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K.C. Conway, CCIM, CRE, MAI
Current Short Bio of The Red Shoe Economist

Professional Roles:
 Co-Founder and Principal of Red-Shoe Economics
 Chief Economist for CCIM Institute (2018-present)
 EXP Commercial – Economics Advisor (eXp Realty is fastest-growing real estate tech company in the world with >75,000 agents 
 Instructor for FFIEC (Federal Financial Institutions Exam Council) – Housed at FDIC in DC, FFIEC provides Bank Regulatory Education
 Appraisal Foundation – Director, Board of Trustees CY 2022 (AF created by 1989 FIRREA legislation to oversee Appraisers)
 UMH (Manufactured Housing REIT) – Nominated to BOD pending Proxy Vote June 2022 succeeding MREIC sale to ILPT

Education & Professional Credentials:
 Emory University Business School – Graduated with Honors 1985
 MAI Designation from the Appraisal Institute (1989 to present)
 Counselor of Real Estate (CRE Designation) since 2009
 CCIM Member

Experience:
 35 years as an appraiser, bank regulator, CRE underwriter and credit officer, economist, investor, and expert witness
 Specialize in Adaptive Reuse, Affordable Housing and Housing Economics, Manufactured Housing, Site Selection and Land Use Rezoning, Economic Impact 

Studies, Capital Markets and CRE Finance, Ports & Logistics.
 Advisor to Bank Regulatory Community (FDIC, Federal Reserve, etc.) since 2005. Briefed former FED Chair Bernanke.
 Chief or Senior Appraiser for Wells Fargo Bank, legacy SouthTrust Bank, legacy SunTrust Bank
 Independent Director to legacy Monmouth MREIC (50+ year old Industrial REIT sold to ILPT February 2022)
 Published in numerous periodicals and Real Estate Journals such as Real Estate Issues, Wall Street Journal, NY Times, FreightWaves, Globe Street, BizNow, 

Realtors Connections, and Counselors of Real Estate annual Top-10 CRE Issues. 
 Presented over 1,000 times in past 20 years to all major CRE Industry Groups including Appraisal Institute, Am. Bankers Assoc, Am. Property Tax Counsel, 

Counselors of Real Estate, ICSC (retail), MBA, NAHB, NAIOP, RMA, SIOR, and ULI.
 Specialty areas include: i) Adaptive Reuse; ii) Ports & Logistics/Supply-Chain; iii) Affordable Housing – specifically Mfg. Housing; iv) Property Tax Appeal; 

v) CRE Finance; vi)  vii) Expert Witness Appraisal/Valuation.
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This presentation consists of materials prepared exclusively by K.C. Conway, CCIM, CRE, MAI and is provided during
this event solely for informational purposes of attendees. This presentation is not intended to constitute legal,
investment or financial advice or the rendering of legal, consulting, or other professional services of any kind.
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K.C. Conway, CCIM, CRE, MAI and CCIM Institute Chief Economist

This presentation reflects the analysis and opinions of the author, K. C. Conway, CCIM, CRE, MAI but not necessarily
those of CREW, CREW San Antonio, CREW Forum 2022 Sponsors, CCIM Institute, The Appraisal Foundation, or
Red Shoe Economics.

Neither CREW, CREW San Antonio, CREW Forum 2022 Sponsors, CCIM Institute, The Appraisal Foundation, or
Red Shoe Economics make any representations or warranties about the accuracy or suitability of any information
in this presentation. The aforementioned do NOT guarantee, warrant, or endorse the advice or services of K.C.
Conway, CCIM, CRE, MAI.
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“Changing the Ending” for ESG: Think about the following
Q. What is biggest HEADWIND to ESG and CRE? 

A. NIMBY fighting ESG Infrastructure like HVTLs that transmit the renewable energy to where it is needed 
in cities, at factories and Commercial R.E. Buildings.
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History of ESG Scoring: Scoring needs more Evolution!
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• The term ESG (Environmental, Social and Governance) originated in 2005 when the World Bank 
hosted the Who Cares Wins Conference to ‘examine the role environmental, social, and governance 
indicators’ could have on capital markets

• UN’s Principles for Responsible Investment (PRI) was subsequently founded in 2006 to ‘provide a 
blueprint of responsible investment’

• Institutional Shareholder Services (ISS) launched their own version of ESG scoring in 2018 with the 
Environmental & Social QualityScore

• Glass Lewis released their own ESG profiles using Sustainalytics’ ESG Ratings

• IREM now offers a Certified Sustainable Property (CSP) certification with points earned through 
features such as: 

https://www.newtimes.co.rw/business/who-cares-wins-esg-standards-are-taking-over-investment-sphere

2 of 3 ESG Scoring 
entities in US get a 

Red-Shoe Economics 
“BBQ-Sauce” award.



