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The year 2020 has been remarkable and incomparable. The impact 
of COVID-19 on all facets of life across the globe will continue to be 
measured and felt for years to come, and it is within this context 
that DLA Piper fielded the 2020 DLA Piper Annual State of the Market 
Survey. Conducted between August and September of 2020, 
the results of the State of the Market Survey are undoubtedly 
influenced by COVID-19 and provide a current perspective into 
how real estate experts view the virus’s impact on the commercial 
real estate (CRE) market.

To understand the impact of COVID-19 on the CRE market, 
we should first look back at last year’s sentiment. Fielded over 
the summer of 2019, last year’s State of the Market Survey 
was conducted during a time of long-term economic growth 
and expansion in the US.1 As such, respondents in 2019 were 
moderately bullish and optimistic that growth would continue. No 
one could have expected the pandemic, which caused the largest 
drops in the FTSE and Dow Jones Industrial Average since 1987.2  
In response, this year’s Survey results dramatically shift away 
from that moderately bullish outlook among CRE executives. The 
majority of respondents in 2020, 59 percent, anticipate a bearish 
market for at least the next 12 months. The swing from bullish to 
bearish is mostly indicative of the uncertainties surrounding the 
pandemic, including how it will manifest in and impact the US and 
global economies in the future.

While the CRE market expects to recover, 
a full economic recovery may take longer
Not surprisingly, the State of the Market Survey findings are 
consistent with the expectations of economists about the recovery 
for global and national economies returning to pre-2020 levels 
of growth. According to research by the International Monetary 
Fund, global growth is forecasted to be negative 4.4 percent in 
2020 – leaving the projected 2021 global GDP just 0.6 percent 
above that of 2019.3 At the same time, economists are confident 
of an eventual recovery but disagree about the length of time it 
will take to fully rebound. According to the Survey, more than three 
in four respondents believe that it will take at least 18 months for 
the US GDP to return to pre-COVID-19 levels. However, a recent 
“Economic Forecasting Survey” by the Wall Street Journal found that 
optimism about the US economy is building, with 23.9 percent of 
respondents expecting the GDP to “increase at an annualized rate 

of growth” in the third quarter of 2020 compared to just  
18.3 percent from the previous survey (released in August).4  

The one constant is uncertainty. Despite a majority believing US 
GDP will return to pre-COVID-19 levels in 2022, respondents to the 
State of the Market Survey expressed mixed expectations when it 
comes to the shape of the financial recovery. Thirty-nine percent of 
respondents believe the financial recovery will be slow and steady, 
but nearly as many – 31 percent – believe it will be inconsistent, 
shaped like a “W.” Fewer respondents, roughly one in four, believe 
the recovery will be rapid after an extended recession, shaped like 
a “U.”

Despite the uncertainty, there are areas of 
optimism within the CRE industry
Even in a shaky, unpredictable economy, respondents are 
enthusiastic about the volume of capital in the CRE market. In the 
2020 Survey, 58 percent of respondents cited an abundance of 
available investment capital as the top reason for an optimistic 
economic outlook, an increase of 15 percentage points from the 
2019 Survey. When asked which type of equity investment will be 
active in the coming year, half indicate private equity. This aligns 
with findings from a joint report by PwC and the Urban Land 
Institute, 2020 Emerging Trends in Real Estate Report, which found 
experts to be generally enthusiastic about capital in the market 
with the volume of private equity capital allocated to CRE being 
estimated to exceed $100 billion.5 

The 2020 Survey identified two CRE sectors as representing the 
most attractive risk adjusted opportunities in the US for real 
estate investors: warehouse and logistics as well as life science 
and biotech. Building on a trend that has been emerging in CRE 
for several years, respondents are more committed than ever 
to logistics and warehousing as the most attractive investment 
opportunity for the second year in a row, increasing from 58 
percent in 2019 to 68 percent in 2020. Data from IBM’s US Retail 
Index6 indicates that warehouses and other logistic properties 
– particularly those fitted with automation – are among the real 
estate asset classes most well-positioned to weather changes in 
the real estate market. The pandemic accelerated the significant 
growth of e-commerce and the shift away from physical stores to 
digital shopping. The same IBM index indicates that e-commerce 

An unprecedented year translates to uncertainty  
in the market despite optimism for recovery
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is projected to grow nearly 20 percent this year. The State of 
the Market Survey respondents were equally enthusiastic about 
e-commerce. When asked which elements of CRE would be 
the most impactful to the CRE market in 2021, 87 percent of 
respondents chose e-commerce.

Life science and biotech real estate, which rose to 58 percent,  
a 15 percentage points increase from the last Survey, was 
identified by Survey respondents as representing the second 
most attractive investment opportunity – coming in behind 
warehouse and logistics. While life science and biotech was already 
known to be a growth area in CRE, with the race to develop a 
COVID-19 vaccine well underway and many large pharmaceutical 
manufacturers in the mix, the demand for medical R&D and other 
life science and biotech real estate has increased. 

