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New Abundance, New Scarcity.
What Happens to Physical Space in a Digital World
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“Software is eating the world”
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What did it eat so far?  
Which real estate asset has been most “disrupted”?

Retail? Office? Lodging?Housing?
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6,000 - 10,000 Churches shut down last year

1. …Past performance is no indicator . . . 

2. No business model is safe

3. Tech’s most profound impact is not direct

4. …every upheaval is an opportunity to create value (for direct 

competitors, as well as completely new uses)
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What determines and protects the value of real estate 
assets?

Location InformationVisibilityAccessibility Regulation Scarcity
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Location is redefined shared mobility

 Source: Schaller Consulting 

http://www.schallerconsult.com/rideservices/automobility.pdf
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Location is redefined by micro-mobility

Source: Hugh Malkin Source: MicroMobility.io 

http://www.hughmalkin.com/blogwriter/2018/12/26/the-coming-explosion-of-light-electric-vehicles
https://micromobility.io/blog/2019/1/22/part-2-disruptionnbsp
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Location will be redefined by autonomous vehicles

Source: Phil Levin 

https://medium.com/99-mph/1-trillion-of-real-estate-is-on-the-move-heres-why-94ee9233e5eb
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It’s already moving things (but no people yet)
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Meanwhile, the old ways of moving around are 
becoming more valuable than ever.

Source: National Association of Realtors 

https://www.fortunebuilders.com/millennials-favor-most-walkable-cities/
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“Visibility” is redefined — digital channels are creating 
“local” businesses that don’t exist.

- Uber Eats


- Travis Kalanick
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Tech is eroding the power of regulation, and the validity 
of zoning laws.
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Or empowering new operators to subvert zoning within 
the boundaries of the law. 
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Blurring the boundary between different uses…
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Creating new “vertical mixed use” projects…

Office

Coworking / Flex office

Members Lounge

Lodging}
What if someone 

stays for 4 
months?
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Facilitating more intensive use of existing locations.
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“Unbundles” tasks that used to require  
space within apartments
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Even hospitals… are being unbundled into prefabricated 
pods that provide prescriptions and drugs.



© Dror Poleg / Rethinking.RE May 2019

Meanwhile, hardware also helps to create more spaces 
and make the real world more playful.

Sources: Dezeen / NYT 

https://www.dezeen.com/2016/07/12/yves-behar-fuseproject-mit-media-lab-ori-robotic-furniture-system-reconfigures-tiny-apartments/
https://www.nytimes.com/2018/09/24/style/robot-furniture-beep-beep-boop.html
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Fitting more people into traditional office floor-plates.
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Or residential floor plates…

© Dror Poleg / Rethinking.RE
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…through a combination of hardware & software
Acquired Company Business

Teem Meeting room management software

MissionU Training and education (college 
alternative)

NakedHub Coworking operator in China

Conductor Content marketing platform

MeetIp Social events platform

Flatiron School Education and tech training

Unomy Sales & Marketing Intelligence 
Platform

Spacemob Coworking operator in Singapore 

Fieldlens Communicatino & collaboration for 
construction teams

Welkio Visitor registration

CASE Virtual design and BIM 

Invested Company Business

The Wing Coworking space for women

Luna Lights Automated lighting safety system

Hargol Protein from grasshoppers…

Victor Tech Small business marketing
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Software makes networks of buildings worth more than 
the sum of their parts.
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Software can connect networks of buildings to create 
value in other unexpected ways.
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Not just in a few years, but also very soon.

22 × =
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And in ways that can benefit the environment and 
generate new revenue 
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Turning buildings from power consumers to power 
producers. 
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Software adds new layers of service and community on 
top of existing buildings…
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Landlords are trying to remain relevant by offering 
flexible solutions for small tenants.
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Or partnering with new companies to develop and 
operate new projects
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Real estate is also becoming personal in other ways… 
Landlords are becoming “Datalords”.

