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Unemployment 
Rate

3.7% 4.1%

Unemployed 
Persons

GDP Growth Wage Growth
(As of October 

2023)

5.2%6.3M

UNITED STATES
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Unemployment 
Rate

3.2% 6.4%

Unemployed 
Persons

GDP Growth Wage Growth
(As of Sept 

2023)

4.2%102,500

WISCONSIN
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November 2023 - 3.1%

CPI
June 2022- 9.1%
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CPI, Fed Funds Rate, and Unemployment Rate
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10 Year Treasury – 1 Year Look 5.05% - Late October

3.30% - Early April
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SUMMARY OF 2023 
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JAN APR MAY JUNE DECSEPT

• Rates were in the 
mid 5% range
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T R E N D S  &  
T R A N S A C T I O N S

JAN APR DECMAY JUNE

• Start of the interest rate climb

• Markets Paused

• Deals Falling out of Contract

• Capital Stack Coming Together

SEPT
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JAN APR DECJUNEMAY

• Rates up to 
6.75%

SEPT
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T R E N D S  &  
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JAN JUNE DECAPR MAY

• Rate Quotes had large spread - 
Low 7s to High 8s

• 67% of Banks Tightened CRE Lending 
Standards

• CRE Debt Origination Dropped 52% YOY

SEPT
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T R E N D S  &  
T R A N S A C T I O N S

JAN DECAPR MAY JUNE

• Banks sidelined
• National and Regional Banks 

Out
• Community and Credit Unions 

still in Play

• Active Lenders dropped by 1/3

SEPT
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T R E N D S  &  
T R A N S A C T I O N S

JAN DECAPR MAY JUNE SEPT

• Lack of product
• LTVs have reduced
• Bid ask spread is high
• Rates are elevated
• Cap rates are rising
• Estimate of $1.5 trillion in US 

Commercial debt coming due 
before the end of 2025
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US Sales Volume – YOY Change in Quarterly Volume

-53% Decline (YOY Oct)
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Wisconsin Sales Volume – YOY Change in Quarterly Volume

-37% Decline (YOY Q3)



2023 Market Update
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Metro Milwaukee Sales Volume – YOY Change in Quarterly Volume
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Metro Milwaukee Buyer Trends

Highest 
Share
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YTD Overall WI Sales Transaction Volume by Asset Type

43%

28%

27%

2%
Multifamily Retail Industrial Office
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T R E N D S  &  
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Multi-Family Investment Sales

MARKET SQUARE - SOMERS

• $71,900,000 ($218,000/Unit)
• Seller: Bear Real Estate Group
• Buyer: MLG 
• 5.75% Cap Rate
• 330 Units
• July 2023

BLANKSTEIN PORTFOLIO

• $82,310,000 ($105,000/Unit)
• Seller: Blankstein Enterprises
• Buyer: Katz Properties
• 11 Properties
• 6.05% Cap Rate
• 784 Units
• February 2023

HARMONY PORTFOLIO

• $169,229,911 ($88,000/Unit)
• Seller: Harmony Housing
• Buyer: Michaels Organization
• 23 Wisconsin Properties
• 6.25% - 6.5% Cap Rate
• 1,932 WI Units
• April 2023
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T R E N D S  &  
T R A N S A C T I O N S

Retail Investment Sales

CIM PORTFOLIO

• $34,253,698 ($137/PSF)
• Seller: CIM Group
• Buyer: Realty Income
• 249,902 Combined SF
• April 2023

HY-VEE GROCERY

• $29,532,235 ($235/PSF)
• Seller: Hy-Vee, Inc.
• Buyer: Agree Realty Corporation
• 125,622 SF
• March 2023

4 Wisconsin Assets – Waukesha, Sheboygan, South 
Milwaukee, 

301 Bay Park Square, Ashwaubenon
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T R E N D S  &  
T R A N S A C T I O N S

Industrial Investment Sales

FORMER AMERICAN GIRL CAMPUS, 
MIDDLETON

• $43,500,000 ($83 PSF)
• Seller: SARA Investment Real Estate
• Buyer: General Capital Group
• 8.33% Cap Rate
• 524,000 SF
• July 2023

EXETER
10375 140TH AVENUE, BRISTOL

• $47,000,000 ($118.53 PSF)
• Seller: Janko Group
• Buyer: EQT Exeter
• 6.82% Cap Rate
• 396,508 SF
• March 2023

WALGREENS DC
4400 STATE HIGHWAY 19, WINDSOR

• $69,772,389 ($89 PSF)
• Seller: Walgreens
• Buyer: Realty Income
• 782,880 SF
• May 2023
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T R E N D S  &  
T R A N S A C T I O N S

Office Investment Sales

ONE & TWO RIVERWOOD PLACE
PEWAUKEE

• $11,250,000 ($54.70 PSF)
• Seller: The Broe Group
• Buyer: Woodside Capital Partners
• Cap Rate: ~14.5%
• 205,650 Combined SF
• November 2023
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Office Investment Sales
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2023 PREDICTIONS
Dave Tighe, Cushman & Wakefield | Boerke