ESG Ratings: Today SCORING is NOT giving Credit to CRE-ESG
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Broaden to:
 Adaptive Reuse
 Off-Site Net Impact 

looking at … 
(eCommerce 
warehouse eliminates 
100+ stores and retail 
traffic, Remote Work,
etc.).
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Adaptive Reuse 2.0:  “A Neighborhood Approach” – AdRu is “Good ESG” 

Examples of the neighborhood-concentric approach to
adaptive reuse in South Florida developed and explained in
this paper include:

• Wynwood Arts District (Preserve & Enhance Vs. Erase and 
Rebuild)

• Doral (Local Gov can be part of the Solution –
Incorporating made the difference)

• Coral Gables (Whose experimentation with adaptive 
reuse dates back nearly 100 years)

• Cutler Bay (How to redefine a community whose identity 
evolved around a defunct mall?)

• The Underline  (Greenspace & Walkability are essential to 
“Neighborhood” AdRu)

• Ritz Carlton Residences, Miami Beach (Nothing is too big 
or complex to repurpose)

Add “Green-Space” & Walkability – AdRu does it!



ESG Impact on CRE: Greenhouse Gas Emissions by CRE Type
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Refocus CRE ESG on the 80/20.
Where can ESG have the most 
impact by CRE Property type?



ESG Impact on CRE: EV Charging Stations – “Model T Phase”

9https://afdc.energy.gov/stations#/find/nearest?fuel=ELEC

U.S. Public 
EV Charging: 

46,588 Stations

Stations Owned 
by Top 10 
Networks:

37,525 Stations

We are in “Model-T” 
phase of refueling 
and need …
ESG Infrastructure 
like many more 
refueling stations –
and who pays at 
Office, Retail, etc.?

NOT enough “Outlets” 
or Tier II or Tier III 
types to meet demand 
from 275mm vehicles



ESG Impact on CRE: Electric Vehicle Charging Stations
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Top 10 EV Charging Networks in the U.S.
Ranked by Total Number of Public Charging Ports

1. ChargePoint (24,871 Stations; 44,624 Charging Outlets)

2. Tesla Destination Charging (4,438 Stations; 11,239 Charging Outlets)

3. Tesla Supercharger (1,074 Stations; 10,623 Charging Outlets)

4. SemaConnect (1,798 Stations; 5,417 Charging Outlets)

5. Blink Charging (1,421 Stations; 3,452 Charging Outlets)

6. Electrify America (660 Stations; 2,918 Charging Outlets)

7. EV Connect (701 Stations; 2,885 Charging Outlets)

8. Greenlots (937 Stations; 2,499 Charging Outlets)

9. Evgo (846 Stations; 2,017 Charging Outlets)

10. Volta Charging (779 Stations; 1,917 Charging Outlets)

https://www.autonews.com/shift/whos-who-ev-charging

Totals Owned by Top 10 EV Charging Networks:
37,525 Stations

87,591 Charging Outlets 



ESG Impact on CRE: EV Charging Stations Vs # Vehicles
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U.S. Public 
EV Charging: 

46,588 Stations

Number of 
Regisered

Vehicles in US: 
275 million each 
refueling 1X to 
2X per week.  

The Math doesn’t 
work today, and 

… impact on Gas 
Tax, Road 

Maintenance, and 
who pays the 

Electricity Bill?

https://www.statista.com/statistics/183505/number-of-vehicles-in-the-united-states-since-1990/

https://www.statista.com/statistics/183505/number-of-vehicles-in-the-united-states-since-1990/


ESG Impact on CRE: EV Charging Stations & Infrastructure Bill
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Automotive News | November 2021
How the Infrastructure Bill will Impact the Auto Industry
Late last week, the House passed the biggest U.S. infrastructure package in decades, marking a victory for President Joe 
Biden and unleashing $550 billion of fresh spending. Here are key provisions in the bill for the auto industry.

EV charging network
The bill sets aside $7.5 billion to help build a national network of electric vehicle charging stations. The White House says 
the funds will be used to build EV chargers along highway corridors to facilitate long-distance travel and within 
communities to make charging more convenient. Biden's ultimate goal is to have a nationwide network of 500,000 EV 
chargers.

