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My Computer And Me

Bor,ven H. "Buzz" McCoy, CRE

The profound impact of the com-
puter on our dailv lives is proba-
blv more pervasive than n'e knon'.
Th.rt little gate which is always ei-
ther open or closed, or an "0" or a

"1", has the potential of conrerting
our psvches into binarv instru-
ments. Everything becomes overlv
simplistic: either "go" or "no-5;o",
"ves" or "no". There is little room
for ambiguity or paradox.

Yet, we mav have oreresti-
mated the computer's impact on
societvt productivit\'r One of mv
friends, an economic historian,
writes of long rl,.aves of produc-
tivity from innovation, n,ith true
productivity €iains occurrin€! at
the end of the cvcle. He likens the
computer to the electric motot
saying that a quarter century after
its in\.€ntion, the electric motor
was utilized in the manufacturing
process to shed illumination orr
steam and water driven shaft and
pullev svstems of procluction. The
true harnessing of electrical porver
in the factorv svstenr clid not take
hold for 50-75 years.

Likeu,ise, tht' inrpact of the
computer on procluctivitv is a

Iong time coming. In the sen ice
sectot in fact, the computer mav
have become anti-productive. As
new hardware is developed with
35 percent annual improvements
in processing efficiency, new soft-
ware must be designed. By the
time someone has mastered the
current confi6;uration, it becomes
outmoded. The endless process of
change continues. There is hardly
a steady state when one can mas-
ter the equipment and its count-
less applications.

I hare no doubt that earlv on
in the millenniunr, we will arrive
at more standardized systems for
processing information, and the

true productil,ity gains, r.r'hich oc-
cur at the end of a long rl'ave pro-
ductivitv cycle, n,ill be achieved.
Control of the information base
will afford dominant power in a

business segment. Businesses
n'hich spend the capital and the
L,ffort to master this change cvcle
rvill he in control.

But why wait for the millen-
nium? Indeed, some businesses
.rlreadv are experiencing these
productivitv grins, e.8,., the .rir
transport reservations svstems.
Therefore, I share n,ith vou the
following story hoping that vou,
too, will be one of those dominant
po$€rs.

Ite Always Been Online
I had alwavs considered mvself to
be somewhat computer literato.
Mv initial exposure to the com-
puter began more than 35 l,ears
ago rvhen I sL-rrted mv banking
career at Morgan Stanlev There
were 16 of us in the corporate fi-
nance departme,nt. We spent most
of our time operating Friden!
electro-mecha niea I ealculators in
the machine room, running pre
sent ralue investmcnt calculations
for cril pipelincs and hvdro-electric
power schenrcs .rnd even En-
gla nd's then proposed Channel
Tr.rnnel. It would take, us days to
perform a simplt, 3O-year set of
pro forma income statenents, cash
tlou s and bal.rnce sheets. The .rir
u,as hea\'li r^,ithout air condition-
ing (and we smoked) and filled
with the clatter of a dozen ma-
chines chugging through endless
long division. Out of that ineffi-
cient and low, pav cacophonv
came future CEOs of Morgan
Stanley, First Boston, Smith Bar-
ncy, U.S. Trusl .rnd the chief in-
vestment officer of the State of
Nen, Jersey. lt also produced
enough complaints that soon -
even though u,e did not vet merit
private telephones - permission
\a'as granted to hire a consultant
and commence developing simple
programs (later termed propri-
etarv software) w'hich we would

run in the evenings at the IBM ser-
vice center in mid-town Manhat-
tan. Later when we were advising
on Singert acquisition of the
Friden business, all the pro forma
ratios nere calculated by the client
on its computer. I was summoned
up to the old Partners' Room,
handed the con.lputer printout
and told to check each computer
calculation on an electro-
mechanical Friden. So much for
productiYit\1

Those earlv vears of modeling
proiect finance on the computer
served Morgan Stanlev in good
stead. A decade late4 r.r,hen Iwas
responsible ttrr the real estate
unit, r1e did. in fact, have propri-
etarv softwarc on in-house main-
frames u,hich lve utilized to
calculate in\estment returns .rnd
model real estate assets and pro-
jects. In that re'gard, r.r,e always
thought we had an edge on our
competition. Over-spending on
computers and proprietarv soft-
rvare becanrt a strategic direction
for the firnr, .rnd it resulted ilr
ktt,ping the edge on such esotcric
items as geometrv trading and
multiple currencv clearing. The
multiple currencv clearing soft-
rlare provirled the firm u ith a sig-
nificant str.rttgic edge when the
seat became available on the To-
kyo stock exclrange.

