.

“A lot of what was considered 
quasi-institutional before the pan-
demic is now being viewed as more 
institutional,” Comess said. “If I’m a 
private equity fund and I only invest 
in the top 10 to 20 markets, I’m revis-
iting that now.” 
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         Week in Review
Building and Renting Single-Family Homes  
Is Top-Performing Investment
9/29/2021
Average risk-adjusted annual return for built-to-rent investments (BTR) is now 
about 8%, according to a Wednesday Wall Street Journal article citing Green 
Street’s recent Single-Family Rental Insights report. 

What Does Growing U.S. Inflation Mean for  
Real Estate Investors? 
6/24/2021
The U.S. Consumer Price Index increased 6.2% from October 2020, as 
September prices advanced the most in four months with a 0.9% gain, 
according to Bloomberg News. 

Property Insights: Perpetual Motion
11/11/2021 
An evolution of the real estate private equity business model has underpinned 
its recent growth. 

If you are not a Green Street client and are interested in learning more about 
our commercial real estate research, insights and analytics, please contact us 
and we will get back to you shortly. 

Green Street Research is published by a separate, regulated entity of Green Street, the parent 
of Real Estate Alert.

Need to see property sales that were 
completed recently? 

Log in to GreenStreet.com and click 
on “Deal Database.”
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  ON THE MARKETON THE MARKET 
 

Multi-Family 
 
 
Property 

 
Size 

Estimated 
Value 

 
Owner 

 
Broker 

 
Color 

River North Park,  
320 West Illinois Street,  
Chicago 

400 units,  
90% occupied 

$155 million, 
$388,000/unit. 
Yield: 4.25% 

Angelo Gordon,  
New York,  
and Waterton, 
Chicago  

JLL Built in 1987. Owners invested $13.4 million in 
upgrades. Fund shop Waterton bought the 
property for $60.1 million in 2006, and Angelo 
Gordon acquired a majority stake five years 
ago. Studio to two-bedroom units average 694 
sf. Rents average $1,867 ($2.69/sf). 

Avalon East Norwalk,  
8 Norden Place, 
Norwalk, Conn. 

240 units, 
95% occupied 

$90 million, 
$375,000/unit. 

AvalonBay 
Communities, 
Arlington, Va. 

Cushman & 
Wakefield 

Four-story complex built in 2013 being pitched 
as value-added play. The one- to three-
bedroom units average 933 sf, with rents 
averaging $2,196, or $2.35/sf. Most units have 
original finishes, positioning a buyer to boost 
cashflow via renovations. Amenities also could 
be upgraded and include a fitness center, a 
pool, a resident lounge and grills. There are 
339 garage and surface parking spaces at the 
38-acre site, which is just off Interstate 95 and 
within 2 miles of two Metro North railroad 
stations connecting to Midtown Manhattan, 40 
miles southwest. 

Broadway, 
379-383 Broadway, 
Somerville, Mass. 

62 units,  
100% occupied 

$33 million, 
$532,000/unit.  
Yield: 4.5% 

TrueNorth Capital 
Partners, 
Stamford, Conn. 

JLL Built in 1921. 100% market-rate units in a six-
story elevator building. Owners invested $3.2 
million to renovate all but nine of the units, 
install elevators, add in-unit washer/dryers 
and convert to electric heat. Two-story garage 
has 94 spaces. Studio to three-bedroom units 
average 816 sf. Rents average $2,519 
($3.09/sf). The permitting process to add 28 
units is underway. 

 

This publication is intended for use by Distribution List at Rhodes Associates.
It may not be copied or disseminated to others without written permission.



Questions about your current subscription?
Please contact your Account Manager
Call 949-640-8780 or 
Email clientsupport@greenstreet.com 

NOT YET A CLIENT?
CLICK HERE or scan below to subscribe: 

REAL ESTATE ALERT Visit REA Website

  THE GRAPEVINE
... From Page 1

Telephone: 949-706-8177  

Richard Quinn Managing Editor 201-234-3997 rquinn@greenstreetnews.com

Alison Waldman Assistant Managing Editor 201-234-3986 awaldman@greenstreetnews.com

