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It is only natural that the capital city for the state that added
more people (nearly 4.3 million) than any other between the
census counts of 2000 and 2010, ranked #8 for fastest
growing city in the past decade (CNNMoney.com). Austin
has also been recognized as one of the top performing cities
in the nation ranking #1 on the list of Next Big Boom Towns
(Forbes.com) and #1 for small business two years in a row
(Bizjournals.com).

Austin was recently named as one of the 10 “up and
coming” commercial real estate markets by the American
Law Media’s Real Estate Forum magazine. Limited
speculative construction in all product types has been
an important factor in the recovery of the market by keeping
current demand directed at filling existing vacancies.
Despite challenges, the Austin market continues to show
improvement overall. 

Despite the closure of three Borders Books & Music stores
as well as three Lack’s furniture stores in 2011, demand for
well located retail space contributed to improved occupancy
within the local retail market. Healthy leasing activity
backfilled a number of big box vacancies including
Nordstrom Rack (34,000 SF) at Sunset Valley Village
Shopping Center and the combination of Sears Outlet and
Gold’s Gym at the former Albertsons grocery store (61,000
SF) in Anderson Arbor Shopping Center. In addition, Highland
Mall, Austin’s oldest enclosed mall, was purchased by Austin
Community College with plans to redevelop the property for
the school’s use. Many new and expanding restaurant
concepts have also contributed to the overall retail market
performance. 

The Austin office market has not been as susceptible to the
negative trends experienced in other regions of the country.
Mid-sized and larger leases have generated strong positive
absorption resulting in an improved vacancy rate. Activity
within Austin’s industrial leasing market has supported a
sustained recovery. A steady stream of tenant expansions
coupled with a handful of new relocations in 2011 has
generated healthy positive net absorption which has
tightened the citywide vacancy rate. Quoted rental rates
have remained stable, but as market conditions improve,
the availability of concessions has begun to decline.

NAI REOC-Austin
+1 512 346 5180

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Sub Regional Centers

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

        N/A                       N/A                    N/A                     N/A

$   24.00              $   46.00            $   35.08              15.50%

$   20.00              $   34.00            $   26.17              12.90%

                                      

        N/A                       N/A                    N/A                     N/A

$   19.00              $   33.00            $   25.81              20.60%

$   16.00              $   28.00            $   19.16              18.50%

                                      

$     3.96              $     5.76            $     5.56              19.70%

$     4.80              $     7.20            $     5.25              15.00%

$     7.80              $   11.40            $     9.20              17.80%

                                      

$   14.00              $   41.00            $   26.50                5.00%

$   10.00              $   32.00            $   18.25              16.80%

$   15.00              $   36.00            $   22.25                9.80%

        N/A                       N/A                    N/A                 5.00%

$     350,000.00                            $  1,200,000.00 

$       90,000.00                            $     400,000.00 

$       60,000.00                            $     150,000.00 

$       40,000.00                            $     200,000.00 

$     190,000.00                            $     600,000.00 

$       20,000.00                            $     100,000.00 

Austin At A Glance

Austin, Texas

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

1,773,641

2,004,139

981,663

$79,309

$59,722

32 

The commercial real estate market in Southeast Texas has
begun showing signs of life again in 2011. Leading the pack
this year was office space, with continued expansion in the
legal and medical fields pushing that market. Industrial and
land have continued to trail due to excess supply and lack
of available financing. Retail has picked up slightly with
greater caution being exercised by retailers. Investment
property is still in great demand.

Office space has done quite well throughout the year as the
legal field continues to expand along with medical users.
We expect this trend to continue but slow slightly going into
2012. 

Industrial real estate seems to still be lagging behind as
many of the shorter term leases supporting the Motiva
expansion project wind down and that space comes back
on the market. We expect some of this excess space to
start filling up thus creating a little more demand but do not
foresee any new construction on the horizon unless it is of
the build to suite type. 

Land is still very slow based on the lack of available financing.
Certain areas are in demand and moving but overall land is
slow and expected to remain so until the larger banks start
lending again. 

Retail has held its own and has seen small amounts of
absorption on a much slower and cautious pace. Feasibility
times have extended as well as the amount of time it takes
for them to make a decision on whether to even pursue a
particular space or not. We believe this is starting to turn
the corner and as the national economy picks up we will
see more activity in this field. 

Investment property is still in demand but not moving as
quickly based on the difference between asking and selling
prices. The deals that are getting done are typically with out
of state/town buyers. Investments priced correctly typically
move quickly. 

Overall the Southeast Texas market has shown signs of
improvement. We expect the growth to continue into 2012
and beyond as the political environment stabilizes giving
everyone more confidence in the market.

NAI Wheeler 
+1 409 899 3300

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Community Power Center

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

         N/A                       N/A                   N/A                       N/A

$    12.00             $    15.00          $    13.50                18.00%

$    10.00             $    12.00          $    11.00                14.00%

        N/A                       N/A                   N/A                       N/A

$    12.00             $    16.00          $    14.00                  9.00%

$      8.00             $    12.00          $    10.00                11.00%

                                        

$      2.25             $      3.00          $      2.63                14.00%

$      4.80             $      7.00          $      5.90                10.00%

$      6.00             $    10.00          $      8.00                10.00%

                                        

         N/A                       N/A                   N/A                       N/A

$      8.00             $    12.00          $    10.00                10.00%

$    14.00             $    22.00          $    18.50                12.00%

$    12.00             $    18.00          $    15.00                10.00%

                  N/A                                               N/A

$     196,000.00                           $     350,000.00 

$       32,000.00                           $     110,000.00 

$       33,000.00                           $     100,000.00 

$     130,000.00                           $     750,000.00  

                  N/A                                               N/A

Beaumont At A Glance

Beaumont, Texas

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

467,507

494,874

207,027

$55,070

$42,549

38 
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The City of Corpus Christi is growing and its future is looking
brighter. The industrial sector continues to drive the growth
of the city. Many of the projects currently under construction
are so large that it will take years to complete. This should
guarantee many more years of sustained growth.

