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Rising unemployment rates pushed subleaséyaleitdbito the highest
point in several years as tenants looked toslesedsany occupancy costs.

Since many large U.S. corporation have yetaodiatty their workforce
reductions into medium and longer term spaaensuts for of!ce space
is likely to remain negative even after jobubsses

Overall vacancy will peak above 20.0 perdast thdmgthe last cyclical peak
-- in late 2010 or early 2011. As a resuliatestaill remain under continued
pressure for the foreseeable future.







Jones Lang LaSalle « On Point « North America Ofsce Repo8 Q2 200¢

In this report

This report provides an overview of supply antbodectitions, as
well as detailed statistics, rankings and lysesasfanajor ofece
markets in the Unite States and Canada. Our depaatiment is
dedicated to producing information and ingightp tha clients
understand dynamic real estate market treniiearrtigal
decision-making for investors and occupiers.
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Economy

Although the economic situation remained dptivedseicond At the end of June, the United States had

quarter, recent signs have pointed toward ahefréegall in lost 6.5 million jObS since the start of

economic conditions and have given hope that thdaond us. the recession, inc|uding 3.4 million jObS

In recent months, a number of economic indicatonprioved from during the 2009 calendar year alone.

record lows, fueling optimism that a bottongsafudrthe recession

is nearing an end. up production faster once signs of a turnaroleat.@8®vernment
spending also contracted during the !rst loulitesly will lead

That said, labor market conditions remainedyextakyeand growth over the remaining quarters of theg@enaastimulus funds

consumers were in the process of a major dadethetagill hampernyork their way through the system.
the growth potential of an eventual recovegord®ic output, as

measured by (GDP), contracted by 5.5 percethiedusinguarter | ahor market decline continues

of the year, capping the Irst time GDP dedfirsgléonsecutive  After the pace of job cuts slowed for four sensemths, the
quarters since 1974-75. The current consenfausacallser employment report from June relapsed with artashagpeleration
contraction during the second quarter (in tié tzHige 2.5 percentjn job losses. The United States lost 467,60€iHgkthe month,
followed by tepid growth driven largely bytienldra funds in the compared with 322,000 jobs lost in May. THelagsaltany hopes

second half of 2009. of a quick and orderly job recovery, and deistieoers and
investors who were excited by other green sheatsonomy. At
The domino effect of slashed consumer spemelimgirvo the end of June, the United States had lokb6 jisilsince the

quarters of 2008 and the further decline ofecprptisain the fourthstart of the recession, including 3.4 millnijwpthe 2009 calendar
quarter of 2008 continued to be felt duriattal &f 2009. This  year alone. Job losses affected virtuallyralveiétthe exception
triggered a massive reduction in operatinghedsteswited in the of the education, health services and govercimenfTée of! cial
acceleration of job losses to levels not obserleast 50 years.  ynemployment rate was 9.5 percent in Junegding instmployed,
Employment declines already have doubledoffthéopatvious  underemployed and discouraged workers, thelGi® peasent or
recession. Businesses also reduced costs lgyislasttiories and  roughly one in six workers. The oflcial unentplatgrseems likely

investment in equipment and structures. Bugsasii contractegp surpass 10.0 percent by the fourth quaretcapeak at close to
by 37.3 percent on an annualized basis irgiirertest These factorgy g percent during 2010.

had a signilcant impact on the demand fopafidwwing the !rst

half of 2009. Job market continues to deteriorate

Despite the 5.5 percent contraction, there \@gressive 5 500 ;00‘1/
developments noted in the Irst quarter GDE ogorner spending % 0 gﬁan g
resumed growth after two consecutive quarttirssofitied by g 11(;2 Zg; z
lower gas prices and tax rebate checks, thig gpendil.4 percent é :300 5.0% g
compared with a 4.3 percent contraction ititiogidoter of 2008. £ oo gg; g
However, until housing, labor and consumeaitreditstabilize, s 0 2.0%
consumers will struggle to maintain this tiiodafyiche declinein .
private inventories, while harming the !rstsoresét, was seen as g 8 & §& g & &8 g ¢8

a positive development and necessary for arceecowveny later I Monthly net job change Unemployment rate

this year. With tightening inventories, busiilebse®reed to rampP source: Bureau of Labor Stati&itasf one month net change for the quartenfeotal seasonally adjusted)
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All major metropolitan areas tracked by JonesSkHag-with the sales of single -family homes across 20 majarkétS, though still
exception of Austin, Texas-- recorded job toagbsMiay. Despite in decline, decelerated its rate of declifeigniing hopes that the

the transition from a housing - and manufeasedngdession housing market may be in the early stageszatistabdditionally,
to a downturn affecting virtually all sectmsashexperiencing inventories have begun to decline, and saléskkdwgppmarginally
the largest employment losses to date haventamgeations in in many markets. However, it is likely thatiteoaecfines will

one or both of these sectors. As a percentimiplotahent loss,  continue, albeit slowly, through the remaid@@r with total

the areas hit the hardest so far include Detait,Ras Vegas, depreciation approaching 40.0 percent. Housdthotdmtmued
Charlotte and Orlando. In terms of total nymhisdosf, the areas to shrink during the quarter, and consumdlsnetigestirocess of
most affected are Los Angeles, Chicago, Detroit,dPld Atlanta. deleveraging. The personal savings rate hasdicrapgroximately
Sectors comprising the primarily ofece-usingehgee combined6.0 percent of household income, according '®Edondyny.com,
to lose 2.2 million jobs since the beginningaddsien. Metropolitaand will likely peak at 8.0 percent later tHikgsatrends will limit
areas with the largest ofece-using employrasiibIdage are: Los growth potential once economic expansionesadigutoe later

Angeles, New York, Chicago, Atlanta and Detroit. this year. Consumer conedence and spendimggiditetreturn to
prerecessionary levels in the near term agfobtdotsue to mount,
Job losses will continue (though at a lowtardesgiput the household balance sheets are slowly repairedanérsccontinue

remainder of 2009 and into the srst quart8r &@kurpassing 8 to save in an effort to deleverage from excaessrdeltearlier in
million total jobs lost since the start of $s@reaad representing the decade.
a decline of approximately 6 percent from tBeqrmade the

ofece market lags employment trends, and becgusega U.S. The U.S. economy will decisively contract
corporations have yet to fully translate tfieicevauctions in 2009, followed by a slow recovery that
into medium- and longer-term space needs, desfxedsfiace may not experience a return to longer-

will remain negative even after job losses Fabskey.question term trend-like growth until 2011.

that remains is whether the majority of thesseptvére cyclical

and therefore will come back as growth reiuvathaenthere are  Slow road ahead

structural changes in sectors such as housiraneiadiservices  We believe that true stabilization likely wdwitdalatil early 2010,
that are unlikely to rebound in the near fatureh@v the overall and that recovery and self-sustaining expamsiblikadg to occur

economy improves. until the second half of 2010 or beyond. Thpaghféve months
have provided the erst positive signs thatsb®nemay soon ease
Consumer con!dence upticking marginally its grip on the global economy, the road ty keilaesnain turbulent

There was enough positively interpreted ecomsihiatreenerged as many downside risks remain.
during the second quarter to encourage constithersvtrst
may be past and spark some initial optimisirduaditton from Federal policy continued to be aggressive eantgryillions of
recession to recovery may be nearing. Howetgefrowpdune dollars in combined bailouts, direct spendieglitexnonetary
indicated enough of a setback to raise questibonhether the expansion and incentives for the private seetahéo!ow of credit
recent rebound will ultimately will be sust@madilener conedencecontinue to work their way through the systéhmanbenthe last
bounced back during the second quarter frams bohistoFebruary;of policy action. The recession currentlytisdotojeisd in the
however, the Conference Board’'s Consumer Comdeemitepped fourth quarter, but there is little reasonviothati¢he recovery will
in June, falling to 49.3 from a reading oM&y.8Fneling consumerBe V-shaped. Employment losses likely will iobm2®1€ across
good mood was the recent stock market ratly,threv&P 500 rosea wide range of industries. Isolated pocketthoivdirappear in
30.0 percent from a low on March 9 to neamyalidogses since thenarkets with a heavy concentration of growibsiisdabktas health
start of the year. The return of some risk apetgénvestors was care, education and government. However, uedsoaaple
certainly a positive sign. best-case scenario, the U.S. economy willydecigiasit in 2009,
followed by a slow recovery that may not expeetmoeo longer-
Another critical precondition for recoveritisiatabme values. Theerm trend-like growth until 2011.
most recent S&P/Case-Shiller Home Price Indéxghleasapeat
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Total nonfarm jobs  Total nonfarm jobs 12-month

12-month net change 12-month percent Ofece jobs* 12-month Ofsce jobs* 12-month unemployment
MSA (000’s) change net change (000’s) percent change Unemployment rate changes (bps)
Atlanta (138.3) -5.7% (57.6) -8.8% 9.6% 400
Austin 4.2 0.5% 2.0 0.5% 6.1% 220
Baltimore (37.8) -2.9% (14.3) -4.8% 7.6% 450
Boston (68.6) -2.7% (36.3) -5.3% 7.5% 300
Charlotte (51.4) -5.9% (23.7) -10.0% 12.0% 620
Chicago (203.3) -4.5% (74.1) -6.4% 10.5% 440
Cleveland (50.6) -4.7% 17.7) -7.6% 10.1% 350
EIES (52.1) -2.5% (39.9) -5.1% 7.1% 250
Denver (49.3) -3.9% (19.6) -5.4% 7.5% 300
Detroit (158.4) -8.3% (56.9) -11.7% 15.4% 670
Houston (56.3) -2.2% (23.4) -4.1% 6.9% 250
Jacksonville (28.0) -4.5% (9.6) -5.9% 9.7% 450
Los Angeles (256.6) -4.6% (90.6) -6.2% 10.7% 450
Minneapolis (64.5) -3.6% (21.8) -4.9% 7.8% 310
New Jersey (135.1) -3.3% (58.7) -6.0% 8.8% 370
New York (98.8) -2.6% (56.7) -4.6% 8.2% 340
Orlando (62.6) -5.8% (24.5) -8.8% 10.2% 500
Philadelphia (87.5) -3.1% (32.4) -4.6% 8.2% 330
Pittsburgh (30.6) -2.7% (8.4) -3.3% 7.3% 260
Raleigh / Durham (26.8) -3.3% (6.8) -3.7% 8.8% 410
Sacramento (46.1) -5.2% (16.6) -8.8% 11.1% 480
San Antonio (6.9) -0.8% (7.7) -3.9% 5.8% 170
San Diego (51.7) -4.0% (12.5) -3.8% 9.4% 400
San Francisco (90.4) -4.4% (0.2) -4.8% 9.7% 460
SEQN[E] (40.0) -4.4% (13.6) -5.3% 11.2% 570
SEEuE (64.4) -3.6% (25.3) -5.8% 8.8% 430
South Florida (159.5) -4.3% (46.4) -5.1% 9.4% 420
St. Louis (44.9) -3.3% (8.7) -2.8% 9.0% 310
Tampa (50.4) -4.1% 13.7 -5.6% 10.6% 470
Washington, DC (35.3) -1.2% (5.4) -0.5% 6.2% 270

Source: Jones Lang LaSalle, Economy.com
* Oflce jobs include the professional and tBesiviess information and !nancial activites sect
** All employment !gures represent data a2@d®ay
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U.S. ofece market

Eighteen months of continued job losses thtbegh®itmarket  have been very willing to negotiate to muenidesszls in short
have shifted fundamentals further in the dirésmtiants. Rising periods of time to increase demand for thexd e kerate cost
unemployment levels in the second quarter fnishsd auailability recovery opportunities.
levels and overall vacancy to the highestxarbinyears as
tenants looked to shed unnecessary occupandshdestsur All regions of the United States and all ippestnate been affected
velocity increased in some markets and sigoslgtitly improved to date. In the second quarter, the largesaddade® the market
decision-making among corporations, tenamghassitb commit stemmed from ¢nancial companies and bankimgnmdbiotech
to long-term real estate decisions depressgdddi@iiijnonce againand pharmaceuticals companies, and media amchteleebion
outlets. From a location standpoint, the santhesestern markets
The uptick in sublease space offerings, corttbthedsleiwdown in were once again most affected. Fort Lauderd&alriviBsach
leasing activity, eroded rents further. Lanclieedingly discountedand Raleigh / Durham, along with San Fran&dammarndalley,
marketed rents in the second quarter to combag declpancy  contributed to the largest quarterly increabésaisesofferings.
and compete with the sublet offerings thatgilee market.
We expect these trends to continue as thectutifiegmnomic Sublease vacancy levels, which remained 38.Bgleregreak
contraction elters through to real estate yleaughd and into 2010levels established during the last recessimedootescalate
quarter by quarter. With most economists ntnggokdosses to
Landlords increasingly discounted continue through the majority of 2010, we desublesse levels to
marketed rents in the second quarter to increase further, approaching levels set ir¢tesason.
combat declining occupancy and compete
with the sublet offerings that piled onto Leasing activity and demand levels trend dowrefurth

the market. Not only have landlords faced increased cofmpetisoblease
space on the supply side, but also the numibetoirtéhe market
Available sublease space nationally swells contributing to demand remains low and leg#inglaetd. Other

The continued declines in the labor marketsagrttiio years  than taking cost-cutting measures, most tersamési neomcommittal
have resulted in the addition of millions ofesjuaErepace options in approaching real estate decisions and dratthingatted capital
for tenants through the sublease market. SphlEasacancy has or operating costs. After falling 20.6 peteemtshduarter, leasing
increased by approximately 31.6 million sqirara teet years ago activity declined by an additional 10.4 péhees¢@ond quarter, and
and nearly 50.0 percent from 12 months agedontheuarter of levels were down 41.0 percent from 12 months ago.