Mv continuing exposure to
the computer in the earlv vears
came bv osmosis from mv then-
spouse rvho worked as a svstems
engineer for IBM. She was Fart of
that powerful customer support
system which IBM developecl and
ascended upon. I recall her storv
of the mail order customer who
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Also, several maior apartment owners are experi-
menthg with shared office facilities for tenant
usa8e.

Warehouse
Retailers are not the onlv ones gaining more control
over their flow of goods. Business inventories are
also more tightly managed with just-in-time and
other computerized inventorv control systems. This
allows firms to consolidate storage operations in
large complexes, generally near major metroPolitan
areas.

Hole/s
Video and audio conferencing is influencing the de-
mand for hotel space through a reduced nee'd for
face-to-face business meetinBS. Technohgy will
also alter clranratically the hotel stay itself with au-
tomated credit card check-in replacing the registra-
tion desk and hotel rooms designed as a livework
en'ironment rvith faxes, modems and tt'lecon-
ferencinS; equipment.

In summary, changes in the business environ-
ment and lifestyle shifts will influence where build-
ings are located, how space is configured and how
it is ou'ned and leased. In some cases, these forces
mav actuallv reduce the overall demand for build-
ing space. As more and more phvsical space loses
its unique qualities, real estate u,ill be viewed h-
creasingly by its users as a commodity, configured
for the greatest amount of operating flexibility, to be
bought or leased at the lowest possible cost.

Investors Are Viewing Real Estate Differently
Fundamental changes are occurring in the rl'av in-
vestors, particularlv pension funds, view real
estate.

Bnd Experience: Manv real estate investors are
still licking their wounds from losing as much as 30
percent of their portfolio value in the 1988-199,1 real
estate depression. As Forlri,,r' magazine put it, "thev
made millions by starting n'ith billions".r

Whether their experience was a result of naivet€
or market collapse, real estate investors are becom-
ing increasinglv sophisticattd and less acce'pting of
manv traditional reasons for investing in the asset
class. Consequentlv investors appear to better un-
derstand the risks of real estate investment and ex-
pect commensurate returns for assuming those
risks.

Distrusl: A distrust of the delivery system con-
tinues, particularlv the agencv problem in which
the allegiances of real estate investment profession-
als are unclear2 In this environment, investors
worry that financial incentives motivate their invest-
ment professionals to take actions that are not al-
ways in the investors'best interest. This distrust

underlies a determined search bv investors for al-
ternative approaches to real estate. Almost one-
third of pension fund investors have decided to exit
the asset class entirely.s Others are moving to secu-
ritize a portion or all of their real estate portfolios.

Move'Ib Securitization
Securitized real estate investment formats, partic-
ularlv real estate inr€stment trusts (REITs)+ con-
tinue to Bain favor with investors. REITs provide a

leve'l of liquidity and governance that has been
sorely lacking in the private real estate market. For
the real estate operatot REITs provide a tighter
cost-of-capital-driven rehicle with errhanced capital
market flexibility. Specific attractions include:

t Shift in Risk: Bir unbundling real estate invest-
ments through the use of shares, REITs permit
investors to diversifv at the portfolio rather than
the property level. If an investor is not happv
h,ith an inestme'nt, or believes that a propertv
cvcle or geographical market is passing its peak,
he or she can simplv sell his or her stock. This
shifts the risk of poor propertv investment deci-
sions to the real estate manager Perhaps this is
as it should be-the person or firm with the most
knowledge and skills carries the greatest burden
of the risk.