Vehicle safety
The legislation sets deadlines for the U.S. Department of Transportation to issue rules on automatic shut-off for keyless 
ignition systems, updated headlamp standards and a requirement for new vehicles to be equipped with drunken-driving 
and impaired-driving prevention technology.

Updating the electric grid
There is $65 billion in the bill for upgrades to the nation's electric grid. The money will fund new transmission lines and 
"support the development, demonstration, and deployment of cutting-edge clean energy technologies," according to the 
White House.

https://www.autonews.com/regulation-safety/how-infrastructure-bill-will-impact-auto-industry

Note: $7.5b gets you 1,500 stations for 50k miles (1 per 33 miles of Interstate with 2-3 Charging 
stations - if Tier II take ½ hour for a Fast Charge and 72% of that is rural Interstate  Now add State 
and County roads and 275million vehicles in US.  The NUMBERS today don’t add-up to meet NEED!

https://www.autonews.com/regulation-safety/house-sends-infrastructure-bill-ev-provisions-biden-tax-credit-union-built-evs
https://www.autonews.com/technology/alliance-releases-principles-ev-charging-infrastructure
https://www.autonews.com/regulation-safety/drunken-driver-detectors-part-package-safety-measures-infrastructure-bill


Methodology: Growth states are calculated by the net gain of one-way U-Haul trucks entering a state versus leaving that state in a 
calendar year. Migration trends data is compiled from more than 2 million one-way U-Haul truck customer transactions that occur annually.

California remained the top state for out-migration,
but its net loss of U-Haul trucks wasn’t as severe as in
2020. That can be partially attributed to the fact that U-
Haul simply ran out of inventory to meet customer
demand for outbound equipment.

Texas’s growth is statewide, although some of its
biggest gains occurred in the suburbs around the DFW
Metroplex. Florida’s gains are equally widespread,
with considerable growth south of Orlando and
along both coastlines.

U-Haul is the authority on migration trends thanks to
its expansive network that blankets all 10 provinces
and 50 states. The geographical coverage from more
than 23,000 U-Haul truck- and trailer-sharing locations
provides a comprehensive overview of where people
are moving like no one else in the industry.

Top 4 = South / 5 of Top 22 = Mtn-West

1. TEXAS (2)

2. FLORIDA (3)

3. TENNESSEE (1)

4. SOUTH CAROLINA (15)

5. ARIZONA (5)

6. INDIANA (12)

7. COLORADO (6)

8. MAINE (29)

9. IDAHO (30)

10. NEW MEXICO (39)

11. SOUTH DAKOTA (25)

12. VERMONT (26)

13. WISCONSIN (13)

14. OREGON (45)

15. WASHINGTON (36)

16. ALASKA (34)

17. MINNESOTA (20)

18. CONNECTICUT (43)

19. NORTH CAROLINA (9)

20. NEBRASKA (32)

21. WYOMING (33)

22. MONTANA (19)

23. GEORGIA (10)

24. OHIO (4) 

45. NEW YORK (42)

46. ALABAMA (22)

47. MASSACHUSETTS (47)

48. PENNSYLVANIA (41)

49. ILLINOIS (49)

50. CALIFORNIA (50) 

States with MOST 
Out-Migration

Don’t ask me to explain AL as 
they didn’t come out well in 2020 
Census either.  Maybe a delayed 
impact from Toyota, Mercedes, 
Walmart & Airbus hiring. United 
Van Lines moving report has 
AL @ #6 for Most Move-Ins.”

https://www.uhaul.com/Articles/About/U-Haul-Growth-Index-Texas-Is-The-No-1-Growth-State-Of-2021-26380/

Q: Where ESG Impact will be Greatest 
A: Follow the population Migration (So & Mtn.) Population Migration:

ESG Impact is like Weather Impact – not the same across the US.  The biggest 
impact potential is where the population and Workforce are migrating, and TX is #1
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https://www.uhaul.com/Articles/About/U-Haul-Growth-Index-Texas-Is-The-No-1-Growth-State-Of-2021-26380/


2020 Census Pop Migration: It answers the IMPACT question.

https://www.usatoday.com/in-depth/news/nation/2021/05/01/illinois-mississippi-west-virginia-lost-residents-census-data-shows/4857864001/

MTN (UT +18.4%); 
SOUTH (TX +15.9% & FL +14.6%)
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https://www.usatoday.com/in-depth/news/nation/2021/05/01/illinois-mississippi-west-virginia-lost-residents-census-data-shows/4857864001/
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2020 Census Population Migration Update – Interstate Corridors 