2009 alone, sublease space increased 10.2qptzdiB5t 2 million

square feet. Approximately nine blocks of cospigc®greater tharleasing activity hit near-lows in markets seshRaliWBeach
100,000 square feet were added to the marketiontthguarter, (80.1 percent quarterly decline), Atlanta eEhbqerterly decline),
while an additional 14 blocks between 50,0@0008dst@iare feet Chicago (47.5 percent quarterly decline), Ghér2opiercent

came to the market for lease. quarterly decline) and the Washington, DC CB&da@&t fuarterly
decline). Meanwhile, lease-expiration-drivandleziewals drove
As tenants’ choices continued to swell, sutdeags oértainly leasing activity levels up slightly in Dabae|ptid, Boston, San

impacted rents. At the end of the second gbéetere Spaces wereFrancisco and Denver.

being marketed at a 15.7 percent discount fecewasizdate on the

direct market. This relects the challenged intmreleasing and On a positive note, broker sentiment from aroauadtti pointed
the differing motivations of tenants lookiagytthishy to mitigate  toward an uptick in tour velocity at the ersobiigequarter. The
occupancy costs as compared with landlordsioptjrakds and  increase in velocity noted in various marketis tregamddle of
return hurdles. In some cases, tenants thatbnesublandlords May and carried through to the end of the satendrgis was a
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good sign that at least some tenants were begéxpioge options JPMorgan Chase and Barclays. New Jersey atspesdolea

and make decisions. We do not expect thigraiastate into a uptick in sublease space stemming from phaanaceltiance
signilcant increase in completed transactimnthbetad of the companies, including Barr PharmaceuticalsSBatinaf and
typical summer slowdown and forecast that Heasitegractivity wilMorgan Stanley, among others. Miami and Ralkayh A3o saw

continue to have a net negative impact on occupancy large upticks in downsizing and subleasesriaiah trahnology
and biotech companies. Minneapolis, San DitgoB&l&atore and
Vacancy hits six-year high Pittsburgh all demonstrated occupancy incitbasssciond quarter.
The increased space options on the subleasaloragkeith The vast majority of those increases weredatitrinesmebuildings
some scattered new developments across a haadfatf delivered with signi!cant preleasing in pladadrcoloplast's new

have pushed vacancy levels to recent higrend\bftthe second headquarters in Minneapolis, Westinghouse'srexpBitsburgh
quarter, 14.7 million square feet of occupasdiftedvacancy and Integral Systems’ move into a new defigeBgliimtore suburbs.
levels from 16.5 percent to 17.0 percent. Bigbtgdnt of markets
that Jones Lang LaSalle tracks reported ocoapasduting Occupancy losses of 34.0 million square faet!ostesix months
the second quarter. Markets that led the dbatied Mew York,  of 2009, totaling 1.1 percent of the entinevefitery, have pushed
New Jersey, Miami and Raleigh / Durham. New/hbhavda vacancy up 180 basis points from the end af@Q98VeE of
by additional nancial sublease space congngarkét from 28 oflce markets that Jones Lang LaSalle stetkegmupancy
losses through the !rst six months of 200%lWdat&ch, Miami,
O Clell] (WA I N (e R ol o ReleT T RGRTE e RNTIEEBE el Jacksonville and New York all demonstratedateasetodpancy

% ™ declines equating to more than 2.0 percerheénttal. While

E 10% occupancy losses through 2009 were evenlwsptittbetCBDs

% 0-8:" and suburbs, vacancy levels maintained a vigtigapfor tenants
2 Sif in the suburbs continued to be more plentifeltatith vacancy rate
g o in the suburbs closing the second quarter etc#®1? g5 opposed to
g ZZ; 14.4 percent in the CBDs. The Raleigh and CBktsong with

% ZZZ the suburban Eastside market in Seattle, wayentfaekets posting
Z o single-digit vacancies at the end of the sedand qua

-1.0%
Q22007 Q32007 Q42007 Q12008 Q22008 Q32008 Q422089 QQ2 2009

Source: Jones Lang LaSalle

Top subleases added during Q2 2009

JPMorgan Chase 277 Park Avenue Plaza District New York City 456,842
Fox Interactive 12121 Bluff Creek Drive Westside Los Angeles 380,000
Barclays (Lehman Brothers) 1271 Avenue of the Americas Plaza District Néw York C 204,066
Amgen 2380 and 2400 Canejo Spectrum Los Angeles North ngeléos A 200,000

Bank of America 30870 and 30930 Russell Ranch Road Los Angeles North Los Angeles 179,982

Barr Pharmaceuticals 225 Summit Avenue Upper Bergen Northern New Jersey ,500 142
Wellington Management 100 Federal Street Financial District Boston CBD 52 134,3
Cognos (IBM) 15 Wayside Road Northwest Boston suburbs 102,384
AOL 401 Ellis Street Mountain View Silicon Valley 100,842
vmWare 3210 Porter Drive Palo Alto Silicon Valley 95,500

Source: Jones Lang LaSalle
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Demand down and supply up spells only one thimg: re
corrections across the board

After more than four quarters of substantsdsroraeentives,
landlords responded over the past two quartgpiby tharketed
rental rates. As competition among landlongiettesaats has

been signiecant, most large U.S. corporationat lyavéully worked
through the translation of their business @laesiinm- and longer-
term space needs. To date, these tenants hiwebpimgmediately
redundant space to market for sublease. Ecteuisnondieadcount
and occupancy tend to lag, so a continuedafisposal is

become especially intense, overall marketeztliants 514 percent expected, regardless of changing economi@sigmalsil effect of

Marketed rents registered sharpest decline ordrecQ@2 2009

6%
4%
2%
0%

-2%

Quarterly percent change

4%

Q2 2007 Q32007 Q4 2007 Q12008 Q2 2008 Q32008 Q420m®9 QM2 2009

Source: Jones Lang LaSalle

the economic contraction that already has etetgiatb portfolio
and space planning. If, as most economistgirémises continue
through the majority of 2010, we can expect spbleaso remain a
major factor in the marketplace into 2010 as well.

Tenants with solid credit will have a
substantial window of opportunity and
increased leverage with respect to choice,
competition and cost over the

coming quarters.

One long-awaited new trend did begin to emelghdamna of
the second quarter. Distress levels increasedoemmoagial real

during the second quarter, the largest quaperdyatis markets thatstate investors, and defaults began to pa&vemimsrkets. This

Jones Lang LaSalle has on record. Over thenosshd 2asking
rents across the country dipped 9.8 percent.

Effective rents, which take into account comsessi@s rent
abatement and tenant improvement allowances|ihadeld.3
percent from 12 months ago. Markets with thddaitiges were
New York, Los Angeles, San Francisco, BostahangionaDC,
with some segments of those markets reportionglfl@sgercent
declines.

Rent abatement has continued to escalate, ad/&ragimghs
for new deals around the country. Tenant impaii@uasces,

is clearly only the beginning of this wavelag thellemergence
of ownership defaults poses signiecant riskat®dad owners
alike, has implications for transaction attirgtyefnt and property
value trends.

Overall vacancy will peak above 20.0 percerhérighe last
cyclical peak) in late 2010 or early 2011, aesidts r@ntal rates
will remain under continued pressure for tealitedature. We do
expect leasing activity to increase eventaabyesdome out of
hiding and «nally make some critical longectsionsd Tenants with
solid credit will have a substantial windowtohitppod increased
leverage with respect to choice, competiticrt aner ¢be

however, appeared to have peaked out as lerideestamsl remain coming quarters.
capital-constrained. As a result, after ineneasittgan 30.0 percent

over the past 18 months, allowances have stabilitetpast
six months.

Looking ahead

While construction activity and new supply fiskitednwith a few

market exceptions, fundamentals are certaimu® twoshift as a
result of the demand outlook. While occuparesyalesdidy have
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* Montréal, Toronto

* Baltimore, Pittsburgh, San Antonio, Aust

Dallas, Denver, Houston, Minneapolis,

Raleigh / Durham, Seattle, Washington,
Atlanta, Boston, Charlotte, Chicago,
.\ Los Angeles, Miami, New York,
. Philadelphia, San Francisco

\ Fort Lauderdale, New Jersey, Sacramen
. San Diego, Silicon Valley, St. Louis, Tan

Detroit, Orange County, Orlando,
West Palm Beach

Slowing market Falling market

\I——o Cleveland, Jacksonville

Rising market

The Jones Lang LaSalle of!ce clock demonstraemgrhmarket Approaching the middle part of the fallingeganket,sents have

sits within its real estate cycle. Marketsygeremlitlockwise arourfdllen more severely, the amount of subleabaspaaehed new

the clock, with markets on the left side aktigertwally landlord- heights, and leasing activity levels have reeaiessed. Numerous

favorable and markets on the right side genaraHiavorable. markets in that segment have a long way yeithaéaibect to either
robust development pipelines with minimal gpr@i¢hsinontinued

Job losses continued to stack up across thehzougtiymid-year contraction of major industries that drivefiegaiarkets.

2009, placing enormous pressure on supply, ddrmpenthg

dynamics throughout the oflce market. Markibies togeof the clocHt is highly likely that the vast majoritg ahafkets will remain on

have sustained the strongest demand fundanettaisabdiding  the right side of the clock over the next 12asiiHssses still

the growing federal government in the Baltiooenckthe stable, occurring will likely have a lag effect oeg¢haarket through the

diverse private sectors throughout most of d@xdstestourgh. early part of 2011.
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Capital markets

Capital sows plunge further Net borrowing of commercial and multifamily mortgages has coll

Despite mounting evidence that the economp@abisyséem

may be stabilizing and credit markets impsreihgstnot been
measurable improvement in the capital maddatprimpearty
transactions. In fact, ofece sales volumes @tbevaetfurther in the
second quarter to a new record-low level ohapedyco2.0 billion.
This represents a decrease of 46.0 percentdrsirgtiaeter ofece
volume and an 88.0 percent decline from theusatendf 2008.
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For the erst half of the year, ofece volugte$6télbillion, down fro
$30.6 billion in the erst half of 2008 andiliB0.during the marke ® Mutifamily Commercial
peak in the erst half of 2007. From a traresdisfityrperspective,  source: Jones Lang LaSalle, Federal Reserve
the market's absolute trough likely occurrettieisengnd quarter. during June to 650 basis points. This is datematdpdiom 875
However, given the continuing reality of theélozstate debt basis points as recently as March, but theserspraadhistorically
markets and the only gradually building nagtressfin the market,wide, and additional shocks (including crgdiovatigrades) could
itis highly likely that property trades willaeexéiemely depressedesult in further widening.
levels throughout the remainder of 2009, viithytetal ofsce
transaction volume falling by 60.0 to 80.0fmenc2008. Beyond real estate credit markets, broadenequitparate debt
markets have seen conditions continue to iomrtheHighly
High-grade corporate bond issuance comprises nearly entire market to date i dysfunctional markets at the end of 20081%'(“386“ estate
trusts have taken advantage of this sustainegdriemrdn the
=RMBS cmes I United States, combined REIT equity and dedat isgharrrst
B I I half of 2009 totaled $17.3 billion, a robuséifiora9.2 billion
= B
[ |

$3,000

ic

High-yield corp m High-grade corp
s during the same period in 2008. Such strorig t@pitiE-raising,
in addition to the rebound in REIT stock mécearsirMarch, could
serve as very early indications of a bottonasing-swibsequent
recovery in broader real estate markets. Becpubkkctimarkets
led the private markets in value declines gnitie this real estate
downturn, there is hope that the rebound ircBEifigy be a
leading indicator for a recovery. REIT pricesubstantially below
previous peaks.
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Securitized debt on ice

Although the market for new Commercial Mortgah&&arities Fed moves

(CMBS) remains at a virtual standstill, soevetaterg tnitial signs  Government support of the market through tisséfeBacked

of increasing activity in U.S real estate cledét reaently have  Securities Loan Facility (TALF) program rencais®the industry,
developed, including signs of life in the meristirig CMBS. Sinceilthough its ultimate prospects and the priejs# tiglief remain
June 18, four Re-REMICs, which are restructinegssaances  very unclear. Still, the evolving programyicariitielate to provide a
of an existing CMBS, have closed and raisdiib#110 thie current hoost in liquidity in the real estate debt avatEehaps, eventually,
environment, the Re-REMIC issuers are takiggC8#B8 inventorythe market for real asset transactions. Theo@#rf, @s it relates to
and repackaging the bonds to create new Aes s@oothter CMBS, has gotten off to a decidedly slowistastas requested
positive trend has been the decrease of AAMEBexp@ads just $669 million in loans for existing sebtwiigls the facility in July.
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This followed the June application window, timevidgdireceived  of the previous commercial market upcycleinugl toimcrease

no loan requests. Given the uncertainty regaeidialy pvhich supersignilcantly, eventually challenging or extieedgrity of market
senior bonds are eligible for the loans anabti@wal those bonds,conditions during the early 1990s.

program activity may continue at an uninsgringhgacear term.