. Cnlrilnl Efficiencv:ln order to maintain their favor-
.lble tax status, REITs must pay out a high per-
centage of their annual cash flows each year,
requiring them to come to the capital markets
frequentlv Each time this takes place, the capital-
seeker is subject to intense scrutinv bv rating
agencies and stock analvsts. As a result of this
process, capital is more apt to be rationed to the
nrost efficient operators.

I Mtnngtmett lncettitte: The securitize.d real estate
format offers managers an opportunity to be re-
warded for sound firm-building as well as suc-
cessful real estate investments. As real estate
becomes increasinglv viewed as a commoditv a

ma jor u.ay for value to be added and manage-
ment excellence rewarded is throuth the pre-
mium paid by investors for enterprise value.
Since the compensation for most REIT managers
is tied to the value of the firms stock, the man-
ager directlv benefits from successful business
decisions.

r ,l,rt,estors Share in Enterytrise Value: lnvestors are
used to participating in enterprise value in their
stock portfolios. fb date, many investors have
had a hard time understandhg why the tradi-
tional real estate in\estment process permitted all
the enterprise value to go to investment advisors,
svndicators, developers and other sponsors of in-
vestment products. With securitized real estate
investing, a share of enterprise value goes to the
investors who backed the management team.
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Most of these changes would not have been
possible without the support of ner.r, technologv,
primarilv bar coding and on-line inventorv mea-
surement systems. This greater control over the
flow of goods allows retailers to fine tune produc-
tion runs and wholesale purchases throughout the
world for the lowest price consistent with design
and quality standards. Customers also benefit from
merchandise that is more closelv geared to their
shopping preferences.

From a real estate perspective, retailers now re-
quire less space for the storage of goods and can
commit more space to product merchandising. This
beneEts retailers at both ends of the size spectrum:
larger stores can carry a rvider \arietv of goods,
and smaller more specialized stores can be located
at closer intervals in the markets they serve. It also
allows retailers to seek customers in airports, office
buildings and other venues, reducing the impor-
tance of traditional retail locations.

Technology's big threat to retail properties, how-
e\€r, comes from its ability to facilitate shopping
through non-store channels. The rapid growth in
catalogue sales has clearly demonstrated that shop-
pers don't har,e to be in the store. While TV and
electronic on-line shopping have been slower in get-
ting off the ground, evolving technologies and new
venues should accelerate its acceptance.

The World Wide Web will offer direct access to
consumers for manufacturers, service companies
and even start-up companies h,ith little capital.
This potentially explosive link-up will alter the fun-
damental shopping experience, impactinli both tra-
ditional real estate shopping venues and existing
retail firms.

Office
The combination of global competition, thinner
margins and shorter product life cycles is forcing
businesses to re-examine how they organize work-
space. Demand for office space is changing ra,ith
respect to location, configuration, utilization and
the form of leasing arrangement.

a Location: Increasingly, the location of the office
workplace is shifting from America's downtowns
to its suburbs. This phenomenon is driven bv
cost savings, greater availabilitv of housing and a

desire for more flexible work environments.

Fortunately, not all downtowns are dying. Firms
that work effectively in a vertical environment
increasinglv are locating in 24-hour cities where a

u,ide range of housing, shopping, entertainment
and cultural facilities are convenientlv available.
This demand has led kr the downtown revitaliza-
tion of New York, Chicago, San Francisco, Bos-
ton, Seattle, Portland and other cities.

t SWce Config.uralion: With shorter product life cy-
cles, greater use of technology and the need to
concurrentlv apply a variety of worker skills,
bushesses increasingly are organizing their work
effort and utilizing project rather than work-flow
configurations. This shift requires physical space
that is flexible to configure and has the ability to
be reconfigured frequentlv This generally means
lor.r'rise buildings with an absence of structural
columns and r^'ith the necessarv infrastructure
(e.9., powet telecommunications, etc.) located in
a readily accessible and easily reconfigured
location.