Downtown Class A office space continues to be in high
demand. Partly because there are only two Class A buildings
and because of favorable rental rates. Most of the leasing
has come from medical and engineering firms. Older Class
C buildings still have the lowest occupancy rates that barely
cover expenses. Recently the Prosperity Bank Building,
a Class B building, was taken back by the lender. Several
other Class B and Class C buildings are on the brink of fore-
closure. 

The industrial sector continues to be the bright spot in the
market. The oil and gas industry, which includes exploration,
service and refining, are pumping millions of dollars into the
economy. A Chinese owned firm, TIPCO, has broken ground
for a billion dollar pipe manufacturing plant for the oil indus-
try. The Corpus Christi Port Authority has begun dredging
the 45 foot deep LaQuinta Trade Gateway Terminal Project,
a 1,100 acre Greenfield site. There are plans for a three
berth ship dock with cranes, rail yard, warehousing complex
and cargo and container storage yard as a result of the
Panama Canal expansion. 

Anchored retail centers are doing well. Smaller, unanchored
centers have the highest vacancy. Three new Super
Walmarts are due to open; in Flour Bluff, on the former
Parkdale Plaza site and on Saratoga Boulevard. The
proposed 700,000 SF outlet mall at the Nueces County
Fairgrounds in Robstown is moving forward. The recently
remodeled LaPalmera Mall is doing well, however Sunrise
Mall that was taken back by IBC Bank several years ago has
still not been sold. However, Planet Fitness has leased the
former Mervyn’s space in Sunrise Mall.

NAI Cravey Real Estate
Services

+1 361 289 5168

Contact

(Rent/SF/YR)                                                  low                   High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Sub Regional Centers

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

          N/A                     N/A                   N/A                         N/A

$   17.00            $    22.00          $   19.50                  18.00%

$     9.00            $    13.00          $   11.00                  28.00%

                                  

          N/A                     N/A                   N/A                         N/A

$   13.00            $    17.00          $   15.00                  14.00%

$     9.00            $    13.00          $   11.00                  13.00%

                                  

$     3.60            $      6.00          $     4.80                    6.00%

          N/A                     N/A                   N/A                         N/A

$     6.00            $    12.00          $     9.00                    9.00%

                                  

$     6.00            $    11.00          $     8.50                  60.00%

$   10.00            $    28.00          $   19.00                  14.00%

$     9.00            $    28.00          $   18.50                  12.00%

$     9.75            $    28.00          $   18.88                  52.00%

$     348,480.00                            $     522,720.00 

$       76,230.00                            $     196,000.00 

$       76,230.00                            $     196,000.00 

$       15,000.00                            $     108,900.00 

$     196,020.00                            $     784,080.00 

$       15,000.00                            $     350,000.00 

Corpus Christi At A Glance

Corpus Christi, Texas

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

435,351

464,558

204,865

$61,057

$44,086

34 

The Dallas commercial real estate market is poised for what
should be a remarkable run in the coming years with
multiple billion dollar infrastructure projects geared toward
serving an ever growing population and economy. Dallas
Fort Worth is a united economic region with multiple cities
and counties offering a variety of lifestyles and amenities.

Fueled by job growth, owners and developers are turning
optimistic, and there is quite a bit of speculation regarding
new construction. Industrial will surely see activity in 2012,
and office should follow. Rates for Class A industrial have
stabilized and are rising up, as the majority of new space
has been absorbed or is about to be leased. The 11%
vacancy is a bit misleading as most of the vacant product is
Class B and Class C. Class A office tenants are willing to
pay a premium for modern, green buildings as the highest
rates in Dallas Fort Worth are still a fraction of those in other
major markets. 

The downtown/uptown market has realized positive
absorption with many leading companies gobbling up prime
spaces, including a number of relocations from the
suburban markets. Recent improvements to the arts district
and addition of the deck park are transforming downtown
and uptown to the vibrant, economic generation we all think
it can become. In 2011 retail expansion continues to be led
by discount stores and fast food. Lack of new construction
will help fill existing vacancies. The average vacancy rate
continued to go down in Dallas markets. Even non anchored
convenience centers have seen their vacancy reduced. The
Dallas area retail market should continue to see recovery
into 2012. The area has received a shot in the arm from
Walmart, ALDI and Kroger which have together opened over
20 stores in the past 12 months. The area is likely 24 to 36
months away from seeing new development.

NAI Robert Lynn
+1 214 256 7100

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Sub Regional Centers

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

         N/A                        N/A                   N/A                       N/A

$    15.00             $    35.00          $    17.00                29.00%

$    10.00             $    20.00          $    15.00                47.00%

                                       

$    21.00             $    35.00          $    25.00                90.00%

$    14.00             $    45.00          $    24.00                16.00%

$    11.00             $    27.00          $    17.00                26.00%

                                       

$      1.50             $      4.00          $      2.00                11.00%

$      1.50             $      4.00          $      2.00                11.00%

$      5.00             $    13.00          $      6.50                13.00%

                                       

$    10.00             $    30.00          $    20.00                  3.00%

$      6.00             $    60.00          $    33.00                  8.00%

$      8.00             $    30.00          $    19.00                13.00%

$    30.00             $    60.00          $    45.00                12.00%

                N/A                                                 N/A

                N/A                                                 N/A

$    85,000.00                               $   220,000.00 

$    70,000.00                               $   160,000.00 

$    87,000.00                               $   871,200.00 

                N/A                                                N/A

Dallas At A Glance

Dallas, Texas

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

6,474,711

6,887,534

3,424,361

$79,063

$57,898

32 
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The commercial real estate market in El Paso remains
steady as we approach 2012. The primary driver continues
to be the expansion of the Ft. Bliss military base. According
to Manpower publication, El Paso has the third highest
employment outlook in the country as reported in Q2 2011.

