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Post-COVID Valuations and Appraisals:
What Effects Did the COVID Economy Have on 

Business and Real Estate Value?
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2022 SOUTHWEST BANKRUPTCY CONFERENCE

• Cash Flow is still important to valuation and 
operations

• What factors impacted Cash Flow
• Valuation Methods are evolving
• Valuation and Discounted Cash Flow considerations
• Short-term v. Long-term considerations
• Factors in Discounted Cash Flow
• Impact on Sales and Prices
• Take-away points

WHAT WILL WE BE COVERING?
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THE IMPORTANCE OF CASH FLOW

How did companies react to COVID?

▪ Disney: 
o Cost saving measures (furloughed 100,000 employees and cut executive pay 50%)
o Experienced blockbuster growth in direct-to-consumer business (Hulu/ESPN/Disney+)

▪ Carnival: 
o Combatted net loss of $10.2 billion by selling fixed assets (ships), offering new equity, 

and acquiring new debt
o Raised $19 billion in debt and equity, concluded 2020 with $9.5 billion in cash with 

virtually no ordinary business revenue
▪ Amazon:

o Implemented new policy to counter supply constraints and maintain sales (e.g., 
Amazon announced order mid-March 2020 that its warehouses would only accept 
household staples, medical supplies, and “other high-demand products”)

o Bolstered targeted advertising (e.g., Amazon’s revenues from advertising in the first 
quarter of 2020 were up 43.8% from the previous year) 6

THE IMPORTANCE OF CASH FLOW

Why is cash flow important to 
business operations?

“CASH IS KING!”

▪ Liquidity
▪ Meet Demands Of Capital 

Structure (e.g., Debt Service)
▪ Risk Management
▪ Expansion/Growth
▪ Provide Returns to Investors

Why is cash flow important to 
business valuations?

Two valuation methodologies are 
commonly used:

▪ Income Approach
o Projected cash flows 

determine value

▪ Market Approach
o Historical cash flows 

determine value

5
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What Impacted Cash Flow During COVID?

• Positive Effects:
• PPP Loans 
• Expansion Of Digital Marketplaces
• Winners: UberEats, Netflix, Amazon, Zoom, Apple, Tesla

• Netflix subscriptions increased 16 million during the first quarter of 2020
• Negative Effects:

• Supply Chain Delays
• Inflationary Pressures 
• Supply, Demand, & Labor Shortages
• Losers: MGM Resorts, Norwegian Cruise Line, Darden Restaurants, United Airlines 

Holdings

8

What Impacted Cash Flow During COVID?

A 
Mysterious 
New Illness 

Arrives

The Virus 
Spreads, Cases 
Multiply, & 
The World 
Shuts Down

3/20/2020

5/15/2020

Essential 
Businesses Begin 
Reopening & 
COVID Restrictions 
Slowly Ease

The FDA 
Approves First 
COVID Vaccine –
DOW & S&P 500 
Return To Pre-
Pandemic Levels

12/15/2021

3/1/2021

Delta Variant 
Emerges, Leaves 
Fate Of Global 
Recovery 
Unclear

Third-Round Of 
Stimulus Checks 
Are Sent To 
Qualifying 
Citizens

5/20/2021

4/19/2022

Airlines Eliminate Mask 
Requirements, New York 
City Lifts Vaccine 
Mandate For Bars, 
Restaurants, And 
Entertainment Venues 

Cruise Lines 
Remove Vaccination 
Requirements For 
Most Voyages Less 
Than 16 Days. 

8/14/2022
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1. The pandemic is now (mostly) in the rear-view 
mirror

2. That said, the changes in society and markets 
related to the pandemic are continuing

Valuation Methodologies in the Still Evolving “New Normal”

10

Case Study  – Founder Run Business

Company 
A

Now
What?

PPP Money
Runs Out

Company 
Doesn’t 
Change

PPP Loans
Arrive

Company A decided to expand manufacturing 
operations although the Company was already 
facing struggles managing overhead   

Loans allowed the Company to meet 
payroll, rent, and other short-term 
liabilities, superficially supporting 
the business 

Struggling core competencies continued 
to be ignored, opportunities to 
restructure and shutdown unprofitable 
operations were neglected

Once PPP forgiveness 
money was depleted, the 
Company found itself in the 
same position as before, 
only with worse balance 
sheet issues

9
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1. We apply the three traditional valuations methods 
(income approach, market approach, and cost 
approach) as we always have

2. With market approach valuation methods, the 
factors previously discussed are factored into 
market multiples to some extent

Valuation and DCF Considerations in the “New Normal”