Security 
Cameras

Motion 
Sensors

Access 
Control

Air Quality 
Sensors

Smart 
Lighting

Network  
Infra

Voice 
Assistants

Tenant  
Apps

Smart 
Bathrooms

Workplace 
Robots

Smart 
Desks

Smart 
Screens
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A variety of (creepy) tools and business models are 
already in place. 
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Source: Lighthouse.io Source: Caliburger / NEC  

Source: RIT 
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All this new data is a goldmine…

Gender
 Mood
 Health
 Income Level


Relationships Interests
 Productivity
 Ethnicity
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Data is enabling new operators to reduce rent and 
monetize their communities in other ways…
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…it brings unprecedented liquidity to real estate markets
(starting with single family homes)
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Powering tens of thousands of transactions a year

Source: Mike DelPrete 

https://www.mikedp.com/ibuyer-report
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Data is setting the foundation for new kinds of  
real estate fund managers.
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But data is also a time bomb:  
Introducing new financial, reputation, and political risks.
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There is a high price to pay…
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Venture capital is becoming real estate capital…

 Cadre, Zumper, Point, and PeerStreet

 AirBnB, Matterport, Zumber, LiquidSpace, Dynasty, NextDoor, Otto

 Skyline.AI, Ziroom, Urwork, 24tidy, Dongpeng, Linshimuye, Plateno

Cadre, OpenDoor

Flip.Lease, RealtyShares

WeWork, Katerra, Compass, OYO

WeWork, Nextdoor

Housetrip, Duetto, Fabhotels, Hotel Tonight, Hotelogix

AirBnB, Bowery, Cadre, RealtyShares

OpenDoor, CVent, 42Floors, Zumper
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…and real estate capital is becoming venture capital.

• Invitation Homes, a tech-driven housing management venture 

• Invested in VTS, Entic

• Acquired The Office Group

• Invested in Convene

• Set up a $300m venture capital fund to invest in technologies and platforms that affect its 

• Invested in JustCo, a coworking operator

• Invested in Nova, a rental / coliving / residential management platform

• Set up the Bridge Forum to connect Asia property investors to Silicon Valley



© Dror Poleg / Rethinking.RE May 2019

Let’s recap
1. The traditional defenses are losing their 

power — location, accessibility, visibility, 
zoning, capital, information.

2. Boundaries between asset types are 
blurring.

3. Competition is shifting to new dimensions 
— flexibility, service, meaning.

4. The value of an asset is increasingly 
dependent on its operator.

5. Real Estate assets can be monetized in 
new and exciting ways.

6. Networks of buildings can create new 
synergies and value.

7. Companies of various sizes and kinds are 
suddenly in direct competition.

8. An abundance of venture and PE capital is 
funding the transformation of the industry.

9. The Channel is becoming as important as 
the Product.
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The traditional Real Estate value add distribution

Value Chain
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Mechanical 

Property Management

Marketing / Brokerage

Asset Management

Online Listings

Asset / Owner

Engineering

Design

Ops Software
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The Real Estate Smiling Curve

Value Chain

Va
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e 
Ad

d

After Sales & DistributionComponents

Software

Ops Software

Smart Components 

Creative Concept

Property Management

Flexibility

Asset ManagementData & Analytics

Curation
Asset / Owner



© Dror Poleg / Rethinking.RE May 2019

How to make the most of it?
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Back to Churches: What made them 
so successful to begin with?

1. Focus on the needs & aspirations of specific individuals

2. Have a tangible and intangible value proposition 

3. Take the physical world is a given, focus on what’s missing 

4. Constantly reconsider your alliances & adversaries 

5. Leverage network effects (a platform, not an individual asset)

6. Obsessive dedication to documentation and data 

7. Align the incentives of all stakeholders

8. Treat uncertainty is an ally



© Dror Poleg / Rethinking.RE May 2019

Thank you. 
Questions? Ph

ot
o 

by
 R

yo
ji 

Iw
at

a 
on
 U

ns
pl

as
h

September 

2019

https://unsplash.com/photos/n31JPLu8_Pw?utm_source=unsplash&utm_medium=referral&utm_content=creditCopyText
https://unsplash.com/search/photos/street-crossing-above?utm_source=unsplash&utm_medium=referral&utm_content=creditCopyText


© Dror Poleg / Rethinking.RE May 2019

What’s happening with humans?
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In recent decades, nearly all of global population growth has 
been concentrated in cities with a population of over 1 

million, where about 20% of global population currently lives.1

EconTalk  and WEF 

http://www.econtalk.org/philip-auerswald-on-the-rise-of-populism/
https://www.weforum.org/agenda/2016/07/this-map-shows-the-incredible-growth-of-megacities/
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About 10,000 people turn 65 in the US each day1. The 
home ownership rate for these retiring Baby Boomers is 

75%.