The State of the Market Survey also finds investment interest 
dramatically rising in several cities outside the traditional large 
markets where CRE investors have been focused for several 
years. These traditional large cities include Los Angeles,  
San Francisco, Chicago and Philadelphia, which show a significant 
drop in attractiveness year-over-year, as COVID-19 continues to 
impact densely populated metros with high-rise buildings and a 
strong dependency on mass transit (although Los Angeles is not 
impacted in the same way by mass transit). By contrast, when 
asked about potential investment in 2020, respondents ranked 
Austin number one at 49 percent, followed closely by Nashville, 
Denver, Charlotte and Raleigh-Durham. Interestingly, these 
findings align closely with a study by the Johns Hopkins Center for 
Health Security, which monitored infection rates among America’s 
50 largest metropolitan areas. According to their study, cities with 
large population bases living in suburban areas, including Austin, 
Nashville, Denver and Charlotte, have smaller rates of infection. 
By comparison, in the spring, Chicago and New York were among 
the first cities with high infection rates, and Miami and Los Angeles 
followed with similar spikes in infection rates over the summer.7 

Bright spots in CRE seen as dependent on 
certain solutions to the pandemic
In a year dominated by the global pandemic, it is not surprising 
that economic outlooks and growth projections are largely 
dependent on the availability of COVID-19-related solutions and 
effective governmental policies. This is also true for the CRE 
market. A strong majority of Survey respondents, 85 percent, 
believe that additional federal stimulus will play an integral role 
in the recovery. The development of a COVID-19 vaccine is also 
viewed by respondents as significant to the future health of the 

CRE market. Seventy-six percent of respondents said that the 
development of a vaccine will have the greatest impact on the  
CRE industry. 

An overwhelming majority of respondents stated that how and 
when people return to the workplace will also have a significant 
impact on the CRE market in the upcoming year. Remote working 
takes the lead as the most impactful factor in the CRE market in 
the upcoming year at 90 percent, followed by retail market and 
space changes at 86 percent and decreased tourism at 79 percent. 
According to a JLL report, the second quarter of 2020 global office 
leasing activity was 59 percent lower than a year ago.8  It remains 
to be seen whether this reflects a reaction to the pandemic 
that will reverse once there is a vaccine and/or herd immunity, 
a decision by companies to permanently reduce their in-person 
office footprints, or a combination of the two.  

Will companies with large real estate footprints attempt to 
negotiate their way out of long-term lease commitments or will 
they repurpose that space? Will this cause a devaluation of CRE? 
It is unclear how long the trend of remote working will last or 
how it will disrupt CRE, but it is clear that the sudden increase 
in remote working that resulted from the pandemic is causing 
many companies to rethink their space needs. The State of the 
Market Survey indicates that respondents are considering these 
important questions. In the office sector, healthy workplaces at 
68 percent and office redesigns at 65 percent were identified by 
Survey respondents as impactful elements in the future of CRE, as 
well as data centers at 51 percent, while the sharing economy at 
32 percent, PropTech at 31 percent and autonomous vehicles at 9 
percent are identified as less impactful elements compared to last 
year’s Survey.

The COVID-19 pandemic was an exogenous event that significantly 
disrupted the CRE market and one that will continue to 
meaningfully impact the market on both a short- and long-term 
basis. Although most Survey respondents anticipate a difficult 
market environment in the short-term, certain asset classes – most 
notably logistics, life science real estate and data centers – were 
identified as attractive investment opportunities. Further, just more 
than 50 percent of Survey respondents anticipate a recovery to 
pre-COVID-19 levels in 18 to 24 months. In summary, while the 
adverse impact of COVID-19 on the global economy and  
the CRE market is evident throughout the Survey, there are bright 
spots within CRE, opportunities for attractive investments in  
the short-term and optimism about the ability to avoid a  
prolonged downturn. 
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•	 The majority of respondents, 59 percent, anticipate a bearish 
market in the next 12 months – a significant increase from 26 
percent in 2019. Caution toward the market stems primarily 
from concern about an additional COVID-19 wave at 41 percent, 
the US economic outlook in general at 32 percent and growing 
concern over domestic political and/or international political 
uncertainty at 12 percent. 

•	 More than three in four respondents believe it will take at least 
18 months for the US GDP to return to pre-COVID-19 levels. 
Fifty-one percent of respondents anticipate a pre-COVID-19 
recovery to take place 18 months to two years from now, while 
nearly one in three say it will take more than two years. 

•	 Respondents exhibit mixed expectations when it comes to 
how the financial recovery will take shape. Thirty-nine percent 
of respondents believe the financial recovery will be slow and 
steady, but nearly as many at 31 percent believe it will be shaped 
like a “W,” and roughly one in four believe it will be shaped like 
a “U.” Only 6 percent believe the financial recovery will be “V” 
shaped. The vast majority of respondents, 85 percent, believe 
that additional federal stimulus measures will be required to aid 
the economic recovery in the next 12 months.

•	 When it comes to the drivers of the recovery of the global 
CRE market, the majority of respondents, 76 percent, believe 
COVID-19 vaccine development will be the greatest contributing 
factor, followed by the recovery of the global economy at 49 
percent, the 2020 US elections at 44 percent and US GDP 
recovery at 40 percent. Factors such as global political instability 
at 18 percent, US trade wars with other countries at 9 percent 
and US relations with China at 9 percent exhibit steep declines 
in importance and are seen as less impactful factors overall than 
they were in 2019.

•	 A majority of the survey respondents, 90 percent, also believe 
remote working will be among the most impactful elements 
of the CRE market next year. Other top elements include 
e-commerce, retail market and space changes and decreased 
tourism, at 87, 86, and 79 percent, respectively. Healthy 
workplaces at 68 percent, office redesigns at 65 percent and 
data centers at 51 percent are also seen as impactful elements 
in the future, while the sharing economy at 32 percent, PropTech 
at 31 percent and autonomous vehicles at 9 percent are seen as 
less impactful elements compared to the previous Survey. 