The I-85 Corridor has the most 
YOY 2020-2021 Population Gr. 
(+0.7% GA to +1.2% SC) over 

any Interstate Corridor except   
I-95 (+0.9% NC to +1.0% FL)



ESG Impact on CRE: Creative Solutions – Drones Vs Trucks
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Look UP…Drone Deliveries for “Pet Meds & Ice Cream are reality in TX:
The first commercial drone deliveries in the U.S. will take off today (April 8 ‘22) as Alphabet's Wing unleashes its aircraft over the 
suburban towns of Frisco and Little Elm, which are located just north of Dallas, Texas. If successful, the service could revolutionize how 
goods are currently transported around cities. Wing has partnered with Walgreens, Blue Bell Creameries, Easyvet, and Texas Health for 
the initial rollout, meaning consumers will be able to order prescription pet meds and ice cream, among other items. 
(SeekingAlpha.com )



ESG Investing: We “Don’t Know what we Don’t Know”

17https://www.visualcapitalist.com/fact-check-the-truth-behind-five-esg-myths/

Inflation & Rising 
Construction Costs are going 
to be a ESG-CRE headwind!



INFLATION: A Historical Perspective – Can 1977 to 1981 be Repeated? 

The Great Inflation (1965-1982) was the 
defining macroeconomic period of the 
second half of the twentieth century. 

WW II War-Time & then 
Peace-Time Economy

Inflation 1% in 1964 
Unemployment @ 5%;
Inflation 14% in 1980 
Unemployment @7.5% 
WHY?

Employment Act of 1946 –
Where Fed’s mandate for “Full 
Employment” originated

Bretton Woods, NH System 
1941: “The Gold Standard”

1971: Nixon 
takes US off  
“Gold Standard”

What caused 1% to 14%?
1. 1960s Vietnam War Deficit spending
2. 1971 Off the Gold Standard / Rise of Bitcoin
3. 1973 Arab Oil Embargo / Supply-Chain
4. 1974 Nixon Price Controls / FED’s Balance Sheet
5. Bad Data & Fed Policy / Unchanged – No Supply-Chain

Humphrey-Hawkins Act of 1978 
gave FED it’s 2nd Mandate of 
“Price Stability” Mandate#2

1940-1950
1973-1981

https://tradingeconomics.com/united-states/inflation-cpi

Mandate #1
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https://tradingeconomics.com/united-states/inflation-cpi
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INFLATION: In Case You Missed It – ESG $ do LESS!
 Inflation is NOT Transitory … It’s 1970’s SYSTEMIC

Follow St. Louis FRB’s FRED & Flexible CPI
Flex CPI:  23.23% Mar 1980 / 23.69% July 2021
CPI-U for March up 1.2% (Apr 12 BLS Release) 
for a YOY CPI of +8.5% - up 50% over Feb (+0.8%)

 Interest Rates are RISING: 10-Yr Tr. 2.79% Apr 12 (Up from 1.35% Dec 3, 2021)

 Home Prices (+19% YOY) latest Case-Shiller (Miami +28%)/Kastle Systems “Back to Work” (42%) and 
Back to Recreation (90% TSA & 87% Open Table Restaurants)/JOLTS (Openings 11.3 mm & Quits 4.4 mm)

https://fred.stlouisfed.org/series/FLEXCPIM679SFRBATL/#:~:text=The
%20Flexible%20Price%20Consumer%20Price%20Index%20%28CPI%
29%20is,incorporate%20less%20of%20an%20expectation%20about%
20future%20inflation

https://ycharts.com/indicators/10_year_treasury_rate

FOMC Minutes from March 15-16
"Participants generally agreed that monthly
caps of about $60B for Treasury securities and
about $35B for agency MBS would likely be
appropriate," per the minutes from March 15-
16 gathering. That means the Fed could trim its
roughly $9T balance sheet by more than $1T
per year, while hiking rates "expeditiously."

https://www.dol.gov/newsroom/economicdata/cpi_04122022.pdf

https://fred.stlouisfed.org/series/FLEXCPIM679SFRBATL/#:%7E:text=The%20Flexible%20Price%20Consumer%20Price%20Index%20%28CPI%29%20is,incorporate%20less%20of%20an%20expectation%20about%20future%20inflation
https://ycharts.com/indicators/10_year_treasury_rate
https://www.dol.gov/newsroom/economicdata/cpi_04122022.pdf
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Construction Inflation
Cost of NEW & ESG Construction is Skyrocketing (YOY +16%!)

