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Hampton Blvd - 25 years ago…



University Expansion and Growth



Ted Constant Convocation Center Today

By Cmett003, CC BY-SA 4.0, https://commons.wikimedia.org/w/index.php?curid=73999416
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Sources: Bureau of Economic Analysis and Dragas Center for Economic Analysis and Policy. Data on GDP incorporates latest BEA revisions in December 2019. *Data for 2018  are the 
advance estimates and for 2019 data represent our estimate. CAGR GDP growth in horizontal bars.
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+80K SF
FROM 2018

Net Absorption

-300 BPS
FROM 2018

Vacancy Rate

2019
was a good year 
for office in the

757



Top Five New Office Leases of 2019
Tenant Property Date Square Footage

Huntington Ingalls 
Industries

Net Center
5200 W Mercury Blvd., Hampton Q3-Q4 189,049

(22,006 + 167,043)

Life Protect 24/7 Commander Corporate Center
6160 Commander Pkwy., Norfolk Q2 65,494

Peninsula 
Metropolitan YMCA

Care Plex West
4001 Coliseum Drive, Hampton Q1 35,884

Gather Virginia 
Beach

Town Center of Virginia Beach
249 Central Park Avenue, Virginia Beach Q4 28,541

Burns & 
McDonnell

Liberty Three
1317 Executive Blvd., Chesapeake Q3 25,625



Huntington Ingalls Industries at NetCenter 
189,049 SF in two transactions – Q3 & Q4



Life Protect 24/7
at Commander 

Corporate Center

65,494 SF – Q2



Gather at 249 Central Park Avenue
28,541 SF – Q4



Burns &
McDonnell

at Liberty Three

35,884 SF – Q1



Top Five Office Sales Transactions of 2019

Property Square
Footage

Sale
Date

Sale
Price

Price
Per SF

Buyer 
Type

Acme Equities portfolio
Chesapeake, Hampton, Virginia Beach 1,322,000 Q1 $183,000,000 $137.89 Investor

116 Lake View Parkway
Suffolk 406,737 Q2 $79,200,000 $194.72 Investor 

Interstate Corporate Center
14 office buildings, Norfolk 342,508 Q4 $43,000,000 $126.00 Investor

Twin Oaks I & II
5700 & 5800 Lake Wright Drive, Norfolk 171,564 Q1 $24,900,000 $145.14 Investor

240 Corporate Boulevard
Norfolk 87,497 Q3 $12,970,000 $148.23 Owner-oc

cupier



Owner-occupant
$8.5 million investment

$43 million investment in 
Interstate Corporate Center Investing in 

government-leased 
assets

Owner-occupant
$12.9 million
investment

Owner-occupant
$4.0 million 
investment

$24.9 million investment 
in Twin Oaks I and II

$183 million investment in 
former Lingerfelt portfolio

$19.7 million investment 
in Town Point Center

New Investors



Acme Equities 
22-building 

portfolio
Chesapeake 

Hampton
Virginia Beach

1,322,000 SF
$183,000,000

$137.89 per SF
Investor – Q1



U.S. Joint Staff 
Command

116 Lake View 
Parkway, Suffolk

406,737 SF
$79,200,000

$194.72 per SF
Investor – Q2



Interstate 
Corporate Center 

(14 buildings)
Norfolk

342,508 SF
$43,000,000

$126.00 per SF
Investor – Q4



Twin Oaks I & II
5700 & 5800 Lake 

Wright Drive, 
Norfolk

171,564 SF
$24,900,000

$145.14 per SF
Investor – Q1





Additional
Owner-

Occupiers

BayPort FCU
2 BayPort WayInMotion Hosting

555 S Independence Blvd

Hampton Roads 
Connector Partners
240 Corporate Blvd.

OVM Financial
5040 Corporate Woods Dr.

Novel Coworking
223 E. City Hall Ave.