Even when the TALF program begins to prompttrimotren@WBS Eventual peak-to-trough average
market, the future of securitized debt for imeakastate will value declines in this real estate

continue to provide signi!cantly reduced tigandithas over the downturn appear headed for the

past decade, and it will not emerge in the saiBedoritized debt 50.0 percent range.

markets for real estate are likely to retumglil@dsand smaller

form with much greater transparency requirechdadsnassociatedvalue correction will continue

risk. Another government program, the Treastmeb&p&ublic- Since late 2007, cap rates have expanded thatiugl®unarkets
Private Investment Program (PPIP), has raisefljnopestarting and product types. Because of record-low tnarsaaties in recent
the securitized lending markets as it is designaavé “toxic assetghonths and the fact that most deals occurritoghseenvery

from banks’ balance sheets by matching Tredgwaydetpans particular circumstances, it remains veryaifistéttain the precise
with selected private fund managers. PPIPititigpsefected magnitude of this pricing correction. At prasgof, e larger
managers to buy CMBS originally rated AAAn&ticonTALF transactions that are able to close do so @sgumitible or seller
and PPIP eventually may be successful in Hegitedngxisting  !nancing. Investors are still generally une@sypeétties offering
AAA-rated CMBS inventory that is obstructingethenaianay in ~ anything beyond very minimal levels of peséeifeetising much
turn create new lending capacity. Traditioralafadebt, namely more on very secure, long-term, high-credistreamzeif they are
from commercial banks and insurance !rms|aie dveiwith seriously in the market. Most anecdotal evititsite gap rates that
signilcantly more expensive pricing and in alleslkchomks of have increased by at least 250 basis points &fusolthe peak of
below $30.0 million or $40.0 million from roest $big makes the market in early to mid-2007. This incrdzesentamsiderably
Inancing larger transactions especially clipfladgianslates into higher in secondary and tertiary markets withattmwwhr buyer

the need for syndications and markedly increased pools, in markets that have weaker fundamefdalkzssets of
equity requirements. lesser quality.
Delaying the inevitable Given the signi!cant expansion in cap rategestahes have

More than $300 billion in commercial mortgestmated to maturelready approached 40.0 percent in many madkats nharkets,
during each year between 2009 and 2011. Wigh thaglaitude  the re-pricing has been even more severe, amdnketsyalso

of re-pricing that has occurred, coupled gtiethed real estate  are beginning to suffer from sharply decliaimgtesnieading to
lending markets and rapidly deteriorating fuaisladistréss amongfurther value declines. Such valuation chaygésiitiya equity
owners is growing and will continue to do leasottet next one to positions of many highly levered purchaseasifféve years have
two years. To date, however, there has beely littitiforeclosure vanished entirely. Although the cap rate expyafesiotentially may
and forced selling activity. The majority sfdeaneto be more end by late 2009 or early 2010, downward pnessuesaould
willing to extend loans in the hope that rg!nanditions and markée sustained well into 2011. The outlook fowsastritinues to
fundamentals will improve measurably in théewoysags. As a  deteriorate for the coming 18- to 24-montlgigeridde severity of
sign of the growing stress in the market, Eraplictded that an  the recession and the continuing shock to thardkdniEventual
additional $3.8 billion of securitized loamaneéeered to special peak-to-trough average value declines inghiatedbwnturn
servicers during June. As of mid-year 2008e4t9tpevolume, of appear headed for the 50.0 percent range.

all CMBS was controlled by special servicersaae of 50 basis

points from May'’s total. Given mainstream fontbookmuing very

tight lending standards, it is possible thatarteaps even a majority,

of 2005-2007 vintage loans will not qualifyafwingl. Therefore,

distress among investors, particularly thosedhaschat the height
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Atlanta

Economy Economy

Metro Atlanta’s unemployment rate Austin, one of the only areas in the
reported additional increases during nation to post positive job growth in the
second quarter 2009, rising to 9.6 percent erst quarter, gained another 4,200 jobs in
by mid-quarter. The state of Georgia, May. For the fourth consecutive month,
meanwhile, lost 322,000 jobs during May Austin was the only large Texas metro
2009, with factory payrolls posting the area to gain jobs. Government and broad
largest decrease (136,000), while builders services sectors continued to lead the

(79,000), retailers (21,000) and *nancial semsd@y,000) contributed  growth in the region, and layoffs appear tediagefe While the job
signiecant losses as well. Although forecass$s addigonal layoffs this yeagrowth is encouraging news, the populationgsag@greater clip than job
the rate at which jobs are lost is expectedve stowing based on recentgrowth. Correspondingly, at 6.1 percent, Aestiplsyment rate increased

employment trends. at a slower rate than the national average pastrytbar, and areas of
employment contraction mirror those in th&JgreateStates (construction,
Market conditions professional services, etc.). The local ecdrmntirwié to fare well

Second quarter 2009 saw a return to negati@lesdirptibn as more than through the back half of the recession, witmempaywth provided by the

72,000 square feet of net losses were repatiedalyd®60,000 square technology and government sectors as well aatad edwkforce provided

feet of negative sublease absorption was reddedemlAtlanta during the by the University of Texas and other instithigimsr @ducation.

quarter. These combined occupancy losses pustezdlkivacancy rate past

the 20.0 percent mark for the erst time sireredy2@d4. Also contributing telarket conditions

the rise in vacancy was one new Class A delaety 550,000 square feeStrong tenant-favorable conditions persistétithaf¥se market.

Although the building was half leased, tenantsedlinto 84,600 square Concessions were commonplace in proposalstandsir@sking rental

feet during second quarter 2009, with thestngifdaiging space scheduledates dropped 1.4 percent over the last threeEnistithg users avoided

to be occupied by early-2010. signing speculative ofece expansions in &mlaffptcash in the black. New
construction tapered off, with just over $idvaEquire feet currently under

In response to sluggish demand in recent menailps dinect rental rates  construction, at over 60.0 percent pre-lease@l direct net absorption

declined for a «fth consecutive quarterpf&ihd 8 per square foot. Less for the quarter was negative 900,000 squanmedteadancy increased

than 2.0 million square feet of leasing adtirgfyortad during second approximately 200 basis points to 16.0 percest fuaanter 2009, the

quarter 2009, marking nearly a 60.0 percenidagpity levels seen largest quarterly uptick in over sve years.

during erst quarter. Interest rose though, #samét& million square feet

of requirements were active throughout theemetrtharend of second Outlook

quarter. Additionally, several notable srmsrhianitée] to space in recent Sublease space will continue to be a growimgvactorcy as tenants shed

weeks including Corrections Corporation of Aisenisa,Corp USA and a excess space. Landlords will be even more aggtassntal rates in an

headquarters relocation by NCR. effort to retain existing tenants, compete sulthethige market and attract
the few large requirements in the market. ixeepiteat! drop in demand,
Outlook some large deals have been successfully sigasds@Nest Bank Group

Although job losses are slowing and signs ateecowary are on the  leasing 174,000 square feet, SolarWinds expandint0,000 square feet,
horizon, Metro Atlanta still has obstaclesamevA&pproximately 1.5 millicand Teachers Retirement Systems taking 47,608etqili&is activity will
square feet of largely un-leased space sheulthdeéumnarket in the next help to buoy net absorption in the third arguéoteth

six months, which will undoubtedly cause avapieciyn Additionally,

rental rates can be expected to decline fubeasimg activity rebounds

noticeably. Despite the prospect of a slow, iettamtaycontinues to provide

an affordable business climate, which is esjtea@ile for those erms

looking to reduce costs in order to weathentis@storm.
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Economy Economy

Unemployment in the Baltimore area During the second quarter the region
skyrocketed over the past 12 months, as remained mired in recession, but recent
weakness in the !'nancial sector led to glimmers of hope point to an end to the

a substantial drop in economic growth. economic freefall. For the 12-month period
Heavy job cuts produced a 350 basis point ending in May, the region lost 68,900
annual increase in area unemployment jobs. Oflce-using sectors combined to

rates, which stood at 7.6 percent at the endha Magt recent month lose 36,300 jobs during the same period adootm8meercent of total
available. Despite the job cuts and high unemyplegnyepublications employment. Despite the heavy layoffs, an egcsigragias that the

ranked the Baltimore area as one of the citiéslpntstvithstand the May total represented a slight improvementlfsoyeapover-year loss.
recession. This is largely because a signittambpds economy centers According to the New England Economic PattreMbigsachusetts
around the government, education and life smieasdisat are well- economy is expected to remain in recessiomyu2@il @alue mainly to its

insulated from economic cycles. In additicoreBafinoximity to Fort Meadeéependence on business investment, which lagataigvem
and Aberdeen Proving Grounds provides manh@hssirAs a result of consumer spending.
these combined factors, Baltimore has escapsfdtsohmershest economic

conditions that are impacting other metropalitan ar Market conditions

Second quarter net absorption was negatives@ba/@f@et due to a
Market conditions notable increase in sublease offerings andteracttons. The CBD
Despite the struggling national economy, theeBHltte market remained posted one of the steepest declines in occupacardamith negative net
relatively stable in the second quarter of 208&k dhspeculative absorption of 516,889 square feet. Finanaatsempanies continued to

development, which may have hindered groytsinithe major reason shed unoccupied space and sublease spaceinfierirsgsl substantially.
that market conditions remained stable. MoBpmycBat of the space  Tepid demand coupled with ample supply hasimdutoseh Boston rents
under construction was preleased by the eadanitiguarter. The markesigni!cantly. Asking rents for premium towenspdg&70.00 per square
was tighter in Suburban Baltimore than the @BDuaihef the struggling foot gross in late 2007, were approximatelpeisgj0@re foot gross at
Inancial community is based. Consequently,rSBaltirbare experienced the end of the quarter. In Cambridge, theamaerayl kate remained steady
a year-to-date net absorption of 282,615 stuahefeas the CBD postedat 16.0 percent and leasing activity was eu€aimbridge submarket,

a year-to-date net absorption of negative Ifilg&2fest. Deliveries largely occupied by high technology, pharma@dititakcience tenants
and tenant demand continued to wane in theusetendhys tenants has weathered this economic downtown reldto@iyparsdd to other
maintained the upper hand in most of the submBakéatsore. submarkets in the region. In the suburban imiéeketywmdevelopment
remained slim, conditions were tenant-favaradédellagacancy increased to
Outlook 22.6 percent and the average asking rent de®figedPtper square

Baltimore’s tenant composition and modest devkbgnpositioned the  foot gross.

market to weather the storm better than mosnatéoketly. With private

sector tenant demand likely to diminish aiolegist2809, tenants that are Outlook

out in the market will have more options thameh®d in the past. The The second half of 2009 will likely resemiste Wihile the worst of the
increased competition will force ownershipsorhemaggressive with  job cuts may be over, the real estate maekeaimilir slow-motion.

rental rates and tenant improvement packages soreatof the most Tenants have the opportunity to take advargggessive rent reductions
favorable market conditions tenants have exjperigrars. As President and concessions. Landlords will face strong@ompetivill likely grow
Obama continues to roll out his programs iestidlestducation and increasingly "exible during lease !'nancingicliscuighe long-term forecast is
healthcare, many Baltimore-based companieg sheuktlpient of greaterfor moderate activity as normal lease expoatline with a wave of lease
funding, creating additional of'ce demand. expirations caused by short-term renewals sigtihediast year.
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Economy Economy

Now that the dust from the consolidation In line with most major metropolitan areas,
in the nation’s second largest banking city the Metro Chicago market posted weak
has settled, the attention turns to Bank of economic activity through second quarter.
America’s and Wells Fargo’s corporate While slight progress was noted in the
solutions regarding employment count form of results less-negative than in recent
and ofece space needs. Wells recently quarters, tight credit conditions persisted

announced they would be laying off an addiiemgdl&yiees in uptown overlong with continued contractions in businessamgcspending. The
the next two quarters. Charlotte realizedgti$Bsb0 job losses in the srsinemployment rate reached a 26-year high dugingOVfagercent. Of note
half of 2009 as the unemployment rate rospa@B8t0OBy comparison, inwas the year-over-year tally of ofece-usingremiglosses which totaled

2008, the region lost 29,785 jobs and <nishedwithercent 73,000. Layoffs continued, however the paes of losst sectors abated
unemployment rate. during the last few months.
Market conditions Market conditions

Deal velocity and activity continued to slomoasi@uacertainty is at the The list of sublease offerings grew throughritlejsacter as businesses in

forefront of tenants’ minds. Leasing acthétgdairter was down 32.0 the CBD continued to evaluate their operatitnahdegghtsize or downsize

percent compared to the second quarter of 26@Bg-at industries have space accordingly. This trend, coupled witteaa ofarost-conscious

been affected by the turbulence caused byrtbdaegpst players. For  tenants, drove down the overall gross askingher@8D market. In

the erst time ever in Charlotte, the numbarefesfiio come available fortoday’s economic environment landlords are @zenceaned with the

sublease outnumbered the leasing activityorl2@@@. Additionally, sevencreditworthiness of their tenants as many aendederessure to not only

uptown buildings at the end of the second agianter 00,000 square feahcrease occupancies, but «ll available spatableitrms. Tenants are

of contiguous space, in what has been histoeicdlthe tightest markets iscrutinizing the capital stack and debt magditjesaf the property in order

the country. to negotiate increased concessions and faes@bdertes. For the third
consecutive quarter, no building sales translastéohis the CBD, however

Landlords have become creative in structusngédiasey that supply is two new buildings came to market.

through the roof and demand is at an all-tBoevandlords are allowing

their tenants to cancel their new lease penaithifrehe «rst 18 months ofMarket activity in Suburban Chicago remairedwibvihie orst half of the

a three-year term, provided 60-day notice. &hgusdssiniform, given theyear, shifting to mostly cost-driven tenaniobmdtisats of all sizes have

average 19-month timeline to lease newly vaeatdrsfiards are doing alldirected their space decision-making to thadigshsdor the least out-of-

they can to retain their existing tenantsampgstive market. pocket costs, be that on a direct or subleageskimgjsental rates trended
downward as direct and sublease offerings leaged#oe average.
Outlook However, rates have declined by less than @tGiperthe beginning of

Vacancy in downtown Charlotte will jump inigitaiblesr the next 18 to 2de year as landlords attempt to maintain $aghilateffering increased

months as just under two and a half milliofestjaaeeprojected to deliverconcessions whenever possible.