https://www.enr.com/ext/resources/static_pages/Economics/2022/0117_CE_WK2-combined.pdf?1642104499

https://www.enr.com/ext/resources/static_pages/Economics/2022/0117_CE_WK2-combined.pdf?1642104499


REIT ESG Performance Highlights

21https://www.reit.com/sites/default/files/2021-06/Nareit_ESG_Report_2021_Final.pdf



ESG Investing: Top Issues
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Where are AdRu, EV Charging Stations, 
ESG Construction Costs & Inflation, Pop 
Migration, etc.?



ESG Investing: Property Assessed Clean Energy (PACE) Financing

23https://www.lonestarpace.com/wp-content/uploads/2022/02/0821sWgpT-Generic-Sell-Sheet-sm.pdf



Remaking Supply-Chain to N/S:  Rail Connectivity (Inland Port, Intermodal, etc.)  

The 7- Class I RRs  Note: CN (red)  KCS (brown)   CSX (blue)

AAR.org – American Assoc. of RRs

Port of Mobile: 
+ 5 Class 1 RR connections;
+ Only CN to Gulf RR connection;
+ New WalMart Container Terminal; 
+ Airbus + auto mfg. state (Mercedes); 
+ New RoRo by 2022 / Rebuild AL Bill to fund

KC Southern:
• Only direct route to all of Mexico.
• Link KCS with BNSF or CSX to 

create a mega RR/E-commerce 
power!

CSX:
• The East coast RR line serving 

East coast ports.
• CSX and NFS are to SE & Mid-

Atlantic what UP is to CA & West-
coast. 

• Rail mergers are on the horizon 
post COVID. (Financially ‘weak’ 
merges with ‘strong’ wanting SE & 
Gulf reach).

Port Freeport: 
+ 3 Class 1 RR connections;
+ ‘Saudi Arabia’ of Natural Gas;
+ The ‘Port of Savannah’ 

for Dallas

24

http://www.epaducah.com/media/139405/us_rail_map_new.jpg
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Remaking the US 
Supply- Chain from LA 
to CHI moving 
North/South from Gulf & 
SE Atlantic North to 
America’s 4th-Coast 
(Great Lakes).
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Conclusion:
Tip of hat to CREW for “Changing the Ending” on ESG-CRE

“If you are going through hell, 
keep going.”

Winston S. Churchill

“Success is not final, failure is not fatal; 
It is the courage to continue  that counts.”

Winston Churchill



Red Shoe Economics is an independent research and consulting firm exclusively
serving today's commercial real estate community providing organic research
initiatives, reports and insights on the impact of applied Economics on our industry.
The company's four pillars include Economics, Forecasting, Valuation and
Consulting.

Our promise is to deliver unique content providing the most comprehensive, concise
and cutting-edge information of the economic impacts on commercial investments,
trends and transactions - eight days a week! As a WOSB, Red Shoe Economics is
dedicated to giving back to the industry we serve by furthering the advancement of
women in commercial real estate.

KC Conway, CCIM, CRE, MAI
Principal, Futurist

Beverly Keith, CCIM, CRE, CRX
Principal, Business Strategist

Caylinn Peterson, CCIM
Project Research Strategist

Stacy Barrington
Corporate Operations Strategist 

Economics Forecasting
• Macro and Micro Analysis
• Rezoning Impact Analysis
• Corporate Earnings Analysis
• Ports & Logistics Industry Trends
• Housing Economics
• Commercial Real Estate Impacts
• State & Local Government 

Taxation
• Current CRE Conditions 

• Association 
Presentations

• Red Shoe Review  
• Industry/Corporate 

Webinars 
• Podcasts/Articles/

SME Interviews 
• Real Estate 

Finance reports
• Special Projects 

(LIHTC or NIMBY)  

Valuation Consulting
• USPAP Appraisal 

Review
• Bank Regulatory 

Compliance
• Valuation Analysis
• Highest & Best Use 

Advisory  
• Property Tax 

Expert Witness 

• Adaptive Reuse Advisory 
• Site Selection Validation 
• Financing Feasibility 
• Market & Feasibility Studies
• Ports & Logistics Advisory
• Retail Industry Insights
• ESG / DEI Advisory at CRE level
• Story-Map Building

RedShoeEconomics.com
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Red Shoe Economics

KCMAICRE@gmail.com
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