12

3. Other factors not related to the pandemic are 
having a significant impact on business and the 
economy (e.g., Ukraine war, government actions)

4. The challenge is to incorporate the impact of these 
factors in the valuation analysis

Valuation Methodologies in the Still Evolving “New Normal”

11
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1. Before the pandemic, mature companies were often 
considered to be at normalized levels of factors such 
as margins and growth rates

2. Even mature companies may face greater change in 
these variables than before the pandemic

Short-Term v. Long-Term Considerations

14

3. With income approach methods such as a DCF 
analysis, the challenge is to incorporate these 
factors into the projections

4. Many factors can be viewed from a risk viewpoint; 
that said, it is generally better incorporate these 
factors into the projected cash flows rather than the 
discount rate

Valuation and DCF Considerations in the “New Normal”

13
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1. How has the subject industry been impacted?

2. How has the subject company’s geographic market 
been impacted?

Factors to Consider in Current DCF Valuation Analyses-Macro 

16

3. To what extent will the company revert to the pre-
pandemic norms, or will the post-pandemic norms 
reflect permanent change?

4. Consider scenario analysis in order to analyze the 
impact of changes in assumptions

Short-Term v. Long-Term Considerations

15
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1. Supply chain issues – commodity pricing and 
availability

2. Labor markets
3. How has company management addressed these 

factors since the start of the pandemic?
4. Inflation (including real v. nominal)

Factors to Consider in Current DCF Valuation Analyses - Micro

18

3. How has the subject company’s segment within the 
industry been impacted (note that this 
segmentation can reflect many factors such as a 
geographic area and position in the market)

4. Price v. value considerations

Factors to Consider in Current DCF Valuation Analyses-Macro 

17
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Overview Current Situation - Continued

• What’s the outlook for the rest of 2022 if the economy and CRE face  
continued rising inflation?

• How will CRE react to rising interest rates, labor and construction costs?

• What subsectors and geographies face the biggest challenges in the face  
of these influential economic drivers?

• Are there any potential areas of strength/optimism despite
these  economic obstacles?

20

IDENTIFICATION OF THE LASTING IMPACT AND SALES ON ONGOING BUSINESS

INTRODUCTION

COVID Overall Impacts

-Shock to the world impacting all aspects of business & life

OVERVIEW CURRENT SITUATION
• The past two+ years has been one of the most dramatic periods in CRE  history. 

Now at mid-2022, we have seen four interest rate hikes, inflation  reaching a 40-
year high, and two consecutive quarters of contracting GDP.

• Question Everyone is asking is where do we go from here?

19
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• Auctions During COVID
• Live Auctions Cancelled

-Already dying out but spell death note for them
• On-Line & Sealed Bid Platforms Bloomed

• Already the way forward & bloomed to take center stage
• Efficiency & acceptance leaps forward by buyers, sellers and 

the Courts
• Ease of bidding for buyers
• This bidding platform opened the pool of buyers which were 

regionally  based to the entire worldworking from home have slowed

the transaction process

22

• PROPERTY OVERVIEW
• Impact on the Different Categories of Real Estate

• Commercial
• Multi-Family
• Retail
• Residential

• IMPACT ON DIFFERENT SALES PLATFORMS
• Brokerage Sales During COVID

• Initially virtually stopped due to Government & health 
restrictions &  inability to work remotely efficiently

• Companies ill prepared for COVID. Required time to set up 
remote  working practices

• Due diligence impacted
• Government restrictions & intervention lock downs etc.

21
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Identification of the Lasting Impact on Real Estate Sales and 
the Way the Marketplace Transacts Business

• INITIAL IMPACTS
• Fear & uncertainty being the enemy of sales

• Show by dramatic fall in Stock market evaporation of confidence in the marketplace

• CURRENT SITUATION
• Much like the rebound in the Stock Market, Commercial & Residential sales saw  

returned, with a large spike in transactions in 2021. In 2022, the markets have
changed almost on a dime due to the four (4) interest rate rises.

• Increasing & pent-up demand - in volume of sales & transactions in general much like  the 
stock market.
• The four (4) Interest rates increases in 2022 have had a negative effect on the Real Estate 

Market. Buyer’s longer-term mindset of the economy has changed their mindset  to a more 
conservative approach to underwriting and long-term upside profits.

24

23

• After Initial Issues Continued at Slower Pace Then Due 
to Build-Up of Demand Raced Ahead

• Introduction of virtual tours, matterport & greater on-line 
interface &  electronic signatures etc.