•	 Logistics and warehousing, earning 68 percent, continue to be 
seen as the most attractive risk adjusted opportunity in the US 
for real estate investors in the next 12 months; however, life 
science/biotech at 58 percent and suburban office at 21 percent 
gained momentum since the 2019 Survey. Other asset classes 
that are particularly vulnerable to the impacts of the pandemic, 
such as student housing at 44 percent, senior housing at  
13 percent and urban/transit-oriented mixed-use development 
at 10 percent exhibit the steepest declines in interest since 
the 2019 Survey and are perceived as the least attractive asset 
classes over the next 12 months.

•	 Private equity is still perceived as the most active source of 
equity in 2020, being selected by exactly half, 50 percent, of the 
respondents, followed by family office and domestic pension 
funds/endowments at 19 and 14 percent, respectively. 

•	 More than half of respondents, 56 percent, believe there will 
be growing investor activity from Gulf countries in the US CRE 
market in the next 12 months, while activity from investors 
based in Canada at 34 percent, Singapore at 15 percent, 
Japan at 9 percent and Norway at 7 percent will be less active 
compared to 2019 levels.

•	 Smaller cities have emerged as top US locations for investment 
during the next 12 months. Austin was ranked number one at 
49 percent, followed closely by Nashville at 43 percent, Denver  
at 40 percent, Charlotte at 37 percent and Raleigh-Durham at  
32 percent. 

•	 Larger US cities such as Los Angeles at 12 percent, San 
Francisco at 9 percent, Chicago at 6 percent and Philadelphia 
at 1 percent show a significant drop in attractiveness year-over-
year as COVID-19 continues to impact highly populated metros 
where mass transit is commonly used (true for all of these cities 
aside from Los Angeles). 

•	 Two-thirds of respondents believe interest rates will not 
change over the next 12 months – a 36 percent increase from 
2019, likely due to the COVID-19 caused interest rate cuts 
and expectation that interest rates will need to remain low 
to stimulate recovery. Only 17 percent predict that rates will 
increase slightly, and 15 percent expect rates will decrease 
slightly, a 37 percent drop from the 2019 Survey.

Highlights of the State of the Market Survey
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What are you most excited about in the coming year when it comes to the commercial 
real estate market?
•	 Development of a COVID-19 vaccine.

•	 Progress in building techniques and housing products that can 
begin to make housing meaningfully more affordable.

•	 Potential investment opportunities based on asset re-pricing.

•	 Return to the office work environment.  

•	 Buying distressed opportunities.

•	 How outdoor spaces and urban street sections will be altered by 
our new lifestyles.

•	 Low cap rates on the assumption that you will be able to grow 
rents in a down economy.  

•	 The ability to monetize assets at aggressive cap rates and 
harvest profits going into a period of uncertainty.

•	 Continued growth in e-commerce.

Verbatims

What are you most apprehensive about in the coming year when it comes to the 
commercial real estate market?
•	 Another wave of COVID-19 that causes lockdowns. 

•	 The impact of the pandemic on major northeast urban areas, 
especially New York City, Boston and Philadelphia.

•	 The economic recovery in the US.

•	 What our traditional workplaces will look like in the coming year. 
There will be a dramatic difference in how people use office 
space, commute, use retail, etc. 

•	 A very low demand environment for a couple of years in 
multifamily and office in urban gateway markets.

•	 A slow employment recovery.

•	 Underfunded public pension retirements. 

•	 Highly taxed states will experience an increase in the loss 
of population which will increase the fiscal stress they will 
experience.

•	 Tenant activity and overall office demand.

•	 Deflation of asset values after the November election could 
impact lender capital ratios and reduce real estate liquidity.

•	 London at 32 percent, Frankfurt at 22 percent, Berlin at 20 
percent and Sydney at 18 percent remain the top international 
cities for investment during the next 12 months. Mumbai at 5 
percent and Mexico City at 3 percent were less appealing for 
investment and both experienced a 12 percent drop from 2019. 
New Delhi and Sao Paulo, both at 2 percent, also decreased 
year-over-year.

•	 Perhaps due to the status of the US amid the COVID-19 crisis 
and limitations on travel, only 21 percent of respondents 
believe foreign investments in the US will be strong next year, a 
19 percent drop from last year’s Survey.
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1. How would you describe your 12-month outlook for the US commercial real estate 
market on a scale of 1 to 10, where 1 is bearish and 10 is bullish?

•	 When ranked on a scale from one to 10 (one being the most bearish and 10 being the most bullish), 28 percent of the respondents  
cite their sentiment at a four; however, 36 percent of respondents hold a neutral outlook, ranking their sentiment at a five and six.  
With the pandemic still a threat to the US, there appears to be more cautious uncertainty on economic outlooks than overt  
pessimism, which is surprising.

•	 This is a moderate shift from the 2019 Survey, which uncovered the first increase in bullish optimism since the 2015 Survey, with  
50 percent of respondents describing their 12-month outlook on US CRE as bullish.