Transaction volume will be down 15% or more in 2023
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P R E D I C T I O N S

2024 PREDICTIONS
Katie Gremban, Cushman & Wakefield | Boerke

Interest rates will remain elevated, although will trend downward

Pricing discovery will happen in 2024 as the bid ask gap narrows

Anticipate office to remain a trouble asset class, with Class B / C assets feeling the most 
pain

Cap rates will not return to their low – anticipate slight movement



KEY THEMES AS WE ENTER 2024

2023 Market Update

K E Y  T H E M E S

• Investment Real Estate will continue to be choppy and fickle 

• Pricing discovery bound to happen as more debt comes due in 2024 / 2025
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Rundown
1. Major Market Shifts and Trends

2. Market Statistics

3. Deals of Note

4. Revisiting Joe's 2023 Predictions

5. My 2024 Predictions
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Major Office Market Shifts & Trends

Growing Office Space to 
“Rightsizing” Office Space

Flight to Quality
Flight to CBD

Individual Focused Space 
to Flexible Focused Space

Office as a necessity to 
Office as an amenity

Lead times for build-outs 
and permitting continues 

to grow

Construction and Labor 
costs continue to grow
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35.3M
+311K YOY

SQUARE FEET INVENTORY

Overall Office Market
8.5M

(381K) YOY
SQUARE FEET AVAILABLE

6.2M
(254K) YOY

SQUARE FEET VACANT

17.6%
(0.9%) YOY

VACANCY RATE

BY THE NUMBERS
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21.8M
+257K

SQUARE FEET INVENTORY

Office Central Submarket
5.0M

+26K
SQUARE FEET AVAILABLE

3.5M
(255K)

SQUARE FEET VACANT

16.2%
(1.4%)

VACANCY RATE

BY THE NUMBERS
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7.6M
+39K

SQUARE FEET INVENTORY

Office West Submarket
2.2M

(191K)
SQUARE FEET AVAILABLE

1.5M
+53K

SQUARE FEET VACANT

19.9%
+0.6%

VACANCY RATE

BY THE NUMBERS
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Deals of Note

FISERV AT HUB 640 BAIRD AT U.S. BANK CENTER NORTHWESTERN MUTUAL



• Rightsizing and flight to functionality continues
• Hybrid and WFH begin to decline
• A prominent downtown office tower 

announces residential conversion 
• A Chicago-based company opens large 

downtown Milwaukee office
• Two current downtown-based brokerage firms 

relocate their offices 
• The Browns will NOT make the playoffs
• Xavier will beat Marquette twice this season 

Joe’s 2023 Predictions
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•WFH and Hybrid work continues to decline
•Availability in the market stabilizes
• Flight to Quality continues
•One large out of state tenant will open a 

Milwaukee Office
•Another large office building will announce a 

residential conversion
•Marquette will go to the Final Four!

Matt’s 2024 Predictions
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The Retail Market in 2023

2023 Market Update



Today’s Agenda

• The Evolution of Retail

• Market Trends

• Active Retailers & Categories

• Challenges & Opportunities

2023 Market Update

• Predictions!!!
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Larger tenant footprints Decrease in footprint 

Large sit down restaurants Higher drive-thru demand 

Experiential retail Shopping in store

The Evolution of Retail

Going in person Curbside pick-up orders, food 
delivery apps 



Let’s dive into the numbers…

2023 Market Update
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+2.6%+3.1%+3.2%+7.1%

Foodservice

Food & Grocery

Apparel

Home

Consumer Expectations in 2024

Total retail spending growth for each year 

Year-over-year, %
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0.0%

2.0%

4.0%

6.0%
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12.0%

14.0%

2015 2016 2017 2018 2019 2020 2021 2022 2023

North West Central South Overall

The Milwaukee Retail Market 
Historical Vacancy Submarket Map

5.3%3.5%4.8%6.3%7.0%
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Single-Tenant
Drive-Thru

Multi-Tenant 
Strip Center

Grocery Anchored 
Shopping Centers

What Makes Up the Milwaukee Retail Market



Most Active Retailers & Categories

2023 Market Update

Automotive Quick Service Restaurant/Coffee

Pet Care/VetMedical/Retail (Med-tail)



Challenges Facing the Retail Market

• Higher Interest Rates

• Bank Liquidity (Tightening)

• Higher Construction Costs

• Lack of New Product

2023 Market Update



Opportunities for the Retail Market

• Emerging Retail Concepts

• Live/Work/Play Model

• Big Box / Mall Conversions

2023 Market Update



Shopko Conversions 

2023 Market Update
Sussex Wisconsin Rapids Racine



Boston Store Conversions

2023 Market Update
Greendale Wauwatosa Brookfield Racine



Hakan’s Predictions

• We will see more out-lot wars – with users fighting over the best out-lots for 

drive-thru convenience

• We’ll see at least one national financial institution enter the market

• The prototype square footage for chain QSRs and coffee shops will decrease

• France will win the 2022 World Cup!