Considerable office space has come on line in the
CBD where a local REIT and Mills Plaza Properties are
redeveloping over 700,000 SF. Office leasing downtown has
been slow and several notable large tenants have vacated.
Rates and occupancies for the suburban office market have
been flat. 

Suburban retail has trended up a bit. We are experiencing
an increase in national and regional tenants seeking space
in El Paso. There has been a migration of affluent Mexican
nationals to El Paso where they are establishing businesses
and buying real estate. Construction is expected to
commence for The Fountains. This will be a 600,000 SF
lifestyle center on I-10 in central El Paso. 

The industrial market, comprised of mostly distribution
space, has been lackluster but rates seem to be on the rise
and occupancy is slowly tightening. No new construction in
this category has taken place as rents remain low relative
to construction cost. 

The multifamily sector has been the bright spot in El Paso
in 2011. Through September construction has tripled
compared to one year prior. Over 1,175 units were
completed for this period making it the highest number for
three quarters since the year 2000. Occupancy is about
95% and rents have increased by 5% in the last year. Single
family home sales under $200,000 has been relatively
strong but higher segments have suffered. Some depreciation
in the higher segments has been encountered but not as
significantly as other markets. 

The El Paso commercial real estate market has remained
steady throughout 2011 and is well positioned for 2012. In
El Paso the market is definitely improving.

NAI El Paso
+1 915 859 3017

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Community Power Center

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

         N/A                       N/A                   N/A                       N/A

$    18.00             $    25.00          $    21.00                20.00%

$    14.00             $    18.00          $    16.00                10.00%

                                        

$    21.00             $    25.00          $    23.00                  5.00%

$    16.00             $    20.00          $    17.00                  6.00%

$    14.00             $    16.00          $    15.00                12.00%

                                        

$      2.90             $      3.80          $      3.50                15.00%

$      3.00             $      4.25          $      3.60                17.00%

$      4.50             $      7.00          $      5.20                12.00%

                                        

$      9.00             $    25.00          $    11.00                  9.00%

$      9.00             $    18.00          $    12.00                  5.50%

$      6.00             $    25.00          $      9.00                  7.00%

$    20.00             $    40.00          $    23.00                      N/A

$  1,300,000.00                            $  1,700,000.00 

$     175,000.00                            $     350,000.00 

$       87,000.00                            $     150,000.00 

$       87,000.00                            $     435,500.00 

$     218,000.00                            $     435,500.00 

$       10,000.00                            $     175,000.00

El Paso At A Glance

El Paso, Texas

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

836,638

966,654

353,629

$44,945

$31,969

34 

Fort Worth is the fifth largest city in Texas, the 17th largest
city in the US and was voted one of America’s most livable
communities. Fort Worth continues to post positive job
growth due to its diversified economic base, relatively low
cost of living and great labor pool. The growth should
continue due to its pro-business attitude and solid
infrastructure in place.

Office rental rates in the Fort Worth CBD have remained
steady and generally unaffected by the broader economy
for multiple reasons, primarily low vacancy rates. The direct
vacancy rate for Class A office space, which excludes
sublease space, dropped and is relatively low compared to
neighboring Dallas and the national average. With such
modest vacant space available there is little pressure on
landlords to reduce rates. However, there are bargains to be
found for tenants in the otherwise steady Fort Worth office
market if you know where to look. The most immediate
impact of the general economy can be seen in the amount
of available sublease space, which over the past 36 months
has ranged from 18,815 SF to 1 million SF. 

The Fort Worth industrial market showed positive absorption
for the second straight year. The overall vacancy rate fell
from 12.4% to 10%. New development continues to be
limited to owner users and not speculative construction. Few
buildings are available for sale at discounted prices as the
money sits on the sidelines. Slow cautious growth is
projected for 2012. 

The retail market started off 2011 very strong with substantial
improvement in activity and reduction in vacancy from 2010.
Activity did slow during the second quarter with the fear of
another possible recession. During Q4 2011 activity has
substantially picked up and stabilized. It is expected that
leasing activity will continue to improve in 2012. Along with
Dallas, Fort Worth continues to be one of the top retail 
markets in Texas.

NAI Robert Lynn 
+1 817 885 8333

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Sub Regional Centers

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

         N/A                        N/A                   N/A                       N/A

$    21.00             $    28.00          $    24.00                  9.00%

$    16.00             $    20.00          $    18.00                17.00%

                                       

         N/A                        N/A                   N/A                       N/A

$    18.00             $    23.00          $    19.00                16.00%

$    16.00             $    20.00          $    17.00                16.00%

                                       

$      2.00             $      3.50          $      3.25                11.00%

$      2.00             $      3.50          $      3.00                  9.00%

$      3.50             $      6.00          $      4.50                12.00%

                                       

$    13.22             $    38.00          $    18.75                  1.30%

$      5.25             $    30.00          $    13.65                  9.70%

$      5.10             $    28.50          $    12.05                12.10%

$    14.85             $    30.00          $    18.25                11.70%

$   2,178,000.00                        $    3,267,000.00 

$      220,000.00                        $       600,000.00 

$        55,000.00                        $       100,000.00 

$        50,000.00                        $       100,000.00 

$      220,000.00                        $    1,000,000.00 

$        20,000.00                        $       196,000.00 

Fort Worth At A Glance

Fort Worth, Texas

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

1,854,600

2,040,430

975,524

$75,870

$57,194

32 
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Houston’s diverse economy is comprised of research firms,
medical and biomedical technology, telecommunications,
agriculture and other distinct businesses. The emphasis
on international trade is expanding and is a prominent theme
in the city’s continued economic development. Long
recognized as the energy capital of the world with every
major energy company represented locally, Houston is
ranked second among US cities with the most Fortune 500
headquarters.