. Slnce Utilizntior: Lower operating mar6;ins are
forcing manv firms to utilize space more effi-
ciently. lnitially, companies were seeking higher
employee densities but this has often been coun-
terproductive. More recently, firms have been ex-
perimentint 11,ith greater time utilization of
space; that is, different emplolees use the same
space n,ithin a specified period of time. This ap-
proach, often called hoteling, particularly affects
professional firms such as accountants, architects
and engineers, u,ho often spend a gre,at deal of
time u'orking in the client'-s office or at a project
site.

r Clm,rgix.q Business Ternts: Office tenants increas-
ingly are challenging the traditional real estate
concept of long-term leases at fixed rates. Manv
firms are building their orvn campus complexes
so they can reconfigure space as needed. Others
are obtaining more flexible' leasing arrangements
with shorter lease terms, the ability to change the
work environment and provisions for short notice
termination. In manv ways, the use of office
space can be expected to become more like that
of hotels-pav for the space. you need, u.hen you
need it!

Although not as threatened as retail uses, office
space also may be impacted bv the World Wide
Web. Consider the example of corporations offering
stock purchases directlv to potential shareholders.
This bypasses the brokerage community's popular
on-line computer trading systems which just last
year were state-of-the-art. The possibilities for rapid
change are enormousl

Housirtg
A major catalyst of change in the work place is the
exploding use of communication technology which
enables work to be performed in virtually anv loca-
tion. While the number of Americans working full
time at home is not yet significant, those rl ho work
a portion of their time at home is growing. Today,
the extra bedroom or den in many new homes is
often designed and promoted as a home office.

wanted to computerize accounts
receivable for the first time. The
elderly lady who r,las in charge
kept the records handwritten on
yellow ledger paper locked in her
desk drawer. My wife dropped by
several afternoons a week to visit
with her and drink tea (with a

Iemon drop added). After several
u'eeks the lady finally trusted mv
wife enough to unlock her drawer
and give her the records, another
breakthrough for innovation. A
great benefit from the IBM e\peri-
ence was that our three children
became facile on the computer
while they were in primary
school. Two daughters ended up
on Ph.D. tracks, and one is a pro-
fessor of physical chemistry at
Ohio State.

Throughout my 27- plus years
at Morgan Stanley, I was beau-
tifullv supported by an efficient
administrative staff, including an
increasingl,v ponerful computer
group. And finally, at the end, I

had a terminal on my desk which
I used continually for data
retrieval-stock quotes and news
stories online. I recall talking on
the telephone rvith the CEO
of a communications companv
and reading him a broad tape
announcement regarding his busi-
ness, u,hich he didn't know was
out.

On My Own
lt was in 1990, when I retireci from
Morgan Stanley and became an
independent real estate and busi-
ness counselor, that I realized hovy
extremelv dependent I r^,,as on
having clerical support service.
The terminal on my desk was not
indicative of computer literacy. I
had never become facile on the
computer bevond retrieval usage.

After considerable delibera-
tion, I opted for a single office in a
high tech executive services build-
ing which provided mail process-
ing, telephone answering ltith
voice mail and word processing
with desktop publishing services.
The cost for all this, including the
office space and parking, was less

than engaging a good full time ex-
ecutive assistant. I had rapidly
downsized to an office staff of
onlv one, me: and I was goinS to
be totally dependent upon others,
whom I did not know for impor-
tant functions of my business ex-
istence. Onlv thev had the needed
technological knon,ledge and
skill. lt w,as a rather vulnerable
position. I could almost see the
buzzards circling.

I had mastered voice mail. In
fact, I lived by it, r,r,ished I had
thought of it first, and actually
was disdainfuI of messages r.r,hich
only asked for a call back without
including the reason for the call.
My tvping skills r.r,ere excellent. I
still used mv old electric RoFl at
home for certain tasks. (l have
come to regard typing, along with
public speaking, as one of the
high school courses which best
prepared me for life.) I could al-
ways call on that skill if the word
processing function at the office
became tedious or inconsistent.
Typing skills would serve me well
if I ever decided I had to get on
the computer mvself; but, this
rlas not the time in mv life to wel-
come another maior proiect. In
addition to starting .r new busi-
ness, I was committed to a chal-
lenging arrav of volunteering,
teaching and professional tasks.
Besides, I could afford to hire as
much computer support as I
needed. I would make it work.