There is also concern that Wells Fargo andABearicafwill back out of

additional space they had originally plannagytevben construction bega@utlook

thus boosting vacancy further. Wells Farg@atipslaimmsized to 400,000 For the remainder of the year, most activeniiramtsnue to seek out the

square feet in what is now dubbed the Duke éntergy C best bang for their buck. Sublease space adtifiersist, providing viable
options for those still unable to make longerreritments. Asking rates will
continue a slow descent, as landlords woubdfeatihereased concessions
than take a hit on face rates.
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Cleveland

Economy Economy

Unemployment in the Cleveland region The Dallas Fed reported that local labor
increased 350 basis points to 10.0 percent markets remained weak, however there
over the 12-month period ending in May were signs of increased stabilization with
2009. While total employment has seen several industries reporting that demand
modest growth since January (1,500 had improved slightly or had !'rmed in
jobs), May’s year-over-year employment recent months; conditions characterized

was down 50,600 jobs. The !nancial activitiefessional and business as “bouncing along the bottom.” While thesostlmekvhat more optimistic
services industries experienced employmentognoMytilfto May of 400 than in the !rst quarter, market sentimentadesrtgraely cautious with little
and 1,600 jobs, respectively, marking theclaiseiirtemployment for thesexpectation of sustained improvement in theméabta market conditions
industries since mid-2008. However, overallslamadayontinue to rise asremained soft as !rms continued to implengeinebias in the face
job losses spreading across industries wi# tmotitareigh new entrants tof uncertainty.
the labor force over the next year.

Market conditions
Market conditions Dallas’ net absorption fell into negative demiitgryhe second quarter
Overall leasing activity continued to declgtettte@econd quarter of 200®llowing a slow fourth quarter in 2008, godrtest2009. Sublease space
with negative absorption of 208,358 square fadiuilisan market continuedse considerably in the second quarter, intwehsih@ghest level in over
to struggle as all submarkets posted negatpt@algitin the exception of three years. Quoted rental rates have contieakde@s market activity
Southeast. There were signs of positive movhimeheWiBD, which posteeémained subdued due to risk aversion andcibedinaim experienced
a positive net absorption of 12,894 squaredizests Asand B posted positibg tenants and owners alike. Capital markgtseacsivied at signilcantly
direct net absorption and Class A posted pesdivalisorption (includes reduced levels, with limited activity maiolgddstsmaller properties.
subleases). Overall quoted rental rates weleyHthyyiost do not re"ect the_easing and sales activity is projected to reecaicea levels through the
change in net effective rents, which were ldoénelaencessions being end of 2009 and into early 2010.
offered to tenants.

Outlook
Outlook A slow- to moderate-paced recovery is progectadiade in 2009 or early
A lack of business development, coupled witeriheecession, should  2010. A modest construction pipeline of 2 Soprlliofeet at mid-year (1.5
continue to weigh heavy on Cleveland’s of!teveatke next several  percent of total current inventory which wascéhtOppeleased at the end
quarters. While the current 'nancial turmoddtasated the rate at which tbéthe second quarter) set to deliver in 20291€easlyould help to keep
Cleveland market is losing jobs, it is a trbad Hesn present since 2001.overall absorption positive relative to othél gajuarkets. Longer term,
Given the fact that Cleveland has been recademtyfardecade, the oflce the underlying drivers of population growthekhagitgerate headquarters
market has not experienced overdevelopmehis\Wililedlp to mitigate and distribution activity—will help Dallasrforoutpe U.S. A combination of
substantial drops in rental rates and incrgasandy, rental rates will technology companies like Texas Instrumentsicadiomsurms like AT&T
continue to steadily decline, while vacangyisteadges through 2010. and energy companies like TXU, and the gepegallgsas economy, mean

that Dallas is well positioned for recovery.
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Economy Economy

Historically, Denver has trailed the entry Detroit's unemployment rate continued
and exit of recessionary periods by six to to hit unprecedented levels (14.1 percent
nine months when compared to coastal in May 2009) and was up 5.9 percent

tier one markets. It is likely that Denver’s from just a year ago. All sectors have
ofece market recovery, in particular, will experienced erosion; however, the ofece
be consistent with historic performance sectors remained one of the most affected.

aided by improvements in the residential eeakegiaind continued grow@fece jobs have declined by nearly 11.0 perciat year as concern
and development of government services anavlide@mergy sector.  continued to heighten over the region’s case Trituking anticipated
Additionally, unlike national unemploymenticatesntihued to increase Chrysler and General Motors Chapter 11 bapkngpitizations are
throughout second quarter, metro Denver’s ursingéayeased after enally underway with the federal governmetensaly imvolved. Further
peaking in March and held steady at 7.5 perggmyabhApril and May.  job cuts are certain to continue as automoliiees sligip their business to
accommodate industry realignment.
Market conditions
Negative net absorption recorded in the CBRsSauth®8outheast Market conditions
Suburban during second quarter pushed theaketat mearly 1.0 Landlords continued to aggressively pursuéahenfisvwhat were in the
million square feet of negative net absorptiordgegrconcurrently, the  market, however, deal volume remained lighttroihe=gion during the
metro reported a rise in vacancy, ending theaglédepercent direct and second quarter of 2009 as large and small catipa@iesit the ultimate
16.4 percent when including subleases. Subittada@isiderable rises  fate of the major automobile manufacturers.eSdmapariieen extremely
in vacancy, such as the CBD and the Southeastigatzd by reserved reluctant to make any real estate decisionraddgss do so. As a result,
activity in the western submarkets, spece dédisttibvest. Average asking completed transactions continue to be limaattin ghe continued
rents continued to decrease in all but one 6§ Bebrearkets and ended contraction in the region’s core industrié8|8d2csquare feet of negative
the quarter at $28.00 per square foot in thel SBR Ehper square foot orabsorption for the quarter and 407,289 squéiectegtancy declines
average in the suburban submarkets. through the erst half of 2009. The occuparschidesgaushed vacancy
to 23.4 percent to close the second quartesultsremtal rates declined
While recent increases in vacancy are sighediamted new supply in ~ again in the second quarter, closing the gia@etGaper square foot. From
the last cycle will prevent the market frong teadhigh vacancy levels  a supply standpoint, new development and oorfsanetiome to a halt,
seen during the last downturn earlier in the Blecautse of the metro-widdeaving sublease space as the only source pbnwitypin addition to the
overbuilding at that time, total vacancy reacired 0p21.7 percent by  existing vacancy.
second quarter 2003, a level that is not expé@ugetiel current recession.
Outlook
Outlook Looking forward, the region is hoping that &idySkemeral Motors arise
The market is essentially resetting itselthwdgking and effective rates from Chapter 11 bankruptcy positioned to pvetuzefels and more
decreasing to levels more in line with demasibiéndniarket dynamics thamergy efscient vehicles with reduced labtor smstproetability. Moreover,
seen in recent years. Lowered rental rates owitibotbdr tenant-favorabllcal government plans to take advantage sffsickatye proceeds for
market conditions, such as free rent and centgmatitiimprovement dollaiefrastructure improvements to boosts econgtivicscand ignite positive
should continue to spark increased leasehaotigiytit the year. momentum for a region that has been suffenmydbyears. The remainder
of 2009 will pose a major threat to commeesigl @rowrs as mortgages
come due, vacancies remain high, and leaseliatesStlert-term renewals
will remain the lease type of choice. Somentéiritakésadvantage of
favorable market conditions and either upgradeetsiomproperty class.
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Fort Lauderdale

Economy Economy

Job losses continued to increase as The impact of the global economic
employment growth for Broward County downturn on Houston intensiled during the
has declined by 4.5 percentage points second quarter. Houston lost a net 56,200
from this time last year. The area’s jobs from May 2008 to May 2009, with the
unemployment rate increased to 8.8 largest reductions coming in construction,
percent in the !rst half of 2009 and posted transportation and warehousing and

44,834 job losses over the past 12 months. dreah[gogls have reachedvholesale trade. However, the local unemploymiediSrpercent in May
the highest point since September of 1992 dkejnstbet markets that  still came in well below the national unemphgnoélt1 percent, and a few
continued to experience the highest levekeépimtduded real estate-  major local employment sectors experienceddualivty eénergy, healthcare
related companies, !nancial services, mangfactlbnsiness services. and social assistance. Additionally, the Ba&sradtigg domestic rotary rig
Technology, health-care and government inelustines! the county’s count turned upward in the last two weekssefghiesting that it may be on

strongest performers. the rebound after falling for 29 consecutive weeks.

Market conditions Market conditions

The Fort Lauderdale oflce sector continueth&ifieghcts of the economiéit the end of the second quarter, Houstontatecafles market re"ected
downturn as occupancy decreased and Browasdv@camnty’ rate more signi!cant softened conditions. The ofidgasipg activity was

increased to the highest point in over !v@lyeaegion recorded negativerestricted to short-term renewals and smadinsldcanstruction starts have
absorption during the !rst half of 2009 asgelmiosinted. Class B space latl but halted and proposed phases for new datelugrae been shelved.
the market in corrections during 2009 as srabliezddousinesses have felih the !rst quarter, oflce rent face rateselaelg sowever at mid-year, the
the hardest effects as economic uncertaintydcontinu decline was small but measurable. Subleasengjpams ¢o contribute

to the overall rising vacancy. RRI Energy’'sstfiaf®ot sublease
Leasing activity predominantly consisted of mmeéidénd and extend” space is available as soon as October, 2010hstitdhel largest block of
type deals. The majority of demand for spacerndaemants already in thecontiguous sublease space the CBD has seethamnhegeyears. However,
market who continue to review space optiansfiorteed contain costs ona few bright spots illustrate Houston’s raléitneaeand its opportunistic
the operations side. AutoNation’s, who claeersti$96,428 square feet atenvironment. A few tenants took advantagefieiniing searket and inked
110 Tower, will relocate and downsize to 10@@&5f@etiin downtown Fortnew leases in the suburbs. Other large usetsrsigtegcth renewals to lock
Lauderdale. The move is expected to causesfiativer absorption and  in favorable rates during a time of uncertainty.
increase vacancy rates in the CBD. New Ydrbdifelagating from the
Cypress Creek submarket to their new locakiershotall in the Sawgras®utlook
Park submarket. The insurance based compaueyed fwapove into their In the second half of the year and into 20i@edaiativnward rent pressure

new 29,230 square-foot space toward the secd200flf and increasing concessions are expected. Fas lanelld.2 million square
feet of space currently under constructighevilhfitrease the competition

Outlook for quality users, and tenants positioned dvaakage of the current

The momentum of job losses have slowed dwounthguarter of 2009, environment will continue to have a variety opti@is with aggressive

but effects from recessionary conditions aceliliigely around South lease terms. The silver lining in the cloud dermaes and users might

Florida throughout 2009 and most likely irstopiie &f 2010. Continued  ultimately be the recent surge in oil pricespulbiphove to mitigate the
employment losses will limit new leasing lagtikiig aupply will most likelgffects of the recession on the Houston market.

continue to outpace demand over the next 12tacmdpsurther pressure

on rents.
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Jacksonville Los Angeles

Economy Economy

The economic situation in Jacksonville The Los Angeles economy sunk deeper
worsened in the second quarter as the into a recession during the second-quarter.
unemployment rate increased for the The May unemployment rate reached 11.4
«fth consecutive month to 9.7 percent. percent, up from 9.5 percent recorded at
Approximately 28,000 jobs were lost the beginning of the year, and dramatically
from the previous 12 months ending May higher than the 6.0 percent unemployment