•	 COVID-19 continues to impact the economy and employment in the US. Due to a spike in COVID-19 cases over the summer, consumer 
confidence reached a new pandemic low in August, according to the Conference Board Consumer Confidence Index. In August 2019, the 
same index marked optimism close to its highest score since late 2000.9

2. What is the primary reason for your confidence?

•	 This year, the abundance of capital still chasing deals rose as 
the top reason for those who have an optimistic outlook in the 
economy at a significant 58 percent, an increase of 15 percent 
from the 2019 Survey. 

•	 As testing for the COVID-19 vaccines continues,10 three-quarters, 
76 percent, of respondents said that the development of a 
vaccine will have the greatest impact on the CRE industry. 

Abundance of capital still chasing deals 58%

Anticipated COVID-19 vaccine 17%

US economic outlook 13%

Foreign investments in the US 4%

Stimulus provided by the federal government 4%

Flight to safety – due to stock market volatility 4%

2020 US presidential election 0%

Other 0%

28%

BULLISHBEARISH

2%

8%

2%

15%

21%

4%

21%

0% 0%
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3. What is the primary reason for your lack of confidence?

•	 Despite a possible vaccine in the near future, concern about 
an additional COVID-19 wave is creating cause for pessimism. 
Forty-one percent of respondents fear a potential second wave 
and that it will negatively affect CRE.

•	 Following worries of COVID-19, 31 percent of respondents also 
cite the US economic outlook and 12 percent cite domestic 
political and/or international political uncertainty as reasons for 
skepticism about the health of the CRE industry.

4. Where do you think interest rates are headed during the next 12 months?

•	 Two-thirds of respondents predict there will be no change in 
interest rates during the next 12 months. Those who expect that 
interest rates will change believe they will change only slightly  
in either direction, up slightly at 17 percent or down slightly at 
15 percent.

•	 In late 2019, after three interest rate cuts, the Federal Reserve 
announced there would be no interest rate cuts in 2020;11  
however, this was before COVID-19 was a threat.

•	 In an effort to stimulate economic growth, interest rates 
continued to drop in 2020. In mid-September, the Federal 
Reserve released projections that interest rates will remain  
near zero through at least 2023 in an attempt to rebuild  
the economy.12  

Up significantly 2%

Up slightly 17%

No change 66%

Down slightly 15%

Down significantly 0%

Concern about an additional COVID-19 wave 41%

US economic outlook 32%

Domestic political and/or international political 
uncertainty 12%

Difficulty in underwriting and due diligence 8%

Lack of investment capital (including debt) 2%

Continuing social unrest 1%

Lack of debt capital 1%

Reduced foreign investment in the US market 0%

Lack of equity capital 0%

Other 3%
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5. Please rank each of these topics on a scale of 1 to 4, where 1 means they will be “not 
impactful” and 4 means they will be “very impactful” on the commercial real estate 
market in the upcoming year. 

NOT 
IMPACTFUL

VERY 
IMPACTFUL

E-commerce

The sharing economy 

Remote working 

Continued evolution of logistics and warehousing

Autonomous vehicles 

PropTech

Healthy workplaces (eg, wellness initiatives)

Decreased tourism 

Data centers 

Retail market and space changes 

•	 Remote working takes the lead with 90 percent ranking it as 
an impactful topic in the CRE market in the upcoming year. 
With COVID-19 ushering in social distancing practices, many 
companies closed their offices and sent employees home to 
minimize the spread of infection. 

•	 Office leasing across major US cities is down. According to 
Colliers International and as reported in The Real Deal, Midtown 
Manhattan’s leasing activity is down 50 percent from last year.13  
It is unclear how long the trend of remote work will last, but it 
is clear that it will change the way companies think about their 
physical office space moving forward.  

•	 In addition to remote working, COVID-19’s effect on the CRE 
market extends into the retail market and space changes, 
decreased tourism, office redesign and healthy workplaces. All 
these topics can be considered consequences of COVID-19.

•	 Consistent with last year’s pre-pandemic Survey, e-commerce 
remains very impactful in the COVID-19 landscape. Last year, 
e-commerce was affecting the way we shop and now this 
year it is crucial to the way we shop; therefore, 87 percent see 
e-commerce as impactful.   

•	 The effort to stop the spread of COVID-19 is evident in the steep 
decline of the sharing economy, which was down almost 50 
percent from its expected impact in the 2019 Survey.

Office redesign
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6. When do you anticipate the US GDP returning to pre-COVID-19 levels?

7. Which asset classes present the most attractive opportunity for US real estate 
investors in the next 12 months? Select all that apply.

•	 Consistent across the last two Surveys, logistics and 
warehousing takes the lead as the most attractive risk  
adjusted opportunity in the US for real estate investors at 
68 percent. Earning 58 percent last Survey, this year marks a 
10-point increase. 

•	 Life science and biotech rose to 58 percent from 43 percent 
in the previous Survey; while this area was already growing in 
popularity, the race for a vaccine is presenting this segment of 
the CRE market with an opportunity to expand not only in size 
but also in geographical location.14 

•	 Data centers continue to offer investment opportunities in 
CRE, up 9 points this year and coming in at 46 percent. Remote 
working has forced companies to transition to cloud-based 
computing, increasing demand in this submarket.

•	 Another result of COVID-19 and its limitations on shopping  
and travel, urban/transit-oriented mixed-use development 
dropped nearly 20 percent from its 2019 level, down to  
10 percent this year. 

•	 More than 70 percent of the respondents believe the  
US GDP will return to pre-COVID-19 levels in two years or less.  
The optimism around a quick return to normal GDP growth 
could reflect the strength of the CRE market. 