Houston’s office vacancy rate was 13.3% across all classes
and 13.4% in the CBD. The average asking rental rate was
$22.77/SF. A total of 33 buildings have been delivered to
the market totaling 2,383,813 SF with 1,532,599 SF still
under construction. The largest lease signings in 2011
included the 298,060 SF lease signed by Chevron at
Continental Center I (1600 Smith Street), the 190,209 SF
lease signed by BG Group LLC at BG Group Place (811 Main
Street) and the 189,000 SF lease signed by Nexen, Inc. at
the Nexen Building (945 Bunker Hill Road). 

Houston’s industrial market has remained stable with an
overall vacancy rate of 5.8% and an average asking rental
rate of $5.30/SF per year. The largest lease signings in
2011 included the 165,035 SF lease signed by UnitedTrans
at 8935 Market Street, the 136,928 SF lease signed by
Packwell, Inc. at 8786 Wallisville Road and the 132,913 SF
lease signed by Mahindra USA, Inc. at 9020 Jackrabbit
Road. 

The overall retail market in Houston is stable with a 12.4%
vacancy rate. The average quoted asking rental rate is
$19.20/SF. A total of 48 buildings have been delivered to
the market totaling 937,858 SF, and 851,924 SF are still
under construction. The largest lease signings in 2011
included the 52,360 SF lease signed by Ashley Furniture at
20020 Highway 59, the 51,252 SF lease signed by Joe V’s
Smart Shop at Northwest Freeway and West 43rd and the
34,233 SF lease signed by The Container Store at 1455
Lake Woodlands Drive.

NAI Houston
+1 713 629 0500

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Sub Regional Centers

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

$    42.00              $    46.87          $   44.44                  40.00%

$   28.54              $    41.95          $   36.20                  12.00%

$   16.25              $    34.00          $   24.65                  13.00%

$   16.40              $    29.81          $   24.27                  36.00%

$   14.00              $    40.73          $   27.23                  14.00%

$     6.00              $    49.65          $   18.67                  14.00%

                                  

$      4.08              $      7.14          $     5.16                    5.00%

$     4.00              $      9.00          $     6.60                    5.70%

$     5.40              $    25.00          $     5.30                    7.40%

                                  

$    11.23              $    49.74          $   35.41                    5.00%

$     4.00              $    40.00          $   13.45                  11.00%

$   10.00              $    30.00          $   15.25                    7.00%

$   16.55              $    35.50          $   22.62                    7.00%

$     293,750.00                            $13,721,400.00 

$       98,000.00                            $     375,000.00 

$       39,204.00                            $     206,910.00 

$       28,314.00                            $     150,000.00 

$       45,000.00                            $  6,000,000.00 

$       22,000.00                            $  1,550,000.00 

Houston At A Glance

Houston, Texas 

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

6,106,419

6,744,892

3,106,316

$79,886

$57,045

32 

As global companies look to expand or relocate within the
United States many of their operations require a young labor
force, easy access to international sea, air and cargo ports
of entry, low cost of living, and access to development
opportunities. Hundreds of companies have taken a hard
look at the Rio Grande Valley in south Texas.

Commercial real estate has stabilized in the Rio Grande
Valley after a series of down years. This makes the market
one of the best in the nation and according to Forbes
Magazine, the McAllen MSA ranked 4th for best mid-sized
MSA for jobs while Bloomberg/Business Week ranked the
MSA 4th in cost of living nationally. The Metropolitan Policy
Program (MPP) at the Brookings Institution regularly lists
the 20 strongest major metro areas in the US. It looks at
fundamental economic issues; economic activity, housing
and employment. The McAllen MSA was ranked in the top
20 of the Strongest Metro Areas by the MPP. 

The local colleges and universities (University of Texas
Brownsville and Pan American, South Texas College, Texas
Southmost and Texas State Technical College), continue their
growth not only in students enrolled but in construction of
new buildings and acquisition of land to accommodate
the enrollment growth and movement into research and
development. 

The Dallas Federal Reserve recent data shows a slight
increase in retail sales of 6%. With several big box retail
stores set to open in late 2011 and early 2012, the stage is
set for a continued increase in retail sales. Bass Pro Shops
will complete construction before the end of 2011 in
Harlingen while in the McAllen MSA a Costco in Pharr will
be completed in the spring of 2012. Healthcare and
government agencies continue to dominate the office
market. Retail sales in 2010 in Hidalgo and Cameron
counties reached $14.5 billion dollars confirming that the
Rio Grande Valley remains a very healthy retail market.

NAI Rio Grande Valley
+1 956 994 8900

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Community Power Center

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

         N/A                       N/A                   N/A                       N/A

$    12.00             $    21.00          $    16.50                  0.60%

$      8.00             $    12.00          $    10.00                  0.20%

                                        

$    12.00             $    21.00          $    16.50                  0.30%

$    10.00             $    21.00          $    15.50                  0.30%

$      8.00             $    16.00          $    12.00                  0.10%

                                        

$      1.95             $    12.00          $      6.98                  0.30%

$      2.45             $      9.00          $      5.73                  0.10%

$      3.85             $    13.44          $      8.65                  0.10%

                                        

$      3.95             $    11.40          $      7.68                  0.10%

$      8.45             $    27.00          $    17.73                  0.20%

$    15.05             $    36.00          $    25.53                  0.20%

$    25.00             $    75.00          $    50.00                  0.10%

                   N/A                                                 N/A

$     176,854.00                            $     574,774.00 

$       55,267.00                            $     132,640.00 

$       44,213.00                            $       66,320.00 

$     243,600.00                            $     928,481.00 

$       21,315.00                            $       83,230.00

Rio Grande Valley At A Glance

Rio Grande Valley, Texas

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

2,031,800

2,335,576

792,602 

$45,655

$31,205

27 

(Brownsvile, Harlingen, McAllen, Edinburg,
and Mission.)
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Despite challenges, commercial real estate in San Antonio
continues to show improvement thanks to a stable economy
that has outperformed the rest of the nation. This is evidenced
by recent reports including Brookings Institute which listed
the Alamo City among the Top Metro Areas for Economic
Performance and Forbes’ list of Best Cities for Jobs Right Now.