Coworking
∙ 400,000+ SF of 

executive office and 
coworking space 

∙ Occupancy is strong

∙ An important element 
of a healthy market



Walkable, 
amenity-rich 

environments

∙ Thriving from downtown 
to town centers

∙ Attracts everyone from 
Millennials to Boomers

∙ Live, work, shop and 
play in one high-style 
place



New construction
∙ Ferguson Enterprises, $83 

million Newport News 
Headquarters with 260,000 SF

∙ 555 Belaire Ave, Summit Pointe
150,000 SF under construction

∙ Sabre Office Park, Virginia Beach
75,000 SF, under consideration

∙ Tech Center II, Newport News
80,000 SF, land is being cleared

∙ Town Center of Virginia Beach
200,000 SF, seeking anchor

∙ YNot Italian HQ, Virginia Beach
45,000 SF, construction 
announced; anchoring Virginia 
Beach biosciences park



Disaster Recovery



Most Transformational 
Project Of The 
Past 25 Years

THE TOWN CENTER
OF VIRGINIA BEACH



∙ 800,000 SF of office space
∙ 256,000 SF of retail
∙ 935 residential units
∙ Over 400 hotel rooms
∙ Two performing arts venues

– Sandler Center for the 
Performing Arts: 1,308 seats

– Zeiders American Dream 
Theater: 300 seats

THE TOWN CENTER
OF VIRGINIA BEACH



∙ Vacancy: Holding steady around 7.5% with opening of 
555 Belaire Avenue

∙ Average Rents: Increasing 10% to $20.00/sf
∙ Concessions: Diminishing in all classes
∙ North Hampton Roads/Peninsula: Current 

tenant-favorable market moves to balanced market

2021 Forecast



Norfolk 
Southern 

Tower is no 
longer the 
elephant in 
the room

2021
Forecast







“2019 was one of the most exciting years in memory for the 
Industrial Market in Hampton Roads.  Every major driver 
of industrial demand produced a positive influence on the 
market.”

1. Port of Virginia growth
2. Supply chain warehouse demand
3. Cold storage
4. Offshore wind 
5. Increasing Military budgets
6. Record ship building and repair contracts
7. Funded and active road and infrastructure projects
8. Subsea cables
9. Development Sales

Stephen M. Katz

2020 Hampton Roads 

REAL ESTATE
market review & forecast





The Port of Virginia

How did we get 

here?



The man on the left is Malcolm McLean, a North Carolina trucking company owner                              
…inventor of the modern intermodal shipping container.

The modern intermodal shipping container began its first voyage on the converted 
WWII tanker the SS Ideal X in 1956. The ship was loaded with 58 containers and 
sailed from Newark to Houston.

















Shipbuilding

How did we get 

here?













The Local Market

How did we get 

here?







119 msf  

117 msf  

1.7% growth over five years



City % Growth

Chesapeake 11%

Hampton -.01%

Newport News 0.0%

Norfolk 0.9%



As you would expect, prices are rising…

Sold:  8/10/2000 $630,000 $30.96 per square foot

Sold:  2/16/2005 $735,000 $36.12 per square foot

Sold:  04/16/2017 $1,042,500 $51.23 per square foot

5898 Thurston Avenue
Virginia Beach, Virginia

20,350 square feet

2019 Median price per square foot:    $52.66 psf

2019 Average price per square foot:  $52.72 psf



Big Box

How did we get 

here?









Port Analysis

*Baltimore
*Port of Virginia
*Charleston
*Savannah

Considerations

*Employees
*Dray cost
*Infrastructure
*Competition

Cities considered

*Baltimore
*Hampton Roads
*Raleigh-Durham
*Charlotte

Three DC model wins…

Supply chain analysis points to the Port of Virginia
and Hampton Roads for a Regional

Distribution Center



2020

Where are we 

gong?



2020 Projections:

1.  Trump wins a second term



2020 Projections:

1.  Trump wins a second term
2. Virginia wins back-to-back National Titles



2020 Projections:

1.  Trump wins a second term
2. Virginia wins back-to-back National Titles
3. Amazon crushes the market with new DC’s



2020 Projections:

1.  Trump wins a second term
2. Virginia wins back-to-back National Titles
3. Amazon crushes the market with new DC’s
4. It will be a very good year for the industrial market



Thank you!