•	 Many of the respondents associate their timeframe to the 
development of an effective vaccine and herd immunity,  
while others qualify their answers with the economic toll of  
the virus, citing unemployment rates, evictions and lack of 
consumer spending.

•	 Approximately one-third of the respondents anticipate the 
recovery will extend beyond two years. The concern about 
a second wave and delays in finding a vaccine are common 
themes among respondents of this choice.

Logistics and warehousing 68%
Life science/biotech 58%
Data centers 46%
Multifamily 35%
Industrial (excluding logistics and warehousing) 35%
Medical offices 31%
Cold storage 26%
Affordable housing 21%
Office suburban 21%
Senior housing 13%
Urban/transit-oriented mixed-use development 10%
Hotels/lodging 6%
Other 6%
Office downtown 5%
Student housing 4%
Parking lots and facilities 4%
Retail 3%

6 months – 1 year from now 4%

1 year – 18 months from now 15%

18 months – 2 years from now 51%

More than 2 years from now 29%
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•	 Austin is cited as the top city for investments at 49 percent,  
an increase from 22 percent in the 2019 Survey. Nashville at  
43 percent and Denver at 40 percent are a close second and 
third with Charlotte at 37 percent and Raleigh-Durham at  
32 percent also making their way up the list. This shows a rise 
of interest in smaller cities, which is in part being fueled by the 
exoduses from large, populated metros due to COVID-19.  
In fact, both San Francisco and New York saw 80 percent more 
people leave than move in during the months of March and 
June 2020.15 

•	 However, interest in these smaller cities was anticipated for 2020 
last year; according to the 2020 Emerging Trends in Real Estate 
Report by PwC and the Urban Land Institute, Austin, Raleigh-
Durham, Nashville, Charlotte and Boston were listed as the top 
five markets to watch in 2020.

•	 In the 2019 Survey, Boston was ranked as the top city at  
26 percent, with Denver at 25 percent and Los Angeles at  
24 percent rounding out the top three. New York, San Francisco 
and Chicago fell dramatically from last year with New York 
and San Francisco each dropping by half of the 2019 level and 
Chicago seeing a decrease in interest of almost 75 percent.

•	 Similar to last year’s results, Tampa and Salt Lake City were the 
most popular write-in answers as a “sleeper city.”

8. Where are the top cities you will be investing in the year ahead?

Boston (17%)

Pittsburgh (7%)

Minneapolis/St. Paul (3%)

Chicago (6%)

Other – Sleeper Cities (9%)

Dallas/Fort Worth (26%)

Nashville (43%)

Atlanta (17%)

Charlotte (37%)

Houston (6%)

San Diego (5%)

Denver (40%)

Phoenix (17%)

Philadelphia (1%)

Los Angeles (12%)

San Francisco (9%) 

Portland (3%)

Seattle (12%) 

Silicon Valley (13%) Washington, DC (21%)

Miami (8%)

Raleigh-Durham (32%)

New York (12%)

Austin (49%)
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9. What types of equity investors do you expect will be most active in the US during the 
next 12 months?

Private equity 

50%

26%

11%

Family office 

19%

25%

14%

Domestic 
pension funds/
endowments 

32%

21%

13%

Foreign investors 
(including 

sovereign funds)

23%

10%

10%

Public REITs

17%

16%

9%

Crowdfunding

3%
1%

RANK 1 RANK 2 RANK 3

•	 With the volume of private equity capital into real estate  
around $200 billion,16 50 percent of respondents rank private 
equity as being the most active type of equity investors in the  
US CRE market in the next 12 months. 

•	 This year, family office replaced pension funds/endowments  
as the second most active type of equity investors in 2020. 
Family offices are planning to increase their investments in  
real estate, in part due to diversifying their assets and seizing  
an opportunity.17  
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COVID-19 vaccine development 76%
Recovering global economy 49%

2020 US elections 44%

US GDP recovery 40%

Impacts of social distancing 19%

Global political instability 18%

US trade wars with other countries 9%

US relations with China 9%

US immigration policies 3%

US relations with western alliances 3%

Brexit implementation/EU developments 3%

Climate change policies (or lack thereof) 2%

Other 2%

Tensions in the Middle East 1%

DLA PIPER ANNUAL STATE OF THE MARKET SURVEY

10. Which of the following factors will have the greatest impact on the global 
commercial real estate market? 

•	 This year, COVID-19 vaccine development is anticipated to have the greatest impact on the global CRE market at 76 percent. The need 
for a vaccine greatly impacts office space, hotels and retail spaces – all of which are key real estate classes. In relation to the vaccine 
development, a recovering global economy ranked as the second most impactful on the global CRE market with 49 percent. 

•	 Rounding out the top three at 44 percent is the 2020 US elections. Real estate experts often look closely at races beyond the 
presidential election – such as the Senate and House of Representatives18 – that could guide legislative policy and spending and 
thereby affect the investment market.