San Antonio’s competitive cost of living, positive business
climate, strong workforce and great quality of life continue to
attract companies to locate their operations here. In addition,
the recent completion of a Base Realignment and Closure
program at Fort Sam Houston is responsible for bringing
12,000 new jobs to the area and establishing San Antonio
as the home of joint military medical training and a center for
military medical treatment and research. 

The city's 45.6 million SF of retail space maintains a vacancy
rate of 13% and a citywide average quoted triple net rental
rate of $18.21/SF with prime power center space averaging
north of $24/SF. With the exception of the expansion of locally
based grocer H-E-B, development has been limited but large
retailers are starting to get active in the area with a new
Target store currently under construction. 

In addition to a growing list of corporate facilities, the city
offers nearly 28 million SF of competitive office space. Recent
consolidations coupled with a migration of tenants away from
multi-tenant space to build-to-suit facilities (including NuStar
and Nationwide Insurance) softened the citywide vacancy rate
to 19.9%. However, restrained speculative construction and
an increased demand for space are expected to improve
market conditions in the coming year. 

The area industrial market has seen activity amongst new
“green technology” companies and, more significantly, oil field
services companies related to the Eagle Ford Shale; an oil &
gas field that sits in close proximity to the city and is expected
to have a strong economic impact over the next 20 years.

NAI REOC Partners
+1 210 524 4000

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

Premium  (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Sub Regional Centers

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

         N/A                       N/A                   N/A                      N/A

$    18.00             $    23.00          $    20.80               17.40%

$    12.00             $    22.00          $    17.95               24.50%

                                        

         N/A                       N/A                   N/A                      N/A

$    17.00             $    28.00          $    25.30               15.90%

$    15.50             $    26.00          $    20.87               18.40%

                                        

$      2.40             $      4.80          $      4.42               12.30%

         N/A                       N/A                   N/A                      N/A

$      6.00             $    16.75          $      9.36               15.70%

                                        

$    16.00             $    36.00          $    23.08               16.10%

$      6.00             $    28.00          $    16.32               16.20%

$      8.00             $    40.00          $    24.68                 8.10%

         N/A                       N/A                   N/A                  8.50%

                                           

$     350,000.00                            $  1,200,000.00 

$       80,000.00                            $     410,000.00 

$       48,000.00                            $     195,000.00 

$       40,000.00                            $     320,000.00 

$       98,000.00                            $     480,000.00 

$       20,000.00                            $     150,000.00 

San Antonio At A Glance

San Antonio, Texas

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

2,216,091

2,511,772

1,059,947

$67,252

$50,831

33 

The economy in the Texarkana metro area, continues to
remain vibrant and healthy, relative to most other areas of
our country. The recognition of this has led to a series of
articles and accolades in national publications acknowledging
and touting the vitality and soundness of this area for
economic growth and opportunity. A 2008 Forbes.com
article ranked Texarkana as #2 on their list of small metro
areas.

The industrial base for the market area is diverse and
includes two paper mills, Cooper Tire & Rubber Company,
Christus St. Michael Health System and Red River Army
Depot. The Depot has just recently transferred several
thousand acres with buildings and infrastructure to the Red
River Redevelopment Authority. Cooper Tire chose to expand
in Texarkana. Construction continues on a new clean burning
coal power plant as well as additional construction at Texas
A & M University's 375-acre site. 

Projects under new construction are Copelands Steak
House, Arista Garden Apartment Complex, State Bank of
DeKalb and Modern Day Fitness. CVS is under contract to
build in the Texarkana area. Also there is a plan for a New
Master Planned Medical Facility to adjoin St. Michaels
Hospital. Baskins Western Wear, Family Dollar, Dollar
General, The Magnolia Nursing home, New Office Development
Center, Sam’s Club addition of a new pharmacy, Buffalo Wild
Wings, Genghis Grill, TexAna Bank, Peoples State Bank and
Country Host Inn have recently opened for business. Amigo
Juans Restaurant, Chappos Restaurant, Chicken Express
Restaurant, Domino Federal Credit Union and Texarkana
First Bank have opened second locations in Texarkana, Texas
& Arkansas. 

Texarkana is located along the I-49 corridor. With the
completion of current construction along Interstate 30 and
US Highway 59, The service roads have converted to one
way with two lanes. The Pavilion Parkway joining Walmart
& Lowes on the south side to Target, Kohl’s, and Home
Depot on the north side is now complete. The next project
is to change I-30 from four lanes to six lanes. Texarkana has
great potential for future development.