2009. Ofsce using industries such as FinduitiesArtd Professional and sgure recorded 12 months ago. The dramatiesimigitighted the full-scale
Business Services also shed jobs at mid-yege.efaplayment for the rstimpact of the recession on Southern Califemias/ec

half of 2009 in these two sectors fell anqikecenOfrom the same periodManufacturing was the hardest hit sector, |88h{pBg over the last 12

a year ago after posting employment gaingdryé&ae prior. Fortunately, months. The construction industry shed 22,200l¢pfetail trade lost
Jacksonville was not as severely impacted bitigechisis as other 20,700 jobs. Other sectors such as professibusinasd services and
metropolitan areas in Florida. A recent stualyylyeRef foreclosure activityternational trade also contracted duringrniesecter.

in 100 of the nation’s top metropolitan aretlitiut Jacksonville has the

39th highest rate of foreclosure with one 1I90&Vmmes in some state of Market conditions

foreclosure, an improvement over recent months. Short-term renewals with virtually no expansoreraiegdses signed for new
direct space characterized much of the Losmatielss second-quarter
Market conditions leasing activities. Many tenants who were afmmrtafre economy’s

The direct vacancy rate in Jacksonville rerfainely stable from the direction and were faced with occupancy ceste#usd current market
erst quarter and ended the erst half of 20@®pr2ent and 21.4 percent rates, opted for blend-and-extend renewalvapitbredjowed them to realign
including sublease space. Direct vacancyhat€8ID increased, howevetheir leases with current market conditionenhemptralfowances remained
increased 50 basis points from erst quarterZDBPercent, while direct difecult to fund as many landlords bridgediihefiepng more free rent,
vacancy rates in the suburban submarkets reymgneatively !at at 20.3 which caused net effective rents to decline further

percent. There has not been any signiecanttmmsirdacksonville since

erst quarter 2008 and no new ofece produsdiidestto be delivered for théos Angeles’ year-to-date market rents droppeubbtBwhile effective

next few years. Leasing activity was agaithel®&dond quarter as there rates declined by an estimated 8.0 percengefsepaly of sublease space
were few transactions in excess of 10,000 syueid@esigned the largestcontinued to put pressure on asking rates iketatzsuetn as the Westside
lease in the period; a 150,000-square footBegseezidows Way in the and Los Angeles North where large blocks & sphtEasemain. Large
Butler Boulevard submarket. Quoted rental reésedatightly from erst  increases in vacancies recorded in the Tre&itdrs/en by the completion

quarter and are likely to remain !at througenraimder of 2009. of two large projects in Burbank, which adge820¢410 square feet to
the market. Los Angeles vacancy increased@iriases15.7 percent,
Outlook signiecantly higher than the 12.0 percent ragaaedgo.

The outlook for the Jacksonville market ovweriBea#8 months will be a
continuation of soft market conditions ancbamenvithat favors tenants. Los Angeles’ capital markets trade volume &@€lipectent with only a
Supply will continue to outpace demand as ¢leerocay struggles with  handful of Class A Los Angeles suburban agsgtduriad the quarter.

increasing unemployment and vacancy ratew/irtahmitbtwenties. Declining occupancy coupled with decreasioglcefasce some owners
Effective rental rates will decrease anoth@rQlg®toent by year-end as to place more assets on the market despitestheelacnd, placing further
tenants take advantage of landlord offeredamncessi downward pressure on sales prices.

Outlook

The region’s chief economic drivers of mamyfateuriational trade,
professional services and entertainment afg@jeting negative growth
over the remainder of the year as executivesagaliteto relect more
conservative growth projections. Los Angeleegogsditan product

is anticipated to contract by 310 basis p6@@sadocdrding to Moody'’s
Economy forecasting. The impact of such aocontraetropolitan product
on commercial real estate sector is likelyafdqarghcancies in the 16.0 to
17.5 percent rate over the next six months.
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Economy Economy

The most recent unemployment Igures Minnesota’s seasonally adjusted

point to a continued trend of job losses unemployment rate climbed to 7.8

over the 12-month period with an overall percent by the end of second quarter

4.2 percent decline. In total, the Miami area with Minnesota companies cutting 64,500
posted 44,500 job losses in the 12 months jobs in the 12 months ending June 2009.
prior ending May 2009. As a result of the With most of these job losses in the

losses, Miami's unemployment rate increaspdrt@@t6which remained construction, manufacturing and business seadcedme sectors such
just under Florida’s, double-digit rate of déh2 pami’s construction secés trade, transportation and utilities and bedivifies did see nominal job
(-9,500 jobs) led the way in declines. Thikwed &bbsely by such prime growth. Minnesota companies continued to fieetshef @ 19.4 percent
oflce using sectors as professional and busiviess £8,800 jobs) and decline in exports, compared to this time.ladthygermyh the area’s largest

Inance/insurance (-3,000 jobs.) exports, computers and electronics and maemsmdnumw 23.0 and 14.0
percent, Minnesota’s medical equipment expsdsrhavkd.0
Market conditions percent increase.

This year’s negative absorption, the greatohajbiity was located in the

Suburbs, reached an all-time high. The logsainoyosas spread out fairlyMarket conditions

evenly between Class A and Class B produeipéatiy &pproaching the onéAs companies continue to adapt to the slumpimg, extivity in the Twin
million square-foot mark. With both the ClaS$a&sBdsegments of the Cities real estate market remained slow. \gétlamdamt of uncertainty
CBD and Suburbs now posting double digit carcadissavhich includes during these times, companies continued loshargtenm solutions

sublease space), effective rental rates vadédikedy and avoiding long-term decisions. This hasareatécbnment in which
companies with pending lease expirations doniicoeasingly opt for short-
Outlook term renewals with the hopes that the ecor@vg stdbilized sooner rather

Continued pressure from a down sliding ecangmgcascy and a well-  than later. As a result of this trend analiti@ieqgrowth, the absorption
founded fear of the soon to be completed ovmasugaptye to fruition this levels throughout the market remained extretnedyddvine !rst half of
quarter — both statistically and on the grermd of treating a “free for all'the year. Nearly all of the absorption wasfreatizédloplast’'s move into
pricing frenzy between tenants and landlordsididgeopened this quarterthe region during the second quarter. Vacamayvesitssreased throughout
95.0 percent vacant and new construction @rltheonl5 months paints2009 as an abundance of sublease space in makesths emerged.

a bleaker picture: as of this writing, 80.0gfereenear 2.5 million square These conditions have created a highly teretiefaaoket with a multitude
feet still remains uncommitted. of options available as well as signi!cand lemat@ssions to be had.

Outlook

All indicators predict the vacancy rate wik ¢onige throughout the

market due to the massive job losses experiartedpast couple months.
Subleases have begun to pop up in small talmédig@izeas companies
consolidate and retract non-core sites. Suchitippdrave begun to show a
drag on total rent costs as inducements, seeshess, fhigher improvement
allowance and moving allowances are being aféefredjnently than in

the past.
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Economy Economy

After faring well compared to Western New York City endured signiecant job

Canada and Ontario during the latter half losses during the erst six months of

of 2008 and erst quarter 2009, Québec’s the year and that trend is forecasted

economy slowed signiecantly. With to continue until the *rst quarter 2010.

demand for corporate jets on the decline, According to the latest report from the

aerospace, the provinces’ strongest New York City Ofece of Management and
sector has pulled back. Coupled with a slowdblic+-sector hiring, Budget (OMB), the City has lost nearly 103 0@ jaloghis year. The City

unemployment is expected to reach 9.0 perecp0befédowever, with  has shed 11,000 jobs per month, on averagerlgites &ll. The trend may
large energy and infrastructure upgrades @litieeguig the expectation thae moderating given the fact that 3,200 jobstirehdy. Most of the private
the global economy begins to stabilize in 20d@s@Rifected to climb to sector has been affected with the exceptiaryolicadrsectors. The ¢nancial

2.7 percent in 2010. sector, an important part of the Manhattaradfetehas been impacted the
most, with 32,000 positions lost. Financiaesdetixt lost nearly 2,000 jobs
Market conditions per month.

The decline experienced by the aerospace sectditiandl job losses have

affected the Greater Montréal Ofece Marketiodlisempded downward aftevlarket conditions

posting a positive srst quarter to the year3&l, 800 square feet of negatietivity remained far below historical levielslbaiing and investment
absorption, 70.0 percent came in the Class.B healies in occupied sales. Large blocks of space were returnecitiehatra steady pace
space ended three consecutive quarters obpssitpt®n, but also signaleésulting in an escalation of vacancy rates aeconddow absorption

that the recession, which impacted the Westdien©ést@ markets in earlievels. Vacancy among Midtown Class A progetoeks0 percent, a level
2009, had arrived in Québec. Class A askindirat€seater Montreal Areaot reached in the past 15 years. The rate Hhamdwabled from a low of
(GMA) also posted a loss of roughly $0.05 emliagehat an average of 7.2 percent as recently as December 2007. Nadwvadgking rents have
$18.55 per square foot. Interestingly, asdhtheeslorth American marketgallen by 25.0 percent since May 2008, *nBhthgaper square foot at the
experience a ballooning in sublet availatilitisalMas remained stable atlose of the second quarter. Net effectivehiehtsiclude periods of free
1.1 sublet available rate dating back to th208/&1 Whcancy rates, althougant and tenant improvement allowances, areacd@wvA®) percent
escalating in the Core, were down 160 basrs ldaittdsvn Montréal, with from peak.

a Class A vacancy rate of 2.9 percent, a dé@&Badmsis points from erst

quarter 2009. At mid-year Downtown was clinging to a vacamegtrédeser than would
be expected. The Class A vacancy rate, at Bt8ipéechnically within
Outlook equilibrium. Over the next twelve months toaldateuble as Downtown’s

As the government of Quebec stimulates the legamfoising $15 billion inlargest erms are expected to shed unneedeflispadauch of this is

the short term, it will be the increase ingbsalieitax (January 2011) by already known by the market, rents fell sigrir da@erst half of the year in

1.0 percentage point and the curbing of progdamg sipet helps return theanticipation of weakening fundamentals.

province to surplus in 2013-14. The ofece htlaek&M\dA is expecting an

additional 483,000 square feet of ofece sgadelivebed to the market ovéutlook

the next three quarters. With vacancy lewelBessihgle-digits and minimd&tven though indicators will continue to be feeghaveext few quarters,

new construction, supply-demand levels shaulelaiaaly in check over much of this has already been priced into theespa®ially in taking rents

the coming quarters. and net effective rents. Concern has now sioftetbig the market could
remain in decline. Our current projectionasvtiiad Class A vacancies
could reach 20.0 percent in 2010 before a begineliy 2011. Midtown
Vacancies appears to be leveling, but tdsestilytto call it a trend. More
space is likely to come back to the markéicedbadntally. Asking rates, for
all of Manhattan, will fall further for the eeofdainel year.
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Orange County

Economy Economy

Job losses in the Garden State continued The Orange County market recorded a
for the 15th consecutive month, as 6,200 relatively low 8.6 percent unemployment
jobs were cut. However, it was the smallest rate in May despite a 400 basis point-
monthly drop since September 2008. The increase over the last 12 months.

state’s unemployment rate climbed since The market’'s unemployment rate was
last month to 8.8 percent, remaining lower comparatively lower than the state’s 11.2

than the national rate of 9.4 percent. Gaileymenipwere concentrated percent rate and the national average of 9tlPencerated mostly by

in leisure and hospitality and other servieemtabiie job losses were professional services Irms, Orange Countyaffastedtby sharp declines

recorded in trade, transportation and utilisigsction and information.  in manufacturing during the second quartebesntiae case in the greater
Los Angeles area. On the upside, corporatendosveated an increased

Market conditions amount of affordable skilled labor to becorble avaitge prices dropped

As the economic crisis continues through 2008, Jeesey oflce market making home ownership more attainable for many.

has not been immune to the effects. Overallaliamchedyto 25.3 percent

during the second quarter, the highest ratedoiviap large 'rms Market conditions

have opted to put their space on the marketiiofdewnsizing and Despite a relatively low unemployment rateygbeO0tety oflce market

consolidations. In total, there were 10 blpeks @f &xcess of 75,000 continued to face signi!cant leasing challémgesaricy rates that ranged

square feet placed on the market during thejsadendlone. The sublet from 18.0 percent to 24.0 percent in variousO0ugsubmarkets. Rental

vacancy rate, similarly, reached its highés8@ertent) in lve years as rates were down an average of 35.0 percentféorththearter of 2007

Irms such as Morgan Stanley and Barr Pharrsapladézhlarge blocks market peak, with further declines anticipattd26es.

of sublease space onto the market. Net abeptphgsetond quarter

measured negative 2.4 million square feegshadaafive drop recorded Second quarter leasing was characterized lepsedirenount of early

for a single quarter in recent history. lease renewals that traded a give back of e ss Eset of the base year,
a tenant improvement allowance that could beausediaagainst rent, and

Leasing activity was dominated by small- anesimeditransactions, manyliscounted rental rates to attract corporde &hemger term before they

of which consisted of renewals. Leasing adiivitgccto lag, recording its went to the market. The short-term savingbratesnéss than the tenant

lowest quarterly total in history (1.4 millierfesef)aand was down 40.0 was previously paying often was suf! cienhabeciiteileverage applied by a

percent compared to last year. The overallaskénggental rate dipped thisll market negotiation.