•	 In comparison to last year, US relations with China dropped by about 75 percent from 39 percent down to 9 percent. It remains unclear 
how much US relations with China and other global forces will impact the US CRE market. 
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•	 Regarding the CRE market, there is an overwhelming 
agreement, 85 percent, that additional federal stimulus will play 
an integral role in recovery. Experts look to the federal stimulus 
to encourage consumer spending which greatly impacts the CRE 
markets and the broader economic recovery.19  

•	 With the rise of opportunity zones and technology, urban 
renewal in cities across the US has been a focus for the CRE 

market over the past years; however, COVID-19 is causing a shift 
in desirability for large metropolitan areas. Only 11 percent of 
respondents believe that the COVID-19 pandemic will not have 
any long-term impact on the pace of urban renewal/recovery. 
Furthermore, the Survey also finds that cities such as New York 
and Chicago are less attractive for investments in the coming 
year compared to last year. 

11. Listed below are statements that express a range of attitudes and opinions people 
may have about the real estate markets. Please rate each on a scale of 1 to 5, with 1 
meaning that you completely disagree with the statement.

Foreign investments in 
the US will continue to 
be strong during the 

next 12 months
38%

32%

16%

5% 9%

The COVID-19 
pandemic will not have 
any long-term impact 
on the pace of urban 

renewal/recovery that 
has been underway in 

US cities

19%

9%
2%

35%

35%

COMPLETELY  AGREE NEUTRAL COMPLETELY  DISAGREEAGREE DISAGREE

5%

32%

25%
Institutional buyers will  

find US property acquisitions 
that match their investment 

parameters and yield 
requirements during the 

next 12 months

12%

26%
Additional federal stimulus 
measures will be required 

to aid the economic 
recovery in the next  

12 months

5%

8%

38%

47%

3%
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Check mark – slow and steady 39%

W 31%

U 24%

V 6%

•	 While respondents exhibit mixed expectations when it comes 
to how the financial recovery will take shape, 39 percent of 
respondents believe the recovery will be slow and steady. 
Respondents share the viewpoint that there will be a gradual 
recovery in some segments and that the market will reflect 
stability once a vaccine is developed. 

•	 Respondents who selected the “W” or double-dip recovery share 
concerns over a second wave due to prematurely forgoing social 
distancing measures as well as an overall pullback this fall due to 
uncertainty around the elections. 

12. Which of the following graphs best depicts the likely shape of the  
financial recovery? 

•	 The Gulf countries, at 56 percent, rank number one as the most 
active foreign investor in the US CRE market during the next  
12 months, swapping places with Canada, 34 percent, which 
ranks in second place this year.

•	 Despite continued tensions between the US and China and fears 
of a tech cold war,20 China ranks third at 29 percent, up from  
20 percent in the 2019 Survey, where it was ranked eighth. 

•	 Due to travel restrictions and decreased people flow caused by 
the pandemic, the stream of foreign capital has been impacted 
and many companies have tightened their rules on international 
investment,21 which will likely continue to play out in the next  
12 months.

13. Investors from which of the following countries will be most active in the US 
commercial real estate market during the next 12 months?

Canada (34%)

Germany (26%)

Other (8%)

Gulf countries (56%)
(UAE, Qatar, Kuwait, etc.)

Singapore (15%)

Australia (9%)

China (29%)

Norway (7%)

Japan (9%)
Israel (15%)

South Korea (24%)
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•	 As in the 2019 Survey, London remains the most attractive 
international city for investment during the next 12 months. This 
is not surprising given only 3 percent of respondents believe 
Brexit will have the greatest impact on the global CRE market. 

•	 Frankfurt at 22 percent and Berlin at 20 percent also maintain 
their positions in the top three although they switched order 
from last year. Despite its proximity to the US, Mexico City was 

ranked 16th with only 3 percent of respondents seeing it as an 
attractive market for investment. This is a significant drop from 
last year’s rankings, where Mexico City held the fifth spot at  
16 percent. 

•	 “Unsure” was the most common write-in answer among the 17 
percent who selected Other, which speaks to the uncertainty 
among respondents. 

14. Which of the following international cities are most attractive for investment 
during the next 12 months?

London (32%)
Paris (9%)

Berlin (20%)
Frankfurt (22%)
Munich (15%)Madrid (4%)

Mumbai (5%)

Amsterdam (8%)

Other (17%)

Sydney (18%)

Shanghai (10%)

Beijing (6%)

Dubai (10%) Hong Kong (7%)
New Delhi (2%)

São Paulo (2%)

Brussels (3%)

Mexico City (3%)

Tokyo (13%)
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15. In which market is your office located?

1%
International

22% 
Northeast

3% 
Southwest

5% 
Southeast

51% 
Midwest

19% 
West
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Methodology

Between August 6, 2020 and September 9, 2020, DLA Piper distributed a Survey via email to experts within the real estate industry, 
including CEOs, COOs, CFOs and others, among them real estate developers; real estate debt providers; real estate investors; and third-
party brokerage, property and asset managers and other real estate professionals. The Survey was completed by 117 respondents. Due 
to rounding, percentages used in some of the questions may not equal 100 percent.
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1  “This is Now the Longest US Economic Expansion in History,” CNBC, July 2, 2019

2  “Coronavirus: A Visual Guide to The Economic Impact,” BBC, June 30, 2020
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Recent representative matters
DLA Piper represents clients in many of the most significant recent commercial real estate 
transactions, among them:

•	 Oxford Properties Group, the real estate investment subsidiary of the Ontario Municipal 
Employees Retirement System, in the approximately US$3.7 billion acquisition of IDI, 
a logistics company with a US portfolio of more than 110 operating assets covering 
approximately 31 million square feet, 35 development projects covering approximately 
16 million square feet, and 33 land parcels, in each case located throughout the 
country. The transaction included the acquisition of a management platform. We also 
represented Oxford in a joint venture with another non-US investor for this acquisition.