NAI American Realty Co.
+1 903 793 2666

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Sub Regional Centers

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

         N/A                       N/A                   N/A                       N/A

$    10.50             $    12.50          $    11.50                      N/A

$      5.50             $      9.50          $      7.50                85.00%

                                        

$    12.00             $    18.00          $    14.00                10.00%

$    13.00             $    17.00          $    15.00                  5.00%

$      8.00             $    11.00          $      9.50                  7.00%

                                        

$      2.00             $      3.50          $      2.25                15.00%

$      2.50             $      4.50          $      2.75                20.00%

$    13.00             $    16.00          $    14.50                      N/A

$      4.00             $      8.00          $      6.00                20.00%

$      7.00             $    16.00          $    11.50                15.00%

$      7.00             $    18.00          $    12.50                10.00%

$      6.00                       N/A          $    18.50                15.00%

$       25,000.00                            $     175,000.00 

$     185,000.00                            $     250,000.00 

$         7,000.00                            $       30,000.00 

$       10,000.00                            $       25,000.00 

$     200,000.00                            $     650,000.00 

$       14,000.00                            $       70,000.00 

Texarkana At A Glance

Texarkana (Bowie County, Texas/Miller County, Arkansas), Texas

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

136,458

138,488

64,103

$56,312

$41,470

36 



2012 Global Market Report  n www.naiglobal.com 142

Salt Lake City is a vibrant, pro-business community with a
highly educated populace. Healthcare, technology and
education remain the primary drivers of the local economy.
Unemployment is a relatively low at 7.4% compared to the
national average. Salt Lake City continues to outperform the
nation as a whole and remains one of the soundest
economies in the US. Utah was recently ranked #1 by
Forbes’ 5th annual “The Best States for Business and
Careers.”

The office market in the Salt Lake City metropolitan market
remained close to levels experienced in 2010 with slight
improvements across most submarkets. The total office
market inventory is 32.3 million SF, one-third of which lies
in the downtown submarket. Direct vacancy in the overall
market increased slightly to 13.20%; vacancy downtown is
14.96% and 15.12% in the suburban submarkets. Class A
full-service rental rates have increased to an average of
$25.94/SF for product downtown and an average of
$21.31/SF for office space in the suburban submarkets.
Leasing activity is nearly unchanged, with just six more
office transactions in 2011 as compared to 2010. 

Salt Lake City is a key distribution hub with over 109 million
SF of industrial space. Total availability in the industrial
market decreased to 5.90% this year down from 6.16% in
2010. Lease rates have continued to hover in the $.34/SF
NNN (per month) since 2009. Industrial has been one of
the strongest sectors with regard to leasing activity. The
aggregate square footage leased in 2011 has increased
8.62% when compared to 2010. 

The retail market has a total inventory of just over 38 million
SF. Vacancy in the overall market stands at 8.58%. Rates
are at $19.76/SF NNN in the CBD. Salt Lake City’s largest
project is the City Creek Center mixed-use redevelopment
in the CBD. The 20-acre development includes 1.5 million
SF of office space, 800,000 SF of retail space, 700
residential units and large swaths of open spaces. The
development is scheduled for completion in 2012.

NAI West (Salt Lake)
+1 801 578 5555

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Sub Regional Centers

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

$    33.00             $    33.00          $   33.00                       N/A

$    19.60             $    34.70          $   25.94                 12.30%

$    15.17             $    23.00          $   21.69                 16.70%

                                  

$    18.75             $    24.00          $   22.10                       N/A

$    16.85             $    27.98          $   21.31                 13.20%

$    10.57             $    24.68          $   17.07                 18.10%

                                  

$      2.16             $      6.12          $     3.75                   3.10%

$      1.47             $      7.56          $     3.48                   7.50%

$      4.07             $    12.22          $     6.25                       N/A

                                  

$    13.09             $    24.07          $   19.76                   8.10%

$    11.19             $    25.00          $   15.23                 10.80%

$    15.75             $    31.00          $   23.97                   5.90%

$    26.00             $    33.25          $   30.42                   1.90%

                    N/A                                            N/A

$      260,162.00                          $     895,522.00

$        75,611.00                          $     243,506.00

                    N/A                                            N/A

$      272,279.00                          $  2,148,104.00

                    N/A                                            N/A

Salt Lake City At A Glance

Salt Lake City, Utah

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

1,569,133

1,672,759

817,427

$82,997

$65,043

29 

The greater St. George area has seen an increase in
economic activity during the last year. Residential homes
are selling well, new home construction is growing and land
has started selling again. The commercial and industrial 
sectors have seen vacancy rates stabilize as construction
has stalled. Look for another year of very little construction
and improved absorption before lease rates begin to rise.

The industrial sector has shown improvement over the last
year as industrial facilities over 50,000 SF continue to sell.
Smaller, in-line warehouse and flex space continues to
see high vacancy rates and depressed lease rates. As
construction improves, demand for warehouse space will
pick up. 

Anchored retail is strong while unanchored retail remains
weak. Anchored centers are remaining full and premium
locations can still get between $20 and $24/SF from
national tenants. Unanchored strip centers languish with
rents below $12/SF and vacancies approaching 20%. We
expect anchored space to remain in strong demand and as
the broader economy improves, unanchored space will start
to improve. 

The office market has not seen any of the activity benefiting
the retail and industrial sectors. Vacancy rates continue to
rise and lease rates continue to soften. Class C tenants
are moving to class B space and some class B tenants are
moving to class A space. The slow migration to better space
will continue until vacancies fall and lease rates start to
increase. 

Those looking to acquire land at a discount should plan to
buy in 2012. Historically, 20% of our office transaction
volume has been land sales for new development. While this
market will not come back quickly, we have seen closings
and a significant improvement in interest. With the recent
closure of SunFirst Bank, the number of available land
parcels will hold prices down and free up developable
inventory that has been unable to come to market until this
year.