Happy Birthday Baby!
In the first part of 1994 mv u'ife
*'ent h'ith me to an Urban Land
lnstitute meeting in Scottsdale
where we attended a lecture bv
Dr. Jennifer James, a behavioral
psvchologist from San .lose State,
on th(, importance trf staving in
touch \^ ith the rapidlv changing
technological world. The audience
appeared to be mostlv 50-ish. Dr
James said we probablv u'ould live
another quarter centur\t and if we
did not hare the \a'ill to master the
computer, we u'ould be left hope-
lesslv behind, missing out on a
rich and most exciting phase of

our professional life. Six months
later on the mornhg of my 57th
birthda,v, mv wife gare me a beau-
tifully wrapped box of computer
disks and informed me about the
day and hour the remainder of the
gift would be delivered. She had
retained a consultant to design
the package r.r,hich included the
newest, fastest CPU, fax, laser
printer, CD player, software and,
most propitious, nine hours of
one-on-one instruction from a

computer coach whose office rvas
just down the hall from mine. The
buzzards had landed. Technolog,v
had caught up with me. I was be-
ing forced to master the computer
For one who had successfullv
avoided such intimacv, it uas not a
happy birthda.,r

Being naturally compulsive
and having a relatively light sum-
mer schedule, I inhaled deeplv
and set about mastering mv new
gift. I bought a dozen manuals on
Windows 3.1, Word, Excel, Power
Point, the lnternet, Compuserve,
etc. I sadlv and quickly came to
the conclusion that for me the best
manuals were Windous, Exre/ and
Intcntet for Dun,ni*. I scheduled
mv private instruction for three
hours at a clip, two weeks apart,
so during the in-between time, I
could master what I had learned.

My instructor, Fleichelle,
started at the beginning, granting
me no credit for my independent
studv Even then, all did not go
smoothlv Mv sense of exploration
and adventure Bot me in big time
trouble. I attempted to master
mouse-clicking and file master si-
multaneously and blew out all the
installed softnare by clicking and
dragging much of it into the
netherworld of computerland.
This cost me an additional :ix
hours of re-installation time. I had
vowed that I would never allow
the PC to turn me into a tvpist.
Mv speeches and articles nould
continue to go doh,n the hall for
desktop publishing. Despite this
vow I attempted to compose an
article. After several afternoons of
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fruitle.sslv chasing consummatc
prose around and about the page
and then losing it in the hinter-
lands of computerdom, I went
home, poured a glass of Jack Dan-
iels, and glared at mv spouse. She
is a fine u'oman, but she certainlv
misrr,rd me on this one. Irtori-
dered n,hat kind of return policv
she had negotiatecl.

But, Fleichelle did not gire r.rp

so e.rsilv, and Iam extremelv
grateful. Graduallv, I began to ex-
perience some victories. The file I
had saved the day before was still
there the next morning. The
n'ords on the screerr settled dortrr.
I utrs beginning to have some fun.
lndeed, occasionally I was being
chastised for making furtive click-
ing sounds on mv computer kevs
rvhile talking on the telephone. I

graduated mv nine-hour course
with honors and reluctantlv bid
mv instructor fareu,ell feeling
comforted that she was available
to me bv phone if I had anv
problems.