•	 Ventas in one of the largest property acquisitions since the pandemic began — the 
approximately US$1 billion acquisition of a life-science portfolio in South San Francisco.  
The transaction involved three buildings totaling almost 800,000 square feet. We also 
represented Ventas in a related acquisition loan.

•	 Hines in the negotiation of an agreement between the Massachusetts Bay 
Transportation Authority and the Boston Redevelopment Authority to acquire the 
air rights above Boston’s main transit station and the closing of a US$870 million 
construction loan for the first phase of the project.

•	 Transform Midco in its US$1 billion sale to Costco Wholesale Corporation of Innovel 
Solutions, a leading provider of third-party, end-to-end logistics solutions.  
The transaction involved 130 properties, both fee and leased sites, across the US and 
Puerto Rico, including 11 distribution and fulfillment centers, and more than 100 final-
mile, cross-dock centers, with warehouse space and call centers totaling more than  
16.5 million square feet.

•	 Real estate investor and Treasure Island owner Phil Ruffin in the US$825 million 
acquisition and financing of MGM Resort’s Circus Circus hotel and casino property on the 
Las Vegas Strip. Originally opened in 1968, today the Circus Circus property has 2,300 
employees and is home to the Adventuredome (a 5-acre indoor amusement park), a  
10-acre RV park, and 37-acre festival grounds. The acquisition was comprised of  
2 separate parcels of land and several different entities and involved 3 separate loans 
with 3 different lenders secured by 3 different properties. 

•	 Tysons Development, LLC, the owner and developer of The View Project located in 
Tysons, Virginia, in the successful rezoning of a US$2.5+ billion, transit-oriented, mixed-
use project known as The View in Tysons Virginia, featuring what will be the Washington 
DC region’s tallest office tower (once constructed, exceeding the height of The 
Washington Monument). The View will envelop the Metro Silver Line Springhill Landing 
with a noteworthy series of offices, a sky park, luxury hotel and condominiums, a US$20 
million community theater, restaurants, retail and lauded urban amenities. 

•	 Harridge Development Group in obtaining all of the land use entitlements from the City 
of Los Angeles required to develop the US$1 billion+ Crossroads Hollywood project, one 
of the largest, highest profile developments in recent memory in the City of Los Angeles.

Real Estate at a glance

Accolades
Law Firm of the Year  
in Real Estate for  
15 consecutive years 
International Who’s Who  
of  Business Lawyers 2019

Tier 1 in Real Estate for  
four consecutive years 
The Legal 500 USA 2020

Tier 1 in Land Use & Zoning  
for 10 consecutive years 
The Legal 500 USA 2020

A Top 5 Real Estate  Law Firm 
for 10 consecutive years 
Commercial Property Executive  
& Multi-Housing News 2020

Tier 1 in Real Estate Law and  
Land Use & Zoning Law 
US News & World Report and  
Best Lawyers 2019

Two-time Winner of the 
Award for Excellence in  
Real Estate  
Chambers USA

Hospitality Practice Group  
of the Year 
Law360 2019

Law Firm of the Year  
REFI European Awards, 2020

Band 1 for Investment Funds 
– Real Estate Funds –  
Hong Kong 
IFLR 1000, 2014-2020



19

DLA PIPER ANNUAL STATE OF THE MARKET SURVEY

We’re more than a law firm — we’re a team of diverse and 
talented professionals committed to thinking outside the box and 
crafting practical, business-savvy solutions for complex issues. 

Who we are
We strive to be the leading global business law firm by delivering quality, value, and 
exceptional client service.

•	 We are a global and dynamic team of lawyers who work at the highest levels in their 
respective areas to advise our clients anywhere they invest and operate.

•	 We strive to be a passionate force for societal change. Efforts to embrace, value, and 
incorporate diversity and inclusion are woven into our culture, allowing us to attract the 
best talent, build the most effective teams, and deliver the highest level of client service.

•	 Our clients range from multinational, Global 2000 and Fortune 500 enterprises to start-
up companies developing game-changing innovations. They include more than half of 
the Fortune 250 and nearly half of the FTSE 350 or their subsidiaries.

What we do
We are a go-to firm to provide counsel on complex and bet-the-company deals and 
litigation. We employ novel strategies to help clients solve their problems and achieve 
their goals, no matter what the challenge.

•	 Global and comprehensive services. We offer legal counsel on a wide range of issues 
in every major business, financial, and technology center, and anywhere else our clients 
do business.

•	 Collaborative and holistic guidance. We collaborate with our global network and 
connect ideas across practices to provide our clients with solutions from a 360° 
perspective. 