NAI Utah Southern 
Region

+1 435 628 1609

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

Premium  (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Sub Regional Centers

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

        N/A                       N/A                    N/A                      N/A

$     9.00              $   15.00           $    12.00               18.00%

        N/A                       N/A                    N/A                      N/A

                                      

        N/A                       N/A                    N/A                      N/A

$     7.00              $   13.00           $    11.00               15.00%

        N/A                       N/A                    N/A                      N/A

                                      

$     2.50              $     4.00           $      3.50               21.00%

        N/A                       N/A                    N/A                      N/A

        N/A                       N/A                    N/A                      N/A

                                      

        N/A                       N/A                    N/A                      N/A

$   12.00              $   24.00           $    15.00                 8.00%

        N/A                       N/A                    N/A                      N/A

        N/A                       N/A                    N/A                      N/A

$     300,000.00                            $     500,000.00 

$     200,000.00                            $     450,000.00 

$       75,000.00                            $     125,000.00 

                  N/A                                                 N/A

$     350,000.00                            $     900,000.00 

$       10,000.00                            $       30,000.00 

Washington County At A Glance

Washington County, Utah

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

141,676

155,964

61,061

$64,450

$51,088

31 
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The commercial real estate market for the greater Burlington
area started the year showing little recovery from the
previous years’ economic downturn. However, a recent
upsurge in current market data indicates that we are well
on our way to recovery and stabilization in all areas. In
addition, several large real estate transactions have
bolstered this upswing by generating a new confidence in
the market.

Vacancy rates for the area’s CBD have shown an increase
with the closing of Borders Bookstore on the Church Street
Marketplace. However, demand for this prime retail space
is high and this increase should resolve itself shortly. A lease
for 13,000 SF was recently signed with Boston-based City
Sports, Inc. Retail rents are on the rise again with rates
currently ranging from $18.00 to $32.00 in the CBD, and
anywhere from $12.00 to $32.00 in suburban areas
depending on property class. 

Announcement was made for the groundbreaking of the
eagerly awaited Walmart in St. Albans, Vermont. Situated 30
miles north of Burlington and 60 miles south of Montreal,
Quebec, Canada, the 146,755 SF store will be Walmart’s
largest in the state. Its opening is planned for Spring 2013.

While the greater Burlington area was spared from the brunt
of Hurricane Irene’s wrath, it did have a significant impact
on the region’s office market. 130,000 SF plus of vacant
office space was absorbed by the State of Vermont after
flooding displaced over 1,500 of its employees. It is unclear
at this time whether or not the state will make the
recent moves permanent. Additionally, the successful Green
Mountain Coffee Roasters has helped absorb over 100,000
SF of both Class A and Class B office space. With the
substantial decrease in vacancy rates produced by this
activity, new interest may be sparked in the office
development arena. 

Industrial vacancies have also seen a decline throughout the
year. Rates have been steadily decreasing from their 10.6%
high in June of 2010. A current vacancy rate of 8.75%
reflects the area’s trend towards stabilization. Although, a
limited supply of well-located, fully-serviced lots continues
to pose problems for the industrial market. 

In closing, if recent trends continue as they are, the
commercial real estate market for the greater Burlington
area should well be on its way to recovery and an increased
demand for new development.

NAI J.L. Davis Realty
+1 802 878 9000

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Community Power Center

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

         N/A                       N/A                   N/A                       N/A

$    12.50             $    18.00          $    15.25                  2.80%

$      7.00             $    11.00          $      9.00                  7.70%

                                        

$    13.50             $    17.50          $    15.50                      N/A

$    12.50             $    16.50          $    14.50                  9.80%

$      6.00             $    10.00          $      8.00                  9.00%

                                        

$      3.00             $      4.00          $      3.50                  8.00%

$      4.25             $      5.75          $      5.00                  8.80%

$      6.50             $      8.00          $      7.25                  5.00%

                                        

$    18.00             $    32.00          $    25.00                  8.00%

$    12.00             $    15.00          $    13.50                  4.00%

$    15.00             $    32.00          $    23.50                  3.00%

$      8.00             $    11.00          $      9.50                  8.00%

$     300,000.00                            $     600,000.00 

$       90,000.00                            $     135,000.00 

$       60,000.00                            $     120,000.00 

$       50,000.00                            $       85,000.00 

$     200,000.00                            $     500,000.00 

$         6,000.00                            $     150,000.00

Burlington At A Glance

Burlington, Vermont

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

250,369

259,577 

145,683

$72,750

$58,434

39 

The Lynchburg market is a relatively stable market that has
not experienced rising unemployment and real estate price
declines to the same extent as other markets. Anchored
by five colleges, a strong industry base and a revitalized
downtown, Lynchburg is an attractive destination for
families, students, job seekers and businesses. Although
sales volume is down across the board, the real estate
market remains relatively stable.

Similar to the national market over the last several years,
marketing times and vacancy rates have risen as rental and
sales rates have declined. Lynchburg still remains a fairly
stable market as it did not experience the rapid price
increases and speculation that many hot markets did prior
to the financial crisis. The difficulty of obtaining financing
for new construction and renovation has stalled some
of the growth in outer areas of the market as well as the
revitalization of downtown. 

Speculative development has slowed down tremendously
as investors and lenders alike remain cautious. Above
normal vacancy rates have led some landlords to give
certain rental concessions such as free rent for a period or
a reduced rate. Most sellers in this market are sellers that
have to sell for personal reasons or pressure from banks.
A major portion of prospective buyers are bargain hunters
looking to capitalize on market weakness. However, the
buyers most likely to get a deal done are those with cash
on hand, but these buyers are reluctant to put equity at risk
while the national economic picture remains so uncertain. 

Like most markets, commercial sales volume has declined
to such an extent that certain market segments have no
recent sales data to analyze for cap rates and sale price
trends. Data reported for this market is from actual closed
transactions rather than listing prices, which are numerous
and not always based on a realistic view of our current
market. Many sellers insist upon receiving rates and prices
that could have been achieved in the pre-2007 market.