Bv the end of summer, I

signed up for Compuserve. In the
beginning, I tried tlut some of the
ftrrunrs; simple ones like the topic
of re.ligion. When I broadcast mv
clesire to communicate rvith some -

one on the great German theo-
logian, Dietrich Bonhoeffer, I

learned it was not alu,avs so easv
to tnlk in forums. Someone obvi-
ouslv did not u'ant to discuss Bon-
hoeifr.r u,hen Idid, and I u,as
"flamed" off the religion forum.
Non' I depend on Compuserve for
new,s, u,eather, E-mail and stock
quote upclates throughout the day

A bit later I attc.mpted to get
on the Internet. As recently as th,o
years a!io, this was still an adven-
ture. Neither Compuserve nor
AOL had lnternet access. I had to
go throu8h a local supplier u'here
access was controlled bv a heavilv
accented gentleman who ap-
peared to be completely self-
assured and thoroughlv anti-
businc'ss. After he had canceled
mv account several times, I u'as

overjoled to see Compusen,e had
developed direct Internet access.
Now I can easily access such orga-
nizations as Morgan Stanley, Har-
vard Business School, The Wall
Street Journal, the SEC filings, the
Urban Land Institute and The
Counselors oi Real Estate. Everv-
day nen n.lnles Are being aclcled
to this list.

Non, trr,o vears latr,t I com-
pose all mv speeches, reports and
articles, as u'ell as lists, messages,
travel schedules, and the like, on
mv computer. I can preparr. slides
on Porver Point, compose a docu-
ment on Word and then Win Fax it
anvu'here in the u,orld. I get spe-
cial satisfactiorr Win Farirrg ntv ci-
gar man in Hong Kong. I am truly
operating in the 24-hour global
marketplace.

E-maii is ..rn absolute elc.light.
People u'ho before r,',ould never
ra,rite, fax me, nor seldonr call, re-
spond to an E-mail u'ithin the
hour. Mv address book is growing
bv leaps and bounds. Sons and
claughters of friends have found
me lurking in forums and
E-maileci thcir surprise and con-
gratulations. I E-mail mv daughter
at Ohio StatL- almost everv d..rv I
can honestlv sav E-nrail has
brought us even closer togcther
When our pastor traveled to a

ch u rch -s ptrrrsored hospital in
Malawi, r+,e E-mailed through his
lap-top from each location that
had a phone line.

My favorite CD-ROM is
"Montv l>ython." I enlov "Bible
Soft," n'hich gives me a bible liter-
acv I hardlv deserve. After .r trv-
ing duy of dealing ifith
crustaceous secretaries and float-
ing margins, it's a joy to turn to
computer solitaire. Nothing is so
fulfilling as the animated cards ar-
ching ovt'r the screen rvhcn I rtin
the game. One of mv manuals ac-
tuallv has instructions for cheating
at computer solitaire.

I only allow myself to com-
mence mv bron,se of the lnternet
around 4:30 pm when I am in mv

office. lt turns out that I am a

Bookmark junkie. I have a couple
of 100 exotic and fascinating sites
logged into my Bookmark. I have
'r,isite'd them only briefly, to date,
but thev are all there for n'hen I
have the time. It is compelling to
have at one's fingertips the latest
Stanford women's basketball
scores, the program for next year's
Nevu' Orleans lazz Festiral, the
Los Angeles freeu'av speed table,
a praver for the dav and Tirne mag-
azine'. It is exciting to see the cur-
rent state of flux in all this and to
imagine hou, it will all evoh,e, es-
peciallv n ith bona fide credit card
secu ritv on the net.

Conclusion
So n,hy do I tell this storv? For
me, it is mv celL'bration that after
35 vears, I am iinallv "online." I
am constantlv amazed that the
computL'r is such an incredibly
1'ro*,er[ul tool. [t has made me
vastlv more efficient in some
taski, but I.rm .rlso totallv non-
productire nhen I take a spin on
the Internet. The stretch of learn-
ing I've experienced has been per-
sonally rewarding. I am proud to
be amor.rg the 2 percent of thosc
agc 50 or above who operate on
"the Net." Mv self esteem, having
suffered innumerable lon's, has
regaint'd its hopeful equilibrium.

For us profession.rls in the real
estatc industrv, I am more con-
virrecd than ever rrt. nill see in-
credible productivitv gains from
all this over the next 10-15 vears.
Massive databases of rentals,
costs, comparables and the like
n'ill be developed. As usual, the
firms which make the, investment
and master the productivity cycle
w,ill control the business.