1 Pew  Urban Institute

http://www.pewresearch.org/fact-tank/2010/12/29/baby-boomers-retire/
https://www.urban.org/sites/default/files/publication/98729/millennial_homeownership.pdf
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The US median house price is around $300,0003. Assuming 
10% of them are planning to move once they retired — that’s 

$300 million in housing stock hitting the market per day.

 3 FRED 

https://fred.stlouisfed.org/series/MSPUS
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General home ownership is close to its lowest point 
since the 1960s, especially for those under 30. 
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Even more broadly, the symbolic role of a “home” as a way 
to define oneself and communicate values is changing.  
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But “millennials” are not the only ones with declining 
home ownership. Other generations are increasingly 

renters as well.

NBER / Census.gov 

https://www.census.gov/housing/hvs/data/charts/fig07.pdf
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Rent is outpacing income growth, encouraging people 
to live with roommates. In big cities, sharing an 

apartment can lead to dramatic savings.

StreetEasy Trulia 

https://streeteasy.com/blog/how-much-does-having-a-roommate-save-in-nyc/
https://www.trulia.com/research/room-for-rent/
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As a result, the number of adults living as roommates 
had almost doubled over the last 30 years, including 

with relatives.

NAHB 

http://eyeonhousing.org/2018/07/young-adult-house-sharing-is-on-the-rise/
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Many are living with roommates well into their 30s and 
40s. A record number of people live in multigenerational 

households.

Pew 

http://www.pewresearch.org/fact-tank/2018/04/05/a-record-64-million-americans-live-in-multigenerational-households/
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Even death does not take as much space as it used to…

2X

- Price


- Flexibility (moving)


- Environmental concerns


- Faith & Religious Acceptance


- First step in other ways to 
remembers

Source: BBC / CANA 

https://www.bbc.co.uk/news/resources/idt-sh/dissolving_the_dead
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In the US, about 50% of adults are married, down from 
72% in 1960. Marriage rates vary significantly with level 

of education.

Pew 

http://www.pewresearch.org/fact-tank/2017/09/14/as-u-s-marriage-rate-hovers-at-50-education-gap-in-marital-status-widens/
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Which means the average number of people per 
household is declining — from 4 people 100 years ago 

to 2.5 today.

2.6

2.7

2.9

3.0

3.2

3.3

3.5

1960 1963 1966 1969 1972 1975 1978 1981 1984 1987 1990 1993 1995 1998 2001 2004 2007 2010 2013 2016

Census.gov 

https://www.census.gov/data/tables/time-series/demo/families/households.html
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People’s professional lives are becoming more flexible

70% 
Of organizations allow some sort of 

Telecommuting

57% 
Of organizations allow some sort of 

Flextime

Source: SHRM 

https://www.shrm.org/hr-today/trends-and-forecasting/research-and-surveys/pages/2018-employee-benefits.aspx
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A growing number of companies are set up as fully 
distributed organizations (no HQ)
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Scarcity of companionship and understanding, 
especially among younger generations

Cigna 

https://www.multivu.com/players/English/8294451-cigna-us-loneliness-survey/docs/IndexReport_1524069371598-173525450.pdf
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Depression and anxiety are higher than ever, taking a 
toll on the lives of hundreds of millions of people and 

exacerbating other medical conditions.

World Economic Forum Social Indicators Research 

Flattening?

https://www.weforum.org/agenda/2019/01/this-is-the-worlds-biggest-mental-health-problem
https://link.springer.com/article/10.1007%2Fs11205-014-0647-1#citeas
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There is scarcity of meaning…
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A scarcity of agency…
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Not just of things, but of experiences as well.
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…and transparency into how things are made.
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A scarcity of privacy.
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And of dis-connectivity…