2023 Market Update



Isaac’s Predictions

• As a result of bank mergers, we will see more 

bank branch closures

• At least one national retailer in our market 

will file for bankruptcy, or go into receivership

• We will see at least one box conversion to a 

Regional or National Pickle Ball Group

• Tiger Woods Finishes Top Ten at The Masters 

2023 Market Update



Top 3 Takeaways

1.Retail is not dead

2.We are in a landlord’s market

3.We are seeing momentum in re-adaptive big box uses 

2023 Market Update



Thank you

2023 Market Update
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Industrial market ground rules

• Overall market themes:
• Low vacancy continues across all markets
• Landlords still hold leverage over tenants, but this is starting to shift as tenant 

demand softens
• Flight to quality/new construction and increasing annual rent growth will continue 

to draw new outside investment into the market - fueling strong overall 
fundamentals

What is Included
Multi tenant Flex and Warehouse buildings larger than 25,000 s.f. and single tenant build to suite buildings larger 
than 60,000 s.f.

What is Excluded
Owner occupied properties

Notes
Inventory and occupancy are measured annually at the end of the 3rd Quarter. There may be changes from year to 
year not attributed to actual movement in the market due to remeasurements, change in data sources or buildings 
being repurposed.



Industrial market overview

square feet inventory

square feet available

square feet vacant

vacancy rate

16.1M
+2.2M YOY

165M
+12.1M YOY

12.8M
+4.5M YOY

7.8%
+2.3% YOY

BY THE NUMBERS
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Central market overview

22.4M
Square feet inventory
(+3K)

2.5M
Square feet available
(896K)

1.3M
Square feet vacant
(89K)

5.8%
Vacancy rate
(0.4%)

Key themes
Transition and reposition

With most of the new industrial development 
in the suburbs, we have seen a number of 
large legacy industrial properties announce 
closings or relocations, creating 
opportunities to reposition the real estate.



West market overview

31.8M
Square feet inventory
(+907M)

669K
Square feet available
(816K)

458K
Square feet vacant
(206K)

1.4%
Vacancy rate
(0.7%)

Key themes
Creativity and scarcity



North market overview

42.9M
Square feet inventory
(+1.4M)

3.2M
Square feet available
(+100K)

1.9M
Square feet vacant
(21K)

4.5%
Vacancy rate
(0.2%)

Key themes
Expansion and new development

With limited available buildings and 
development-ready land in the West and 
Central markets, the North has continued to 
draw new development and leasing activity. 



Key themes

South market overview

24.7M
Square feet inventory
(+1.7M)

2.7M
Square feet available
(161K)

2.1M
Square feet vacant
(+504K)

8.5%
Vacancy rate
(+1.5%)

Location & opportunity



Key themes

Changing dynamics and flight to quality 
(Wisconsin)

Kenosha market overview

43.4M
Square feet inventory
(+8.1M)

7.06M
Square feet available
(+4.0M)

7.06M
Square feet vacant
(+4.3M)

16.1%
Vacancy rate
(+8.5%)



Predictions



2023 predictions
From Nick Keys of The Dickman Company

Interest Rates will peak 
Q1/Q2 2023 and remain 

elevated into 2024

False and TBD 

Besides Kenosha sector, 
the North sector will see 
the newest development

True

New construction will slow 
over the next 12 months due 

to cost of materials and higher 
interest rates 

True

Overall vacancy will stay 
approximately stable, only 

fluctuating ~.2%

False (up 2.3%)



2024 predictions
From Joe Carollo of JLL

Rental rates will continue 
to rise

We do not see a wave of 
foreclosures hitting the 

market

Manufacturing and internal 
warehousing will lead leasing 

activity 

The return of free rent



Final thoughts



What’s next?

1. The need for manufacturing 
facilities and e-commerce 
companies to be geographically 
closer to customers has the 
potential to drive demand.

2. Prolonged decision-making 
times, especially when 
compared to the COVID era. 

3. Local and regional developers 
and owners will continue to 
work to meet the demands of 
tenants and continue to home 
leverage over tenants in 
negotiations.



Thank you

• Joe Carollo
• Vice President, JLL
• Joe.Carollo@jll.com



Disclaimer
• The information contained in this document is proprietary to Jones Lang LaSalle and 

shall be used solely for the purposes of evaluating this proposal. All such 
documentation and information remains the property of Jones Lang LaSalle and 
shall be kept confidential. Reproduction of any part of this document is authorized 
only to the extent necessary for its evaluation. It is not to be shown to any third 
party without the prior written authorization of Jones Lang LaSalle. All information 
contained herein is from sources deemed reliable; however, no representation or 
warranty is made as to the accuracy thereof.
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