As for all of us aging sole pro-
pri!,tors, h,ith a quarter centurv to
Bo, I can onlv echo the good ad-
vice u,hich I received. Jennifer
James says we can no longer lever-
age off others. Now is the time for
us to master the computer. If we
continue to procrastinate, we \a'ill
be left hopelesslv far behind.

THE
CHANGING
REAL ESTAIE
ENVIRONMENT

by Johrr McMahan, CRE

Stay Alive 'Til '95

fl emember when this uas the industrv's uatch-

l{ *nrl't during the depths of the Creat Real Es-
lL tate Depression in the earlv 1990s?

Fortunatelv a number of real estate firms nere able
to stav alive and, bv 7997, are able to sav the good
times are back. Or are thev?

The return of strong real estate marke.ts does
not necessarilv mean that real estate organizations
are prepared to deal with the challenges of the 21st

centurr'. Certainlv u'e knou' the 1980's model
doesn't even nork in the alreadv different r.nviron-
ment of the 1990s. Today real estate is an integral
part of a broader national and international econ-
omy where the pace of change is accelerating dra-
maticallv Ofte,n technologv driven, thc.se changes
can have a profound efft'ct on the demand for real
estate, inl'estor expectations and capital availabilitv
Real estate is also increasingly fungible, allowing
investors to move capital back and forth between
real estate and other asset classes.

Tomorrou"s real estate managers u ill participate
in a fast-moving business revolution and an increas-
ingly compler competitivL' environment. Alreadv,
changes su'eeping other sectors of thc. cconomy are
influencing the demand for tenant space, the flou,
of real estate capital and tht, shape and character of
the plaving field for real estate organizations.

fbnants Are Changing How They Use Space
The changing business environment, thc accelerat-
ing use of technology anci long-term shifts in life-
stvle preferences probablv threaten real estate more
than anv other industrv These trencis affect vir-
tuallv ali lrropertv tvpes in most markets.

Retail
The trend toward house.holds with tw,o or more
incomes has increased the' premium individuals
place on the importance of time in making day-to-
dav personal shopping and household decisions.
Developers have responded bv creating por!'er cen-
ters and big box warehouse stores rt'hich make
shopping access easier. I{etailers have shifted to
more convenient hours and greater in\€ntorv selec-
tion as w,ell as aggressive pricing and a no-hassle
return polior

lohn McMahdfl, CRE, is ,,rolrd,gflr! pr tiyl of Tlu, McMahatr
Cft1rp. a nM nS tlett cousnllirs firnt spcaia/i:lr,q i,, r."/ 15-
Latc sen'i.rs itludilg sttutL,Xic llr,lntttg, nrctgtrs dtnl d.quisi-
lroxs, Lrrcaxrrrlidndl strutlutt. lisk trundlt,nll,r ntul wkctl
lr.xirl., rrvrr.l. Pra,iouslv ltt iLws fowr,Tcr aui CEO of
Mtllon/MtMahan Real E.lah .{li'isors. For li years,
MtMah larghl Management of the Real Estate Enter-
prise /rt fr,1 Sta fod Craduatu Sdool of Brrsirrrss arl car-
re,lliv is h?./ri,r.g Institutional lleal Estate ln\estment al lla
Haas Sc/rarl ({ Blsi,ffis al lhtr U,tit'crsitlt ol Calilornia al
Berkelq. This arlicle is lah\ fron lfu recenllv rrtllisl4d "Real
Est ate E,th'rlt ise 2Un.

Copuri|ht 1997, Iohtl MrMnhM, CRE

Undt'rlving the investor restiveness and industrv
metamorphosis are unmistakable changes in the r{a\'

J,eople rvant to live and i,r'ork-with siSnificant, but
still uncharted, consequcnccs ior real estate.

-E,,,r'/Si,,B Trends i,t Rtlrl Eslal.
1997 Equitabie Real Estate

In\estment Managemt,nt, lnc.
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