past quarter to $24.29 per square foot as a @ldétiserexpensive sublease

space in Bergen County and the Waterfront vieiethédearket. The Prominent Orange County investor-owners gaepédiespMaguire

sublet asking rental rate has fallen by 8.2tp&22180 per square foot  Properties released the Washington Mutual Gahgmld déscounted notes

since last year as sublease space increased. on properties in Orange County to Hudson @afii@lidrbey Company.
This trend will likely persist as several landlodiisg OPUS, Legacy, and
Outlook others are rumored to be relieved of their pwriersht over the next

Available sublease space has climbed to it¢elvigliagdtve years as many several months. The resulting change in owneeshipmarket sales prices

Irms continue to downsize and consolidate lspaeend can be expected aould open a whole new wave of aggressivereeparboftthese new

the coming months as the commercial real dethtesoedly lags corporatdandlords that can compete at lower rates.

layoffs and lower employment numbers by upda &anis should continue

to fall as the market becomes even more fardeatzats. Outlook
Continued downsizing by large employers ingga€Guaty market is likely,
as the bottom of the recession has not been agalcivdtexert additional
downward pressure on absorption. New deliyeiesvithuiarge subleases
on the market will drag rental rates downftetipants seeking early
renewals are likely to gain extremely favorssisiaas, as landlords
continue to focus on tenant retention, offeriagsgg@mounts of free rents.
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Philadelphia

Economy Economy

Economic conditions in Orlando continued Diminishing employment remains a cause
a precipitous decline as the region lost for concern for the Philadelphia region.
an additional 50,000 jobs in the 12-month Year-over-year, the May unemployment
period ending May 2009. Year-over-year rate for the Philadelphia region increased
employment losses have averaged 5.0 over 3.0 percentage points to 8.2 percent.
percent since the beginning of 2009 after The City of Philadelphia’s unemployment

posting gains in previous periods dating b@2k kMo20sectors experiencedte was slightly less at 8.0 percent. Philadedpbition and healthcare-
job losses including Professional and Business, Sdrich lost over 20,000ased economy, coupled with its lesser depeneeaicesandustries,
jobs in the past 12 months. While job lossesimufiaeturing sector have has shielded the city from severe layoffs éh tBatpthe education and
hurt the economies of other major metropofitimarghout the country, healthcare industries have reduced employneenoir di the last

Orlando’s economy continued to be plaguedlbytthretfee housing *ve months.
industry. Nearly 20.0 percent of the workiiercemstruction industry has
been eliminated since the end of second quarter 200 Market conditions
The overall average rental rates abated iretdleradpt New Castle
Market conditions County. Deal concessions centered on rent sexhdtfiee rent. Difeculties

The direct vacancy rate in Orlando increasetthifor tbnsecutive quarter in the credit market are still affecting laatltitglgd offer tenant improvement
to 14.0 percent. Nearly 250,000 square feetffefenproduct has been  allowances. In an effort to attract what tenemtiseamarket, landlords are
delivered so far this year and an addition8&l 20a08 feet of Class A offering broker bonuses and hosting more spiaceesieois.

ofece space is expected to be delivered byah2088d No other signiecant

construction is in the pipeline for the nerréeemand continued to  The Suburban market had the highest overalraegorahe region ending
decline in most of Orlando’s submarkets. ThesSsulimarket posted  the second quarter at 20.6 percent. An upbielage space on the market
158,000 square feet of direct net absorptisedonbeguarter and was  increased vacancy for all markets except the SlewthBersey market.

the only submarket at mid-year with positinetdatesztrption year-to- At 2.1 percent, the region’s sublease vacamay théeshighest on record
date. Some tenants continued to pursue sheneteais rather than since the second quarter 2003. Tenants froty ef adigstries have placed
lock themselves in over longer terms. Iroaicgllgndiords prefer this space on the market. Some notable blocks e spatathat came on
arrangement because it provides opportuniiesate mégher rental rates the market in the second quarter included: @& ®€est offered by Teva
once the market recovers. However, the “bletehalidteategy was the Pharmaceuticals in Bala Cynwyd, 35,000 sqoffieeciddty Yellowbook USA
prevalent technique for tenants looking to noasinseréngs. Quoted rentah King of Prussia and 44,556 square feetyfenaocb in Philadelphia.
rates in the Orlando market declined 2.0 pera#io $22.35 per

square foot. Outlook
Despite the softening in the market, thedeaamarstiler of large tenants
Outlook looking for space. Teva Pharmaceuticals isikeh&nB300,000 square

Sluggish market conditions are expected to cesttitheenext 12 months dget, as part of its HQ campus project andiddeanthing for 200,000

direct net absorption is forecast to be neg2i08.fbandlords will continusquare feet. Both companies are looking inrthe Solzen O’Connor has

to offer some free rent and other concessiting iresutlecline in effective yet to settle on a location and may split @8-280dre-foot requirement

rental rates of 1.5 to 2.0 percent through y@anamd with longer term  between the Suburbs and the CBD.

leases will look to reduce costs by considérasg saarbangements and/or

renegotiating their operating expense base year. The increase in vacancy will force landlotdertoefiuice asking rents in
order to «ll their buildings. Concessionsisvihfoent reductions and free
rent, but tenant improvement allowances magdatfrclarge deals.
Renewals and blend-and-extends will lourigihtagaér advantage of the
weakened real estate market.
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Pittsburgh Raleigh / Durham

Economy Economy

Pittsburgh continued to be one of the The !'nancial turmoil has now settled and
lone economic bright spots in the country. the Triangle area is poised to rebound

The unemployment rate measured 7.3 faster than other metros in 2009 and 2010.
percent at the end of May, 220 basis points Job losses have been contained extremely
below the national average. Pittsburgh’s well compared to the rest of the country
diversiled industries have remained through the second quarter, where Raleigh

relatively stable throughout the national redespitenmoderate job lossesnd Durham unemployment rates settled at & Qupe@4 percent,
through the second quarter 2009. The majer&§,6Dthlost over the past respectively, at the end of May.

12 months have stemmed from construction- autumiagiiElated jobs.

Additionally, it was recently announced thagPittsiold host the next G-28lso, in a recent study the Triangle rankecdomenalbbeong Southeastern

Summit of world leaders. cities on a range of factors affecting econsthimghading employment
and labor, income and productivity, livakitityresativity, and equity and
Market conditions diversity. The area is also supposed to hayleeiigbicentage growth

The Pittsburgh of!ce market ended the secem®@08@nvith a vacancy of any region in the nation over the time pemdthsipom 2005 to 2025

rate of 14.8 percent. The rate representedia pOifitedecrease over the where population is expected to boom from 833%0@lton, an 100.0

previous quarter as net absorption totaledg®2s28%E square feet in the percent increase.

second quarter. Vacant sublease space decthaspghitter, ending the

quarter at 599,764 square feet. Rental rateaheeadednd quarter at an  The impact on the commercial real estate indwastiyras located in the

average of $19.50 per square foot, an incretee! csteqjuarter. Triangle will be overwhelmingly positive as mersted and talented
workers migrate to the area. Investors arg ourtbrtkidelines, but not

The Salvation Army sold its former headquagéhe 8oulevard of the  unexpectedly remain very bullish on the Treuigdyewith studies like

Allies (91,502 square feet, Class B) in theQkBBlamd-based Polaris Re#hese all pointing in that direction.

Estate Equities for $4.0 million or $43.00 efosfjubarge lease signings

included the University of Pittsburgh, sigliji@-4quare-foot lease at Market conditions

Bridgeside Pointe I, The Bank of New Yorkadelpi10,000 square feetWhile brighter conditions lie ahead, dealaredcaityvity continued to slow

at 4350 Northern Pike, and First Niagara Baok'sesment of as tenants across all industries postponedexzigitais. Total available
a 51,000-square-foot Regional Market Centamatikl S space in the market (18.0 percent) has beandistihg vacant for an

average of 20.4 months, proving the stagnaaicioef det absorption
Outlook was negative in the second quarter (-537,30f&stjudtés marked the

The third quarter of 2009 will experience sensamktchallenges as the second consecutive quarter of occupancy desliresg even the most

Irst part of the year. Vacancy and rentala@egsemted to hold steady, as fundamentally sound markets have not been ommtheedfswnturn.

Irms weigh the effects of a slowing economy. The decline in occupancy pushed vacancy upermethtaige point to
15.5 percent to close the quarter. DowntowreBdrRateigh continued
to display vacancies in the single digits. Meaptidrk in the suburbs
continued to expand with vacancy !nishingpat@&hi’

Outlook

Despite having some negative variables cotredetityy the Triangle
area is positioned very well compared to @hartbeerest of the country.
Aside from an economy that is built aroundireesifisiat industries, the
construction pipeline is spread throughout #rketapnot focused in one
particular place. Additionally, unemploymexdew@uyrercent with several
industries continuing to expand, albeit atsésasrgrowth.
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Sacramento’s ofece market continued to San Antonio continued to boast one of
weaken through the second quarter of the strongest economies in Texas. The
2009. Preliminary payroll employment data metro market unemployment rate fell to
show that there were 5.2 percent fewer 5.8 percent in May, from 6.0 percent in
jobs in the region than there were at the March, ranking it the lowest of the four
same point last year, relecting a 48,100 major metros in Texas (Houston, Dallas,

job decline. Unemployment has jumped fromr@.ihpdegeof 2008 to Austin and San Antonio). ACS will be adding t8B0gotegion and USAA's
11.5 percent in May of 2009. The acceleratirjgbdtsses was a result ofrelocation will add another 240 jobs to thei#ylgam Bntonio’s substantial
slowdowns across all of the region’s majordadiastywith the exception intentive package lured Medtronics to the imatketvadd 1,400 sales

educational and health services. and support jobs this year. Further develofime2@@5 Base Realignment

and Closure brings high-wage military heaftiptamrment and upwards
Market conditions of $2.0 billion worth of construction, creetjagtag46,000 in construction
The Sacramento ofece market saw another cgigriecaft negative jobs. Fort Sam Houston accounts for an ind&&8® ah personnel

absorption, with a net total of negative 69%8& 2esuNearly 500,000 growth alone.
square feet of new ofsce space was nevertligkrssl die the second

quarter of 2009. Compounding negative absouptashwith newly Market conditions
delivered stock, has pushed direct vacancpeocgéfiténotably higher thaNet absorption was just over 590,000 squatedesstdond quarter, primarily
the 16.06 percent recorded a year ago. due to Tesoro’s occupancy of 451,000 squal® 188 Ridgewood.

Excluding this absorption, activity was lignitalli telocations and renewals,
Sacramento’s market rents dropped nearly 3. thgeeeeacond quarter, resulting in a !at quarter. With 500,000 squafsgiace currently under
while effective rates were estimated to halbg talguercent. The increas@dnstruction at 45.0 percent pre-leased, rheshieddo deliver in early
supply of quality subleases has forced landtmtisue to drop their rents 2010, which will be well-timed for a rally id fderspace. As landlords
and offer ever-competitive lease terms marnkgdaydants of free rent arattempt to maintain their exit strategy, diseaskirm rents have remained
tenant improvement allowances. Leasing veloe#y nassak as most of thesteady. Concessions in the form of movingeastst, fincreased TI
second quarter’s activity consisted of shernderatsrand ofece relocationpackages, etc. chipped away at effective esntal rat
with minimal expansion space. On a brightes G&&, has remained
resilient, posting positive net absorptiofdiartithguarter in a row with an Outlook

increase in asking rental rates of nearly 2i0qwercthe last year. Tenant-favorable market conditions continaet tottompanies with the
stable economy, an educated workforce andvepoffetitharket rates.