COVID-19





1995
� First Annual ODU Market Review & Forecast 
� World Wide Web becomes fully privatized (U.S. Government ends subsidy)

� Amazon becomes online bookseller with motto “get big fast”
� Sony introduces PlayStation to consumer delight
� Dow Jones closes above 5,000 for the first time
� Federal Reserve Interest Rate:  8.5%
� Taubman announces MacArthur Center development in Downtown 

Norfolk
� Gerald Divaris continues land acquisitions to create a new 

“Downtown Virginia Beach” 



TOWN CENTER
VIRGINIA BEACH, VIRGINIA

202019951995 2020



Virginia Beach Town Center



Virginia Beach Town Center





TYPE SQUARE
FEET

RATE
PER SF

VACANCY
RATE

AVAILABILITY 
RATE

Malls 8,896,530 $24.01 2.1% 4.1%

Power Centers 7,737,232 $20.06 5.9% 7.4%

Neighborhood Centers 35,323,100 $16.80 8.9% 12.0%

Strip Centers 6,821,222 $16.01 5.8% 7.5%

General Retail 44,707,768 $15.26 2.5% 5.1%

DELIVERIES NET ABSORPTION VACANCY RATE RENT GROWTH

124,888 SF 24,652 SF 5.1% 0.5%

KEY HAMPTON ROADS
MARKET STATISTICS & ACTIVITY





Wegmans
Virginia Beach, Virginia

IKEA
Norfolk, Virginia



Apex Entertainment
Virginia Beach, Virginia

Rosie’s Gaming Emporium
Hampton, Virginia



84,000 SF  Apex Entertainment, Virginia Beach

 41,262 SF   Surge Adventure Park, Virginia Beach

 39,000 SF  Rosie’s Gaming Emporium, Hampton

 30,098 SF  Gordmans, Norfolk

 27,000 SF  SK8 House Family Entertainment Center, Virginia Beach

TOP 5 RETAIL LEASES



Red Mill Commons / Red Mill Walk
Virginia Beach, Virginia

Landstown Commons
Virginia Beach, Virginia



TOP 5 RETAIL SALES
 $87,000,000  Landstown Commons, Virginia Beach 

$79,815,000  Red Mill Commons and Red Mill Walk, Virginia Beach
 
$30,275,000  Lightfoot Marketplace, Williamsburg
 
$29,507,000  Hilltop Marketplace, Virginia Beach
 
$29,250,000  Fairfield Shopping Center, Virginia Beach  



Rooms To Go
Virginia Beach, VirginiaSummit Pointe

Chesapeake, Virginia
Midtown Row

Williamsburg, Virginia



TOP 5 RETAIL DEVELOPMENTS
55,906 SF  Midtown Row, Williamsburg

44,685 SF  Rooms To Go, Virginia Beach

40,000 SF  Summit Pointe, Chesapeake

36,820 SF  Harbourview Shops, Suffolk

29,004 SF  Lidl, Virginia Beach



GROCERY WARS II

Save A Lot

Earth Fare

???

???
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Save A Lot

Earth Fare

???