• Facetime videos becoming very common to best protect tenants and 
buyers. Making the due diligence process time and cost effective

• Lender & Escrow issues overcome by remote transaction, nearly 
98% of  contracts executed via electronic signatures as of today

• Employees working from
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• Land: Agricultural land sales are dipped only slightly, 
international buyers have continued to be reliable
buyers.

• Residential Land: Is under pressure with continued slowing 
in buyer demand, developers have severely curtailed 
purchases or are asking for substantial price  reductions. 
Construction and labor costs have increased nearly 35% to 
40%.

• Hospitality: Mid tier and Economy flagged properties are 
selling for up to 35% discount from Pre-COVID sales.

• Multifamily assets: as shown by institutional buyers requiring a half 
to one full point  increase in cap rates which in turn lowers their
offering price.

• For example, on multifamily sales Braun International is representing,
including transactions already under contract, a roughly to a 6 to 10% 
discount from the PRE-RATE Hike market.

• Industrial Assets: we have seen an increase in buyer demand, though with 
softening in  prices.

• Retail Assets: this asset class is continuing to be under pressure and 
will likely not  return to pre-COVID pricing.
• Braun International and Premiere Estates Realty Organization has seen

a 1000% increase in our Bankruptcy, Receivership and Lender 
transactions since last August.  We expect this sector to see continued 
stress in the next two years.xpect continued stress on all sectors of the real estate market

25
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Explanation & Differences in Brokerage & Auctions - Continued

• FUTURE TRENDS
• Forecasts & Predictions Moving Forward
• Lasting Impacts on sales & ongo ing businesses

What is a Hybrid Brokerage?
• Simple, it give seller ’s, trustees, advisors control.

• Hybrid Brokerage uses all of our international marketing, property preparation 
and  transactions tools with a listing price and seller dictated sales terms.

• If the property does not sell by the seller ’s timeline via brokerage, the seller has the option 
to  f l ip the property to our Worldbid Auction platform.

• Flipping the property to our Worldbid auction platform guarantees the property is sold by 
the  date the seller requires with the terms of sale determined by the seller, NOT the buyer.

• Complete control.

28

Explanation & Differences in Brokerage & Auctions

• BROKERAGE
• What is Traditional Brokerage?
• Do you really know what a broker does to market the property?
• How does the broker negotiate with multiple buyers?
• Why is it common they leave money on the table!

• AUCTIONS
• Types of Auctions & How Why work
• Bankruptcy Auctions – We offer a public auction platform with 

a court overbid auction. In some situations, we have
convinced the court to require only confirmation and NOT 
overbid in court when employing a Public Auction.

Why? – because buyer’s may not see the need to participate in the public auction if a 
court overbid auction is occurring.  “ Why not just wait and bid in court”.

27
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QUESTIONS

30

Take Away Points

29
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Articles Concerning Post-COVID Valuations 
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Faculty
Anthony E. Fitzgerald, ASA, CGREA, FRICS is a director in the Valuation Group of Braun Inter-
national & Premiere Estates Realty Organization in Hermosa Beach, Calif. For the past 22 years, his 
expertise in bankruptcy, receivership, assignments for the benefit of creditors and Article 9 sales has 
been used by Fortune 100 companies. Mr. Fitzgerald is a Fellow of the Royal Institute of Chartered 
Surveyors, a senior appraiser with the American Society of Appraisers a Certified General Real Es-
tate appraiser and a licensed real estate broker. He has been part of more than $2 billion in real estate 
transactions. Previously, Mr. Fitzgerald specialized in large syndicated loans and valued more than 
$1 billion of assets annually. He has sold real estate ranging from $100 million office buildings to $2 
million apartment complexes, and from single-family homes to large office buildings, regional shop-
ping centers, distribution facilities, hotels, golf courses and industrial buildings. Mr. Fitzgerald has 
collaborated with such institutions as Bank of America, Merrill Lynch, Deutsche Bank, US Bank, 
GE Capital, Citibank and myriad other worldwide lending institutions.

Matt Foster is a managing director and founding partner of Sonoran Capital Advisors in Phoenix. 
Prior to founding Sonoran in 2017, he worked as a director for international insolvency firm KRYS 
Global, and before that he worked for another restructuring boutique, Odyssey Capital Group. Mr. 
Foster began his finance career in private equity working for Citizens Capital, Inc. (CCI), the private 
equity arm of RBS Citizens Bank. He oversaw CCI’s interests in its private-equity portfolio consist-
ing of investments in over a dozen private companies. Since that time, Mr. Foster has been involved 
in a wide range of restructuring engagements, including out-of-court restructurings, chapter 11 re-
structurings, litigation support and solvency. He has served in multiple CRO, CFO, financial advisor 
and investment banking positions across various industries. In the past two years, he’s been engaged 
as the CRO of an oilfield services company, CRO of a cryptocurrency bank, and financial advisor to 
a land development and mining company. Mr. Foster received his B.S. in finance from the University 
of Utah and his M.B.A. from Northeastern University.