Outlook San Antonio’s economy and ofece market fatigedsly the slew of large

With ofece unemployment on the rise, we exipefetmarket relocations, consolidations and developmenisopiantiie next 12 months.

fundamentals will continue to trend downwardrtftt@@d 0. While the ~ While the volume of activity in the ofece riladmiaim depressed in the
government sector has historically insulatedatimei®a economy, the  short term, large companies will be able teffecta rent discounts and
current budget crisis is certainly compourneigigifeeeconomic challengeske advantage of incentive packages. Overlthenoenhs, face rates are
With expected state employee cuts forthcompigyomesthis expected to not expected to drop signiecantly since |lae#deds quarters’ economic
peak in 2010. Rising vacancy rates, maturind depteciated asset valuegiowth as an opportunity for an early ofeceenavieey. Construction activity
we expect to see more distressed building sathe emrket in the third ards slowed signiecantly, which will resufhad mégiative impact on 2009's
fourth quarters of 2009. vacancy rate.
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Despite the area’s diverse employment At nearly double the rate of unemployment
cluster of biotech, defense, telecom and from this time last year, 4.8 percent to
tourism, initial claims for unemployment 9.1 percent, few industries have been
insurance topped 30,000 in May and able to escape the economy’s backlash.
over 50,000 jobs year-to-date. Only the Although mass layoffs have waned
government sector continued to add jobs. since the beginning of the year, two of
Average unemployment stood at 9.4 perceritnaoriedran 400 basis  San Francisco’s largest employers, Califorai@gicihl Center and the
points from 2008. San Francisco Chronicle, announced major gutsedyuwizrter. CPMC
reduced its workforce by 300 people, whichnme#tigeaianagement and
Market conditions administrative positions and the Chronicle ltdlighstaffers and laid off

San Diego oflce market fundamentals have ctinéragslas rental rates another 39. In 2008, CPMC leased approxima@ghstdare feet in a
have retrenched from their peak of late 209@é. BlamA asking rates  Rincon/South Beach building.
across San Diego County closed the quarte8 ieb358are foot, a decline
of 5.4 percent from the previous quarter.fRoethates have declined dueMarket conditions
to increasing free rent and tenant improvewamtesiby landlords over tHEhe San Francisco of!ce market saw anotheofsigriécant negative
past several quarters. absorption, with a net result of negative 64atd fext. Major layoffs and
cost cutting measures that took place ingbartesttranslated into large
As expected, vacancy rates increased incraméstaliyercent from 16.8 quantities of oflce space being vacated andmiatkd sublease market in
percent at the end of 2008 despite San Diegooixpdi8,600 square feetthe second quarter. Charles Schwab, which ammajandagoffs in January
of overall net absorption. Vacancy increasatieladddion of shrinking  of 2009 amounting to 600 people, moved ouB®&8ba/e feet in the
tenant requirements and 900,000 square festipphlyeadded to the of!ce North Financial District in June. AdditiongihA\Wéat announced in the !rst
market during the !rst half. quarter that it would close its West Coast beaddiey moved out of their
Yerba Buena location, totaling 153,932 squaiddget
After slowing signi!cantly in 2008, commeverty pedes and activity
continued the slide in the second quarter ©h20fi§nilcant of!ce Sublease vacancies such as these affect theudfétén many ways, but
property over $15 million closed in the quarses. 198,000-square-foot in particular they result in decreased rentaldateseased competition for
oflce complex on a long-term lease to Semprafthendd for $201 per landlords. When the Charles Schwab subleasi¢ theaetket at the end
square foot with an 8.3 percent cap rate.t@tlisdles activity has made itof the !rst quarter, the marketed rental ratebh@90 per square foot for a
dif'cult to gauge how the credit crisis hasdnppiaatg; however, !rst year term of one and a half years and a fully tiideoBly the end of the second
capitalization rates appear to have been inypappedimately 250 to 500quarter, the same space was being markete® ae$s20are foot. The
basis points on value-add deals and 100 tos2&diritasin core deals,  average Class A rental rate in the CBD at fiteeeqdarter was $39.40 per
assuming debt has square foot.
been available.
Outlook
Outlook The remainder of 2009 will undoubtedly be aleldsasg mount and
Over the balance of the year, we expect makedrftaisl to continue their companies 'nd that they need to shed excesBrapainged vacancy rates
erosion considering the amount of sublease #paceanket. Product unden the oflce market will place further presanbrates as buildings
construction has dwindled down to 682,000 stj@ireifeting over- compete for credit-worthy tenants and agaicsstosuiiease space.
development issues. The local economy is expédtettam in mid-to-late
2009, but is expected to remain cautious frgrowatjoperspective well into
2010. Tenant activity is forecasted to remiin #itmggh 2009 as many
tenants will opt for renewing/contractingréirgispace, putting plans for
future expansion on hold in the short term.
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San Francisco Peninsula Seattle

Economy Economy

No single industry in the Peninsula The Puget Sound economy slumped

has proven to be immune to the global through the erst quarter of 2009 as the

economic downturn. Forty-thousand jobs unemployment rate skyrocketed nearly 3.0

have been lost in the San Francisco-San percentage points to end at 8.7 percent.

Mateo-Redwood City Metropolitan Division In total, the region has lost 49,700 jobs

over the last twelve months, causing spread across all industries with the ofsce
unemployment in San Mateo County to increatseoafeddlyo 8.4 percent. sector accounting for 15,200 of those

The region’s high concentration of professiness lsesvices companies jobs. While historically resilient, the Pugee@mamdy has shown it is not
has left the ofsce market exposed, and consemeantty was creeping impermeable to the current depressed economithdyclker contraction
towards 20.0 percent at the close of the caraiate®-based Fortune 50dkely through the next six months.

company Franklin Resources announced in Jarthaywbald cut 4.0

percent of their global workforce and subsplaueqtly00,000 square feetMarket conditions
of space in their owned, four building campusankehfor lease in May. All submarkets witnessed businesses contraetiom r@sdlt, leasing activity

fell and vacancies rose in the erst quartdt, enacy rates *nished
Market conditions the erst quarter of 2009 at 10.6 percent, tedkeriourth consecutive

The region’s biotechnology industry has hisinfiglatts of the recession, quarterly increase. This increase can be attribenedeliveries totaling 1.2
highlighted by Invitrogen‘s (formerly AppligdrB@)slacement of 84,500 million square feet across 14 buildings and negatigorption of 355,801
square feet on the market for sublease in JenedBéacquired by Rochesquare feet due to the addition of sublease space.

in March) could, however, spark a recovergithtGehhty and speciecally

South San Francisco after Roche indicated toaldhejocate half of theirTransactions are taking much longer to cotiuntthé&mithey were in 2008.
Palo Alto employees to ‘South City’. Genergaska 5,000 square feet-andlords are doing all they can to hold tieatesnhigh, including the
from Cell Genesys in the second quarter aeddieesirample existing  Use of large concession packages in orderthe leffetive rental rate for
high-quality leasing options adjacent to thesrinaiaging 250,000 squaretenants In the erst quarter, despite effetsivallirg, the average quoted
feet of shell-complete space being offereedseduiin Amgen. Preliminaf§ntal rate held steady at $28.38 per squére tio@tievelopment side, the
unaudited second quarter venture capital ingeséntéghlighted that 42.0current climate has also slowed pre-leasingigairgantly. It is anticipated
percent of VC investment dollars were direbtettatt@nd health care  that the majority of the new deliveries to éteonddlsit vacant through
companies, providing a glimmer of hope fosrthagdtfiouses one of the 2009 and into 2010, posing further risk to rents.

world’s largest biotech and life science clusters.

Outlook Outlook

Emerging industries — particu|ar|y clean teeﬂsm)ﬂagw optimism for a An additional 6.5 million square feet of QfEEHaned in the construction
market recovery in the Peninsula. A recent titesdiyribyersity of Californiapipeline at the end of the quarter, representingeewears of demand
Berkeley highlighted that a fundamental serieivable energy sources based on historical absorption averages. Theeestpply of new

could create up to 57,000 green jobs over4Beyaard in the State of development, coupled with the contractionéteiranthis economic cycle,
California. Preliminary second quarter VC ingesérieom Deloitte and ~ Provides all signs that a tenant's markeltssvinguRs we move through
the Cleantech Group reported that US clearstnbrinircreased to $792 2009 and into 2010 the upcoming deliverieasabusedess contraction will
million, while global investment increasedceRiqperter-over-quarter. Push vacancy rates higher throughout the maeteatBe of new deliveries

Smart grid technology (energy) leader SilveNgpringks leased nearly have started to soften as developers strudbtegetpar compelling
90,000 square feet in Redwood City in the sextend qu economic offers to the few credit tenants ikéhéhataare willing to commit

to longer term real estate solutions.
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Silicon Valley

Economy Economy

Commercial real estate market conditions Job losses began to slow as the

in the Silicon Valley softened further as unemployment rate leveled off to 9.0
the global economic downturn continued percent at the end of May, however, the
to weigh heavily on the high-technology rate was still the highest it has been in
sector. Although the pace of layoff activity over 20 years. The bankruptcies of both
has slowed considerably since October Chrysler and General Motors have no
2008, Valley tech-stalwarts continued to doubt affected St. Louis. Chrysler has

announce new headcount reductions while ottefomerg mandatory closed its plants in Fenton, leaving 1,200uwnerigleyed. General Motors,
shutdown days as business slows in the suman€ta@a@bunty has lost on the other hand, will keep its plant in Weptting, but will still idle the
over 40,000 jobs over the last twelve montigd) Hitntotal losses were  plant for 've weeks. St. Louis-based Mons&hitegmise-Rent-A-Car have
considered a drop in the bucket when comp#rediotittom bust in 2001.also announced layoffs in recent months andlexes Bublic Schools’
Regardless of the latter, the impact on ther¥allegtate market remaineglans to eliminate 350 jobs next year. Onlinag®rokeScottrade, one of
profound amidst the recession and the realazkédtis mxpected to softenthe few companies growing, has added 300yjeasshisar.
further over the remainder of the year.

Market conditions
Market conditions St. Louis remained a tenant’'s market as opfinsdctinexpand and
Diminishing tenant demand, coupled with irgubsesiisg availability and pricing became increasingly negotiable. Alhssithnizakets had negative
the continued delivery of new supply, haveelrmekét's downturn in 20Qghsorption, however, the CBD was slightlydpesitibe delivery of
AOL, SAP, Telik and VMware all individualip@iadben 90,000 square Highlands Plaza Il; the 64,000-square-footvimsld@Bd percent leased.
feet on the market for sublease in the secendwfueriNokia renewed  The sublease space that AB-InBev has put dketheamaot be ignored
only half of their footprint in Mountain Vieizinigly 67,000 square feet.since it amounts to over 200,000 square féletf Mhat space has been
The Irst major blocks of sublease space werer,heased in the quarter vacated but the South County submarket witl e affedtted and it will very
as Irvine-based Newport Corporation leasedstid@y@0eet from Abbott tough to !ll all the space they could leave behind
Laboratories in Santa Clara and Symantec |888estjdare feet from
Hewlett Packard in Mountain View. Valley judgstleaGomputer also  Asking rents remained relatively "at, butitemeassngly found landlords
continued to show signs of growth and leas€dstdBy@0feet in Cupertindbeing very aggressive with their proposalsddemgeup vacant space.

At the end of the quarter, there were a nuentz@t®eikploring their space
Ending with a positive outlook, technologyigidclsily outpaced the  options as the opportunity arises to move-upléss Bato a Class A building
broader market in the !rst half of 2009. Oee hityrdinree Silicon Valley at very favorable terms. Numerous tenants wkpihiagdeases continued
tech stocks scored double digit gains in ta@risbai(averaging 38.0 to opt for short-term renewals due to econatainiyneetrend that will
percent) on the heels of better than expeated eachsigns of an improvingmain throughout 2009 based on the contraziimg.eco
economy. The tech-heavy NASDAQ composite inuléxX Wamercent at the

mid-point of 2009, while the Dow Jones indeisigal\eas down Outlook

2.9 percent. More space will continue to come onto the thaB&Gaipital and Boeing
vacating 63,000 and 89,000 square feet, respethieaiext couple of

Outlook months. This will add to competition for teshgiue Eamdlords more reason

A broader market recovery and signi!cant R&ip spérxk necessary to to remain aggressive in their proposals for eristiagdenants. This trend
facilitate the recapture of headcount lossesijlivikiely be lethargic drawirgiould remain until the economy begins to intheowelayers being
out meaningful real estate absorption into 2011. hiring again.
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Economy Economy

There were few bright spots in the second After a erst quarter that saw the automotive
quarter of 2009 as the economic situation sector come to a near standstill, second

in Tampa Bay continued to deteriorate. quarter performance in manufacturing

The unemployment rate remained continued on a downward trend. According
above the state and national averages to the latest unemployment sgurers

and above 10.0 percent for the fourth published by Statistics Canada, Ontario
consecutive month in May as Tampa Bay’s posted a 9.4 percent unemployment

unemployment rate of 10.9 percent was the hahesgistered in nearly 2@te, the highest in the past 15 years. Witsirigeo€the GM truck plant
years. Furthermore, local government, whideéadigniecant employmeirt Oshawa, job cuts nearing 10,000 at Chryskea@driarther closures
losses since early in the decade, lost neargeh0dd its workforce due toexpected in Windsor as the year progressesymr@rjg@xpected to
the state’s budget crisis. Home prices havecctmfally however, the regiogaach almost 10.0 percent.

has become more affordable, which could aitica@lgatghulation and

business growth when the economy stabilizes. Market conditions
The Greater Toronto Area (GTA) wide vacarmuseththeckecond quarter
Market conditions at 9.4 percent, up 280 basis points from oge.y&#in@ugh vacancy has

Ofsce market conditions remained mixed inrttiesader. Total vacancy increased, rates have remained stable. Sulitdltteesaiicross the Toronto
for all Classes increased only 140 basis poirtst fjoarter 2009 ending thefece market have also increased, but noaahey ahte, closing the
second quarter at 18.6 percent. Much of tisie oumeaed in the suburbamuarter at 2.2 percent. The prospect of rigtd seve money has become
submarkets due, in part, to the delivery ofob@-28§Gare-foot Class A a reality for many tenants looking for spa@dirgg diéxether to stay in an
building known as MetWest International. Metraehifacancy rates in thexisting location. As a result of employmectiamms)tthe GTA posted its
CBD were virtually unchanged from last quangradibity remained strorfgurth consecutive quarter of negative absatiptidradk to the third quarter
and leasing activity improved in the Tampa @RBBtsindre submarkets. of 2008, posting a contraction of 583,000 square fe