RETAIL CLOSURES
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RETAIL OPENINGS & COMING SOON

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=2ahUKEwiojNWspNfgAhVjneAKHUA5BB4QjRx6BAgBEAU&url=https://en.wikipedia.org/wiki/Rooms_To_Go&psig=AOvVaw2dN_x7h-4bUqojqP5oUBW8&ust=1551197824412673
https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=2ahUKEwiApNHAw9zgAhVDNd8KHVnKCAYQjRx6BAgBEAU&url=https://corporate.aldi.us/en/newsroom/multimedia-library/aldi-logo/&psig=AOvVaw2hLoXDGhKtQg02lMOak5cs&ust=1551377983194759
https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=2ahUKEwimz-LJw9zgAhVnZN8KHceDCJgQjRx6BAgBEAU&url=https://commons.wikimedia.org/wiki/File:Lidl-Logo.svg&psig=AOvVaw2HzOIa3w7HVvyaz8Dn6Yzh&ust=1551378005654817
https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0ahUKEwjyzZWR59_ZAhVvzlkKHRe9C9cQjRwIBg&url=https://illuminatisymbols.info/starbucks-logo/&psig=AOvVaw15BBiVZVN_47zjJyR1IR05&ust=1520704304560132
https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=2ahUKEwikv_vRycbZAhXrSt8KHVqmDrAQjRx6BAgAEAY&url=https://commons.wikimedia.org/wiki/File:Ikea_logo.svg&psig=AOvVaw0he7LeK2qb6EmC3j7KKaVf&ust=1519837391424639
https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=2ahUKEwjv94bQitrgAhUh2oMKHWzoBYQQjRx6BAgBEAU&url=https://www.hillside.com/wegmans-logo-3/&psig=AOvVaw0laiBtwQ6oLQWS21tG7RFB&ust=1551293973474580
https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=2ahUKEwj2mfP9wtzgAhXim-AKHfxECXAQjRx6BAgBEAU&url=https://seeklogovector.com/harris-teeter-logo-vector-svg/&psig=AOvVaw3YI4CfSz_nv6DGCyhlhcJG&ust=1551377844026213
https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=2ahUKEwiikf7To9fgAhXHSt8KHdA7BqcQjRx6BAgBEAU&url=https://www.greensboro.com/business/duck-donuts-searching-for-winston-salem-location/article_cc3db9c5-8004-528b-9ef6-de1b4a71741c.html&psig=AOvVaw2BV2LHu4kLYA5tOUHzwbXw&ust=1551197634859862




ZARP’S TOP TEN PREDICTIONS

  #1    Ten of you in this room will sign a deal with me before year end
  #2    Department stores will become partnership centers
  #3    Second hand merchandise will spread well beyond thrift stores
  #4    BOPIS will gain in popularity due to quick factor (at home delivery for added $)

  #5    Strong brands will open “wow” pop-up centers to pique consumer interest
  #6    New retailers will emerge to greatly disrupt current competition
  #7    Online brands will continue search for brick and mortar locations
  #8    5G technologies will enable retailers to drive sales volume
  #9    Omnichannel retailers will be the clear winners moving forward
#10    Physical retail stores will continue to dominate overall retail sales





CoStar, Sandy Dwyer, Marie and Mary Zarpas
AND ALL OF YOU FOR COMING TODAY!







Breaking Records!



Multifamily Vacancy – Hampton Roads and Peer Cities

Source: CoStar Group



Source: CoStar Group

Base Case Forecast: Supply, Demand and Vacancy



Source: CoStar Group

Southside - Rent Levels and Growth



Source: CoStar Group

Peninsula - Rent Levels and Growth



Source: CoStar Group/Apartments.com

12-Month Search Data by Bedroom



Renter Search Behavior on Apartments.com

Source: CoStar Group/Apartments.com



Source: CoStar Group

Apartment Inventory: Units Built by Decade



Circa 1995



Source: CoStar Group

Unemployment Rate: Norfolk vs. US



Source: CoStar Group

Hampton Roads: Job Growth By Sector



Transaction Volume:



Source: CoStar Group

Recent Significant Sales - Southside

EAST BEACH MARINA APARTMENTS 

Norfolk, VA

Year Built: 2015

Units: 137

Sale Price: $35,000,000

CAP Rate: 4.80%



Source: CoStar Group

Recent Significant Sales - Southside

Year Built: 2017

Units: 156

Sale Price: $29,000,000

CAP Rate: 6.00%

AURA DOWNTOWN / EDGE 450

Norfolk, VA



Source: CoStar Group

Recent Significant Sales - Southside

Year Built: 2006

Units: 229

Sale Price: $49,000,000

CAP Rate: 5.00%

SALTMEADOW BAY APARTMENTS

Virginia Beach, VA



Source: CoStar Group

Recent Significant Sales - Peninsula

Year Built: 2018

Units: 209

Sale Price: $43,000,000

CAP Rate: 5.50%

ALTA CITIZEN APARTMENTS

Newport News, VA



Source: CoStar Group

New Construction

Units: 301

Scheduled Completion: 
Summer 2020

Developer: Craig Davis Properties

LUMEN APARTMENTS

Hampton, VA



Source: CoStar Group

New Construction

Units: 289

Scheduled Completion: Spring 2020

Developer: Bonaventure Realty Group

AURA AT ARBORDALE

Williamsburg, VA



Source: CoStar Group

New Construction

Units: 244

Scheduled Completion: 2020

Developer: Franklin Johnston Group

& Virginia Wesleyan

COASTAL 61

Virginia Beach, VA



Source: CoStar Group

New Construction

Units: 285

Scheduled Completion:
Spring 2020

Developer: BECO

BRIDGEPORT APARTMENTS

Suffolk, VA



Source: CoStar Group

New Construction

Units: 200

Scheduled Completion: 
Summer 2020

Developer: Gail Higgs & Brad Waitzer

THE PEARL AT MARINA SHORES

Virginia Beach, VA



Source: CoStar Group

New Construction

Units: 133

Scheduled Completion: 
Summer 2020

Developer: Summit Pointe Realty

HELIX APARTMENTS

Chesapeake, VA



Source: CoStar Group

New Construction

Units: 285

Scheduled Completion:
April 2020

Developer: Armada Hoffler

27 Atlantic

Virginia Beach, VA



Source: Armada Hoffler

New Construction

Units: 285

Scheduled Completion:
April 2020

Developer: Armada Hoffler

27 Atlantic

Virginia Beach, VA



Source: CoStar Group

New Construction

Units: 285

Scheduled Completion:
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Developer: Armada Hoffler

27 Atlantic

Virginia Beach, VA



Construction Interest Rates

Source: AGM Financial

3.48%

4.51%

3.06%

1.50%



Construction Costs:



Proposed Developments – Southside & Peninsula

Source: Colliers International & HREDA

3,426 TOTAL UNITS 
PROPOSED

SUFFOLK
504 UNITS

CHESAPEAKE
200 UNITS

VIRGINIA BEACH
950 UNITS

NORFOLK
749 UNITS

Williamsburg

York County

WILLIAMSBURG
223 UNITS

YORK COUNTY
204 UNITS

POQUOSON
176 UNITS

HAMPTON
260 UNITS

NEWPORT NEWS
176 UNITS



Before & After:



Records Are Made To Be Broken



THANKS!

to all those who made this 

report possible







2005
29,129 Closings

$230,475 Median Sales Price
$59,100 Median Family Income

5.91%

2019
29,485 Closings

$245,000 Median Sales Price
$79,300 Median Family Income

3.56%

2010
16,500 Closings

$198,000 Median Sales Price
42% of all houses on market in 

foreclosure



 2015    2016      2017     2018    2019

            4.79%   5.8%     .04%     5.9%     3.6%

              $221      $234        $235     $249      $258K
 

20.04%

Median Home Values Hampton Roads 



The New Paradigm 

2015 
Income $59,000
Int. Rate 5.53%
Could Afford $236,000
Mo. Payment $1344
Average SP $231,000

2019
Income $79,000
Int. Rate 3.63%
Could Afford $316,000
Mo. Payment $1442
ONLY BOUGHT $258,000

Payment $1177.34



Change in Builder Landscape

TOP 3
Ryan Homes
Dragas
Chesapeake Homes35%

Infill 
Builders

30%

200+ Builders 35%



Change in Product

Traditional Home
McMansion 
3,000 sq. ft.

Craftsman
Smaller
2,400 sq.ft.



Transformational Project
East Beach, Norfolk, VA



East Beach Wiki
• Designed in 1994 by Duany Plater-Zyberk for the Norfolk Redevelopment and Housing 

Authority

• The project started in 2001. It was originally conceived with a clubhouse, pool, pocket 
parks and about 700 residences (Single-Family Detached, Towns, Multi-Story Flats and 
apartments)

• The first closing occurred in May, 2004. The home was built by Mid Atlantic Development 
and sold for $550,000. Many of the area’s most notable builders have been involved in East 
Beach

• New Home prices have ranged from $285,000 - $2,850,000

• The community has generated over $248,500,000 in just residential new construction 
sales

• As importantly, it led to the revitalization of the entire Ocean View area



Biggest Problem Ahead



The Forecast

• Increase Defense Spending
• Continued Bio-Medical Increases
• Increase in Jobs
• Increase in Buyer Demographics