Hon. Mary Jo Heston is a U.S. Bankruptcy Judge for the Western District of Washington in Ta-
coma, appointed on Jan. 31, 2017. Previously, she was a shareholder in the Seattle and Portland, 
Ore., offices of Lane Powell PC, where her practice involved commercial litigation and transactional 
matters with an emphasis on business reorganizations, international insolvency and the acquisition 
of troubled businesses and assets. Between 1988 and 1993, Judge Heston served as the first Region 
18 U.S. Trustee, overseeing bankruptcy cases and fiduciaries in Washington, Oregon, Idaho, Alaska 
and Montana. She also is a former law clerk to a federal district court judge and a bankruptcy judge 
and a former estate administrator of the federal bankruptcy court. Judge Heston taught bankruptcy 
courses for more than 21 years at Seattle University School of Law and two years at the University 
of Washington Law School. She is a 2001 Fellow of the American College of Bankruptcy and an 
active participant in both professional organizations and community service organizations, and she 
currently serves or has served in leadership positions for the National Conference of Bankruptcy 
Judges, ABI, INSOL International, the Washington State Bar Association’s Debtor Creditor Section, 
the Turnaround Management Association, CARE and CENTS. Judge Heston is a frequent interna-
tional, national and regional speaker and author on topics including creditors’ rights issues, com-
mercial, consumer and cross-border insolvency issues. Her recent community service efforts have 
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focused on military and veterans’ financial and bankruptcy-related issues through her service on the 
Pro Bono Committee of ABI’s Veterans and Servicemembers Affairs Task Force. Judge Heston re-
ceived her undergraduate degree cum laude from the University of Washington in 1975 and her J.D. 
cum laude from the Seattle University School of Law in 1980.

Craig A. Jacobson is a managing director with B. Riley Advisory Services in New York and has 
30 years of experience in valuation, litigation support services and transactions consulting. Prior to 
joining B. Riley in 2014, he was a principal at a regional CPA firm providing valuation and litigation 
support services, and prior to that, he held a senior position with Willamette Management Associ-
ates. Mr. Jacobson began his career at a boutique investment banking and consulting firm, where 
he provided valuations, mergers and acquisitions, and litigation support services. His experience 
includes performing valuations for financial reporting, tax and corporate planning purposes; invest-
ment banking services including mergers, acquisitions and fairness opinions; pre-Initial Public Of-
fering services, including valuations and assistance in the preparation of SEC filings; intellectual 
property valuation and litigation support services, including irreparable harm calculations; calculat-
ing economic damages, including lost profits and lost enterprise value; dissenting shareholder litiga-
tion and transactions; change-in-control disputes; failed real estate developments; and failed mergers 
and acquisitions litigation. Mr. Jacobson has testified as to his findings in deposition, arbitration, 
mediations and in court. He frequently writes and lectures on topics including fairness opinions, 
solvency opinions, intellectual property valuation and infringement damages, and valuation. Mr. Ja-
cobson received his B.S. in economics and computer science from the State University of New York 
at Albany and his M.B.A. in finance from New York University’s Stern School of Business.

Cathy L. Reece is a director in the Financial Restructuring, Bankruptcy and Creditors’ Rights Prac-
tice Group at Fennemore Craig, P.C. in Phoenix. She has broad experience in every aspect of com-
plex corporate workouts and bankruptcies, and works with clients structuring complex transactions 
and purchasing distressed debt or assets. Ms. Reece has represented lenders in several commercial 
real estate receiverships, including receiverships involving an operating copper mine and three high-
rise commercial office buildings, and she has represented committees and liquidating trusts in the 
liquidation of assets and distributions to creditors involving allegations of Ponzi schemes and securi-
ties fraud. Ms. Reece is the President-Elect of, and serves on the Board of Regents for, the American 
College of Commercial Finance Lawyers. She also chairs the American Bar Association’s Business 
Law Section Subcommittee on Loan Workouts. Ms. Reece received her Bachelor’s degree in music 
with high distinction from the University of Arizona and her J.D. from Arizona State University 
Sandra Day O’Connor College of Law, where she served as managing editor of the Arizona State 
University Law Journal. Following law school, she clerked for Hon. Sandra Day O’Connor at the 
Arizona Court of Appeals.