•	 Flexible and agile teamwork. We scale teams up or down to meet client needs – 
vertically to increase team size on a deal, or horizontally across our eight global 
practices, including:

DLA Piper at a glance

•	 Real Estate
•	 Corporate
•	 Employment
•	 Tax

•	 Intellectual Property and Technology
•	 Litigation and Regulatory
•	 Restructuring
•	 Finance and Projects

90+
offices around the world

1,400+
lawyers in the US

4,500+
lawyers around the world

1
global network

Client Service 
A-Team Top 10

BTI Consulting 2020
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Global contacts

Global
John Sullivan
Chair, US Real Estate
Co-Chair, Global Real Estate Practice
Co-Chair, US Real Estate Sector
Boston 
T +1 617 406 6029 
john.sullivan@us.dlapiper.com

Antoine Mercier
Co-Chair, Global Real Estate Practice
Paris
T +33 1 40 15 24 09
antoine.mercier@dlapiper.com

Susheela Rivers
Co-Chair, Global Real Estate Sector
Office Managing Partner, Hong Kong
Head of Real Estate, Asia Pacific
Hong Kong 
T +852 2103 0760
susheela.rivers@dlapiper.com

Americas
US
John Sullivan
Chair, US Real Estate
Co-Chair, Global Real Estate
Co-Chair, US Real Estate Sector
Boston
T +1 617 406 6029
john.sullivan@us.dlapiper.com

Kerry E. Johnson
Co-Chair, US Real Estate Sector
kerry.johnson@us.dlapiper.com
T +1 312 368 2168 

Richard Klawiter
Co-Vice Chair, US Real Estate Practice
Chicago
T +1 312 368 7243
richard.klawiter@us.dlapiper.com

AUSTRIA
Oskar Winkler
T +43 1 531 78 1019
oskar.winkler@dlapiper.com

Christoph Urbanek
T +43 1 531 78 1048
christoph.urbanek@dlapiper.com

BELGIUM
Dirk Caestecker
T +32 2 500 1595
dirk.caestecker@dlapiper.com 

CZECH REPUBLIC
David Padyšák
T + 420 222 817 700
david.padysak@dlapiper.com

DENMARK
Line Marie Pedersen
T +45 33 34 01 50
line.marie.pedersen@dlapiper.com

FINLAND
Mikko Larvala
T +358 9 4176 030
mikko.larvala@dlapiper.com

FRANCE
Olivia Michaud
T +33 1 40 15 24 32
olivia.michaud@dlapiper.com

GERMANY
Fabian Mühlen 
T +49 69 271 333 21 
fabian.muehlen@dlapiper.com 

Lars Reubekeul
T +49 89 23 23 72 140
lars.reubekeul@dlapiper.com

HUNGARY
Szilard Kui
T +36 1 510 1144
szilard.kui@dlapiper.com

Barbara Trachtenberg
Co-Vice Chair, US Real Estate Practice
Boston
T  +1 617 406 6011
barbara.trachtenberg@us.dlapiper.com

CANADA
Mark Schmidt
Head, Canadian Real Estate  
Service Group
T +1 604 643 6401
mark.schmidt@dlapiper.com

MEXICO CITY
Maria Gabriela Alaña Castro
T +1 +52 55 5261 1817
gabriela.alana@dlapiper.com

Asia Pacific
ASIAPAC
Susheela Rivers
Head of Real Estate Asia Pacific 
T +852 2103 0 760 
susheela.rivers@dlapiper.com

AUSTRALIA 
Les Koltai
T +61 2 9286 8544
les.koltai@dlapiper.com

Kate Pickthall
T +61 2 9286 8447
kate.pickthall@dlapiper.com

EMEA 
UK
William Naunton 
T +44 (0) 207 153 7065 
william.naunton@dlapiper.com
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ROMANIA
Alin Buftea
T +40 372 155 807
alin.buftea@dlapiper.com

RUSSIA 
Dr. Sergey Koltchin
T +7 495 221 4433
sergey.koltchin@dlapiper.com

SPAIN
Orson Alcocer
T +34 91 788 7375
orson.alcocer@dlapiper.com

SWEDEN 
Gustaf Ström
T +46 8 701 78 59
gustaf.strom@dlapiper.com 

UKRAINE
Natalia Kochergina
T +380 44 490 9575
natalia.kochergina@dlapiper.com

UNITED ARAB EMIRATES/DUBAI
Duncan Pickering
T +971 2 494 1531
duncan.pickering@dlapiper.com

EMEA 
IRELAND
Graham Quinn
T +353 1 487 6660
graham.quinn@dlapiper.com

ITALY
Francesco De Blasio
T +39 06 68 880 1
francesco.deblasio@dlapiper.com

Paolo Foppiani 
T +39 02 80 618 531
paolo.foppiani@dlapiper.com

NETHERLANDS 
Monique Laenen
T +31 20 5419 827
monique.laenen@dlapiper.com

NORWAY
Thomas Håkonsen
T +47 2413 1694 
magnus.lutnaes@dlapiper.com

POLAND
Jacek Gizinski
T +48 22 5407404
jacek.gizinski@dlapiper.com

PORTUGAL
Luis Filipe Carvalho
T +351 213 583 620
luis.carvalho@dlapiper.com

REALWORLD
The Global Guide to Real  
Estate Law

REALWORLD is an online guide 
to legal issues in real estate. The 
site is free to use and provides 
answers to legal questions 
that investors, developers and 
occupiers typically have when 
entering new real estate markets 
across the globe. Here you will 
find REALWORLD LAW, our guide 
to local knowledge about how the 
law works wherever you invest 
or operate. We also offer you 
REALWORLD NEWS, keeping you 
up-to-date with the real estate 
sector around the world.

www.dlapiperREALWORLD.com

Relationship firms
BRAZIL
Fabio Campos Mello
Campos Mello Advogados
T +55 21 3262 3027
fcamposmello@camposmello.adv.br

CROATIA
Beata Glinska
Glinska & Miskovic Ltd
T +385 1 61 99 931 
beata.glinska@gamc.hr 
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