Sam Ali Senior Writer 201-234-3989 sali@greenstreetnews.com

Jeff Whelan Senior Writer 201-234-3973 jwhelan@greenstreetnews.com

T.J. Foderaro Editor-in-Chief 201-839-3233 tfoderaro@greenstreetnews.com

Ben Lebowitz Executive Editor 201-839-3244 blebowitz@greenstreetnews.com

Moira Dickinson Deputy Editor 201-839-3231 mdickinson@greenstreetnews.com

John Harrington Deputy Editor 201-839-3230 jharrington@greenstreetnews.com

Guelda Voien Deputy Editor 201-839-3256 gvoien@greenstreetnews.com

Jim Miller Copy Editor 201-839-3246 jmiller@greenstreetnews.com

Michelle Lebowitz Operations Director 201-839-3245 mlebowitz@greenstreetnews.com

Evan Grauer Database Director 201-234-3987 egrauer@greenstreetnews.com

Robert E. Mihok Database Manager 201-234-3974 rmihok@greenstreetnews.com

Mary Romano Advertising Director 201-839-3250 mromano@greenstreetnews.com

Joy Renee Selnick Layout Editor 201-839-3252 jselnick@greenstreetnews.com

Real Estate Alert (ISSN: 1520-3719), Copyright 2021, is published weekly by Green Street Advisors, LLC 
(“Green Street”), 5 Marine View Plaza, Suite 400, Hoboken, NJ 07030-5795. Real Estate Alert is published 
by an independent news business unit of Green Street and is unaffiliated with Green Street’s advisory arm. 
Green Street maintains information barriers to ensure the independence of the news unit and the research 
and advisory services provided by the firm. It is a violation of federal copyright law to reproduce any part of 
this publication or to forward it, or a link to it (either inside or outside your company), without first obtaining 
permission from Real Estate Alert. We routinely monitor usage of the publication with tracking technology. 

November 16, 2021 12Real Estate
ALERT

Skelton co-founded RTS Investments and 
worked at H/2 Capital Partners, Morgan 
Stanley and Carlyle Group.

Balfour Pacific Capital last month 
tapped Bruce Rudichuk as a manag-
ing director of multi-family strategy 
to build out the Vancouver, Canada, 
investment manager’s presence in the 
sector in the U.S. Rudichuk had run 
a consultancy for the past five years. 
Earlier, he was president and chief 
executive of Genesis Land Development 
of Calgary and he had a prior stint 
at Intracorp. Balfour, led by manag-
ing partner Mark Scott, historically 
has invested in office and industrial 
properties.

JLL will move veteran broker Jeffrey 
Bramson from Chicago to Los Angeles 
in January. He will lead investment sales 
and advisory work, and co-head the Los 
Angeles capital-markets group along 
with fellow senior managing directors 
Jeff Sause and Bill Fishel, who handle 

debt and equity advisory. Fishel already 
held that position, while Sause was just 
promoted to replace Paul Brindley, who 
will relocate to Singapore to lead the 
firm’s debt business in Asia. Bramson, 
co-head of JLL’s Chicago office, started 
at HFF in 2005 and stayed on through its 
2019 merger with JLL.

EverWest Real Estate Investors recently 
hired Matthew DiVito as a director of 
asset management. He had been a vice 
president at Grand Coast Capital in 
Quincy, Mass., since 2017. DiVito had 
prior stints at Rouse Properties, as a 
senior associate, and as an analyst at 
Brixmor. Executive-search firm Rhodes 
Associates arranged the hire.

Los Angeles-based TruAmerica Multi-
family is seeking two analysts for its 
acquisitions and asset-management 
teams in Miami and Dallas. The hires 
will underwrite multi-family acquisi-
tions, perform due diligence and con-
duct market research. Send inquiries to 
careers@truamerica.com.

Kevin Shepley this month joined Rubicon 
Point Partners as an associate director 

in the firm’s San Francisco head-
quarters. He focuses on office and 
mixed-use acquisitions in Northern 
California and the Pacific North-
west. He arrived from the San 
Francisco office of Prospect Ridge, 
where he’d worked for three years. 
Previously, Shepley spent three years 
at Eastdil Secured, leaving as an 
associate.

Laguna Point Properties of Mission 
Viejo, Calif., is looking to hire an 
asset manager in either its Orlando 
or Jacksonville offices to oversee a 
portfolio of nine to 12 multi-family 
properties in Florida. Candidates 
with at least three years of experience 
can contact founding principal Greg 
Campbell at greg@laguna-point.com.

JLL wants to add an associate or analyst 
to its hotel team in Los Angeles. The 
recruit will assist with equity and debt 
assignments and report to Mike Huth, 
an executive vice president on the hotel 
investment banking team. Candidates 
should have one year of experience. For 
more information email recruiter Erin 
Laird at erin.laird@am.jll.com.
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