Many of these transactions represented reloithtiotigir respective

submarkets with no expansion space and thetéfdeciigact on direct nétrom a rent perspective, there has been acségkede asking rental rates
absorption. The environment continues to faiorAsm@aresult, landlords across most submarkets in the GTA, but nat theclaugt experienced by
instituted proactive measures within the biaakaragaity such as sendingother major ofece markets in the Americas.

unsolicited proposals and increasing commisdioatieenpts to enhance

activity levels in their buildings. Direct gotatedtes increased slightly frobutlook

erst quarter to $24.97 per square foot inlitldd®ds, but decreased sligh#lg a result of Ontario’s reliance on the auamdatiegufacturing sectors,

to $19.66 per square foot in Class B buildings. the amount of unemployed has reached a ste@yyefidghce last
October. While an investment by the provirrciadeguve infrastructure
Outlook will stimulate the economy short term, iheiCaeadian dollar which

Economic conditions in the Tampa Bay area teé &xperoain weak over determines manufacturing’s strength long term.

the next six to 12 months. With vacanciesintthenid-twenties in certain

submarkets, a few suburban buildings maylessts@s occupancy-  The ofece market across the GTA is expectexhtmeemse in vacancy as
related nancial stress creates cash !ow prpbi&mdarly in the non- 18 projects totaling 4.2 million square feahtmibioced to the market over
institutionally owned buildings. Quoted rentaéraxpected to remain !at gne next four quarters. Of that, roughly 8.8qunélie feet of the total will be
slightly decrease throughout the remainder of 2009. introduced to the downtown over the same tilne perio
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Washington, DC West Palm Beach

Economy Economy

Economic conditions in Metropolitan Job losses climbed throughout Palm
Washington, DC deteriorated mildly during Beach County as the unemployment

the second quarter of 2009, as efforts rate reached 10.2 percent during second
to revive the economy through stimulus quarter of 2009. This was a 4.4 percentage
spending offered few immediate and point increase from the 5.8 percent rate
tangible bene!ts. With the anticipated wave which was recorded last year at this time.
of government spending unrealized, key The region posted a decrease in 27,992

indicators in Metro DC wavered, although thpeaszdaelatively sturdy jobs over the past 12 months, elevating unerhfdpeéighest point
compared to other global cities, which contiensaitbage due to the  since August of 1993. Construction, !nanekmetgianies and business
Inancial crisis. services have been the three most impactedwwéctpitse downturn, while
technology and biotech industries have fargdtbettegion. The downturn
The local labor market maintained its coritxetdti@npace of decline was in the residential sector has spilled oveofiliy afl ce market, causing
relatively mild in relative terms, as the asetgaat base buffered the  decreased demand and increased vacancy watliméreial sectors.
region from the brunt of the economic dowiruicalligederal government
employment expands during times of crisis,aneW j6Ds in that sector Market conditions
were reported in Metro DC over the past year, ld@ep\wcuts in the legal, Tenant-favorable conditions remained as largpspadcrities remained
information technology, retail trade and Indusieks managed to undercavailable throughout the county. Negative alsiioed to impact the
those gains, and the region posted a net [(B80gbB% in the 12-month market during the second quarter as occuparedy/fdettie eighth straight

period ending May 2009. quarter. The increase in vacancy during 2008ricaarlbe attributed to Oflce
Depot vacating over 541,000 square feet irBao@t@spark. The company
Market conditions relocated from Delray Beach to their new deepdratarters in Boca Raton.

Tenant demand tapered across the region inviditkterontracting laborThis, coupled with the completion of Lynn Kieatmigtwo new Class A

market. The delivery of 13.8 million squanedebedbeginning of 2008, buildings totaling 123,882 square feet) duridgjsaeder was the primary

combined with mounting sublease options, aifteyl reées to record highs factor in vacancies rising by 440 basis pa@ritesémc of 2008. Over 1.8

during the second quarter of 2009. Total vatérdcgertent represented million square feet of speculative of!ce invastdglivered since 2007 with

the softest market conditions in over 20 years. 35.7 percent remaining vacant at the end ofjsadendrhis increased
supply with the sharp decline in demand confbawedpainies downsizing,

Rental rates, which had grown at an averagetnofial6 percent over thgiving back space through sublease optionsngrleasatobligations and

past !ve years, declined across the board. Askirageents fell 6.9 percerthas created the steep shift in Palm Beach’siebmar&ets.

since mid-year 2008, with the most intensegmsioealnring in enclaves

where sublease activity and new constructbmaliezedynamics greatesOutlook

Net effective rents were down even sharpéateddoypsteep increases in Soft market conditions are expected to renghiodh&2009 as vacancies will

tenant improvement allowances and rental abatement. likely continue to rise as supply exceeds déhmamgh aot at levels seen
during previous quarters. The oflce sectotinikdo experience market
Outlook corrections, but not at levels seen since thiedpegitne downturn. Lease

With 10.2 million square feet remaining inltdmasutepipeline and tenantrenewals and tenants seeking to renegotiataé¢neilease terms in an effort
demand suppressed, market conditions in Meied Bdifdonal headwind$o cut expenses on the operation side will todtimieate demand activity
for the second half of 2009. The region’s slipphaprlikely to produce as landlords remain aggressive with pricing.

overhang in the market until early 2010, asstremtioonand sublease

space outstrips demand. Until the stimulusf ¢fle@®bama Administration

achieve their goal of spurring economic groawttin&xtion point is

established, choppy conditions were likelgttomghesmarket over

the interim.



Jones Lang LaSalle « On Point » North America Ofsce Repo83Q2 2009

Under construction as percent of stock Under construction in millions of square feet
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Quoted
market rates

Absorption

Year-to-date

Year-to-date

Vacancy

(gross)

Overall absorption overall absorption overall absorption  Overall vacancy (%) Current Under
Stock (including subleases) (including subleases) (% of stock) (including subleases) quarter  construction

United States

Atlanta 123,678,414 -433,035 -543,460 -0.4% 20.5% $21.18 2,808,434
Baltimore 74,398,725 280,489 181,393 0.2% 13.5% $21.68 1,852,500
Boston 154,962,493 -757,078 -2,474,467 -1.6% 19.9% $31.64 2,361,639
Charlotte 39,884,852 -153,746 -453,457 -1.1% 15.0% $22.66 2,554,000
Chicago 229,761,041 -1,361,814 -3,123,812 -1.4% 18.1% $27.02 3,415,376
Cleveland 36,391,428 -208,358 -628,338 -1.7% 21.1% $17.56 140,000
Dallas 159,827,259 -549,756 -43,679 0.0% 24.6% $21.19 2,391,805
Denver 109,670,359 -453,192 -1,076,385 -1.0% 16.1% $21.71 1,589,743
Detroit 68,360,586 -38,512 -407,289 -0.6% 23.7% $20.46 0
Fort Lauderdale 15,399,231 -89,006 -263,062 -1.7% 17.3% $28.17 0
Houston 150,020,138 -337,606 -1,195,427 -0.8% 16.1% $25.67 4,239,670
Jacksonville 23,684,269 -60,136 -640,160 -2.7% 21.4% $18.41 0
Los Angeles 172,133,631 -547,993 -2,125,157 -1.2% 15.7% $33.97 1,876,585
Miami 33,536,262 -587,133 -901,492 -2.7% 16.2% $32.88 2,489,992
Minneapolis 55,140,120 443,517 514,186 0.9% 20.4% $14.68 1,608,550
New York 426,833,260 -5,215,275 -9,990,504 -2.4% 13.1% $59.36 2,940,000
New Jersey 153,379,689 -2,390,410 -2,527,843 -1.7% 25.3% $25.26 482,000
Orlando 25,466,008 -197,857 -453,897 -1.8% 17.2% $22.35 211,236
Philadelphia 149,513,706 -643,075 -737,609 -0.5% 17.2% $22.69 478,012
Pittsburgh 56,286,777 694,281 497,176 0.9% 14.8% $14.57 1,450,800
Raleigh / Durham 38,680,415 -668,306 -574,540 -1.5% 16.9% $21.20 1,281,975
Sacramento 43,908,201 -53,456 -294,323 -0.7% 20.5% $25.06 530,808
San Diego 58,809,443 147,242 -67,807 -0.1% 19.8% $31.37 379,070
San Francisco 79,339,352 -647,141 -1,260,863 -1.6% 14.1% $33.78 466,000
Seattle 124,453,399 398,428 -276,732 -0.2% 12.1% $27.67 4,625,737
St. Louis 45,568,677 -136,251 -274,887 -0.6% 14.4% $19.98 530,000
Tampa 41,507,086 -188,818 -746,833 -1.8% 20.9% $22.24 88,000
Washington, DC 316,453,971 -741,065 -2,803,795 -0.9% 14.4% $35.05 10,193,552
West Palm Beach 21,091,946 -59,672 -720,426 -3.4% 26.6% $28.78 0
National Totals 3,090,995,086 -14,651,796 -33,997,144 -1.1% 17.0% $29.82 50,985,484
Canada

Montreal* 79,793,800 -357,676 -173,271 -0.2% 9.0% $28.60 483,209
Toronto* 164,787,488 -582,543 -1,666,510 -1.0% 9.5% $34.76 5,188,184
National Totals 244,581,288 -940,219 -1,839,781 -0.8% 9.3% $32.91 5,671,393

* Rental rates quoted in Canadian Dollars



San Antonio 54,097 553,387 499,290 923.0% 331,942 66.7%

Fort Lauderdale 99,765 661,272 561,507 562.8% 642,738 2.9%

West Palm Beach 84,675 543,826 459,151 542.3% 348,072 56.2%

Pittsburgh 170,921 613,796 442,875 259.1% 1,072,450 -42.8%

Phoenix 565,335 1,592,386 1,027,051 181.7% 1,509,797 5.5%

Miami 249,902 695,064 445,162 178.1% 1,075,429 -35.4%

Orlando 302,000 810,662 508,662 168.4% 709,118 14.3%

Columbus 231,346 616,977 385,631 166.7% 824,173 -25.1%

NYC 7,141,426 17,083,224 9,941,798 139.2% 14,366,608 18.9% 7%
Denver 896,391 2,093,074 1,196,683 133.5% 4,900,597 -57.3%

Silicon Valley 976,484 2,142,528 1,166,044 119.4% 5,851,635 -63.4%

Jacksonville 160,524 324,834 164,310 102.4% 145,645 123.0%

San Diego 668,150 1,242,128 573,978 85.9% 1,579,252 -21.3%

Washington, DC 4,113,546 7,577,430 3,463,884 84.2% 12,170,313 -37.7% 1%
Charlotte 216,921 389,908 172,987 79.7% 1,092,184 -64.3%

Tampa 548,226 965,060 416,834 76.0% 1,253,956 -23.0%

Atlanta 2,034,149 3,554,374 1,520,225 74.7% 5,411,570 -34.3% %
Austin 389,123 677,539 288,416 74.1% 3,296,549 -79.4%

Los Angeles 2,114,135 3,595,461 1,481,326 70.1% 6,240,468 -42.4% %
San Francisco 1,032,919 1,675,072 642,153 62.2% 6,710,641 -75.0%

San Jose (Downtown) 68,123 104,958 36,835 54.1% 235,885 -55.5%

St. Louis 258,923 393,839 134,916 52.1% 292,811 34.5%

Philadelphia 2,363,712 3,513,954 1,150,242 48.7% 3,375,215 4.1%

Seattle 1,155,604 1,690,408 534,804 46.3% 4,321,341 -60.9%

Houston 1,733,245 2,492,288 759,043 43.8% 4,384,496 -43.2%

Chicago 4,705,507 6,473,459 1,767,952 37.6% 8,874,399 -27.1% %
Boston 4,005,082 5,150,853 1,145,771 28.6% 12,762,153 -59.6% 0%
Orange County 956,644 1,220,315 263,671 27.6% 2,117,338 -42.4%

Dallas 2,476,048 3,115,638 639,590 25.8% 6,263,552 -50.3%

Indianapolis 173,600 213,637 40,037 23.1% 823,803 -74.1%

Baltimore 634,027 730,967 96,940 15.3% 1,285,799 -43.2%

New Jersey 6,438,401 7,353,032 914,631 14.2% 9,747,533 -24.6%

Kansas City 324,064 360,210 36,146 11.2% 1,008,324 -64.3%

Sacramento 395,522 427,556 32,034 8.1% 665,614 -35.8%

San Francisco Peninsula 900,690 918,156 17,466 1.9% 2,355,626 -61.0%

Raleigh / Durham 539,963 542,802 2,839 0.5% 1,356,881 -60.0%

Detroit 762,084 705,236 -56,848 -7.5% 2,183,926 -67.7%

Minneapolis 646,418 559,387 -87,031 -13.5% 1,104,866 -49.4%

Cincinnati 792,596 646,994 -145,602 -18.4% 1,099,714 -41.2%

Oakland 956,398 650,519 -305,879 -32.0% 2,542,222 -74.4%

Hartford 240,907 108,695 -132,212 -54.9% 405,041 -73.2%

Cleveland 980,643 406,218 -574,425 -58.6% 1,067,000 -61.9%

National 53,558,236 85,187,123 31,628,887 59.1% 137,806,676 % -38.2 15.7%

* Totals represent metro area sgures
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Vacancy rates Market average gross rental rates
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