NAI Liberty Commercial
+1 434 851 1414

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Sub Regional Centers

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

       N/A                        N/A                       N/A                       N/A

$    5.50               $   16.25               $   10.56                  7.00%

       N/A                        N/A                      N/A                       N/A

$  12.00               $   21.00               $   17.94                13.00%

$    5.70               $   39.00               $   11.73                  8.00%

       N/A                        N/A                       N/A                       N/A

                                       

$    2.95               $     8.75               $     4.14                  8.00%

       N/A                        N/A                       N/A                       N/A

$    2.95               $     8.75               $     4.47                  6.00%

                                       

$    4.73               $   14.00               $   10.18                  2.00%

$    6.00               $   18.00               $   10.36                10.00%

$    6.00               $   25.00               $   11.61                10.00%

$  12.00               $   12.00               $   12.00                  9.00%

                            

                 N/A                                                 N/A

                 N/A                                                 N/A

                 N/A                                                 N/A 

$     43,561.00                               $   217,543.86

$   100,000.00                               $   100,000.00 

                 N/A                                                 N/A

Lynchburg At A Glance

Lynchburg, Virginia 

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

257,189

275,299

130,687

$59,602

$46,605

39 
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The Northern Virginia office market experienced another
year of modest improvement in almost all leasing categories
durring 2011. Large tenant abandonments including
Verizon’s move out of Courthouse in Arlington and company
downsizing, contributed to the increase in vacancy rates and
decline in net absorption. In addition, the effects from
mergers and acquisitions across many industries were seen
in the market as companies consolidated locations.

The uncertainty by the Federal Government in the
budget/deficit process has caused government and
government affiliated contractors/tenants to slow down
decision making about space needs. Since almost one-third
of the Northern Virginia office market is driven by the
government or government contractors, preparation for
significant cutbacks is on the top of everyone’s minds.
Northern Virginia maintains one of the healthiest unemployment
rates in the nation and total vacancy dropped to its lowest
point since 2008. 

The office market witnessed another year of positive total
net absorption. The average asking rental rate continues to
increase slightly as it reached $30.75/SF. BRAC relocations
out were initiated in Arlington and Alexandria, creating
several pockets of vacant space in those markets and
driving vacancy rates higher, while many of the vacancy
rates in the outer markets where some of the BRAC move
transfers took place, saw a slight improvement. 

Large leasing activity during 2011 included Systems
Planning & Analysis of 149,243 SF at 2001 N. Beauregard
Street in the I-395 submarket; Boeing’s 134,776 SF at 460
Herndon Parkway in the Herndon market; Capital One’s
lease totaling 129,619 SF at 8020 Towers Crescent Drive
in the Tyson’s Corner submarket and NJVC’s new lease at
Plaza East for 120,000 SF in the Route 28 South submarket. 

Some of the largest industrial lease signings that occurred
in 2011 included the 124,800 SF lease signed by American
Tire Distributors at 10231 Harry J. Parrish Boulevard in the
Manassas/I-66 market; the 112,500 SF deal signed by
State Department at 10470 Furnace Rd in the
Springfield/Newington market and the 95,578 SF lease
signed by the DC Metropolitan Police Department at 2850
New York Ave NE in the District of Columbia market.

NAI KLNB
+1 571 382 2100

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Sub Regional Centers

Regional Malls

deVeloPment land                   Low/Acre                            High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

       N/A                       N/A                        N/A                        N/A

       N/A                       N/A                       N/A                        N/A

       N/A                       N/A                       N/A                        N/A

$  25.00               $   55.00                $  44.00   N/A

$  17.50               $   55.00                $  32.50                 13.20%

$  14.00               $   48.00                $  28.00                 12.80%

                                      

$    2.00               $   18.00                $    6.75                 10.50%

       N/A                       N/A                       N/A                        N/A

$    5.00               $   23.00                $  11.50                 15.00%

       N/A                       N/A                       N/A                        N/A

$  20.00               $   60.00                $  35.00                       N/A

       N/A                       N/A                        N/A                        N/A

       N/A                       N/A                        N/A                        N/A

                  N/A                                     N/A

$    300,000.00               $ 13,000,000.00 

$    160,000.00               $      845,000.00 

$    200,000.00               $      500,000.00 

$    300,000.00               $ 15,000,000.00 

                 N/A                                     N/A

Northern Virginia At A Glance

Northern Virginia 

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

2,296,558

2,565,149

1,303,626

$118,837

$95,082

35 

The metro Seattle market, also known at Puget Sound, is
poised for recovery. 2011 was a year of healing for all
commercial real estate sectors. Because of a stable
employment base, 2012 will show a healthy recovery lead
by the multi-family sector with office, industrial and retail all
showing positive absorption and strong national investor
interest.

The office market is enjoying higher occupancy both in Seattle
and Bellevue, the two main core downtown areas in the
market. 2012 will show gradual reducing of inventory and
has the potential of rapidly shifting to a strong landlord
market if one of the large employers decides they need
space quickly. 

The Class A investment market was hot in 2011 and is
expected to stay a favorite of national and international
investors. Barriers to entry will remain high and the difficulty
of adding product will benefit investors who should see
increasing lease rates in 2012 and thereafter. 

Industrial demand remains stable and vacancy rates are
projected to slowly decline in 2012. Boeing is adding
additional jobs to try and keep up with new plane orders as
they increase capacity, which has a huge positive effect on
the entire region. The Kent Valley is still the favored market
for institutional investors. Investment demand remains high
for quality product, although lease rates have been flat and
are not expected to increase much in 2012. 

Well located quality retail space is difficult to find for lease
and it is priced relatively high because of consistent national
and local demand. The top product shows cap rates as low
as 5% .The demand is still high for suburban product
and retailers find that strategically located space is rare.
Landlords have started replacing tenants who want to renew
in order to upgrade their tenant mix. 

Multifamily is the darling of the investment market. Demand
is high for quality product and the cap rates continue to
decline. We expect rental rates to jump 12% to 18% in
2012.

NAI Puget Sound 
Properties

+1 425 586 5600

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Sub Regional Centers

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

$    24.00             $    35.00              $    27.00              17.00%

$    18.00             $    35.00              $    23.00              13.80%

$    15.00             $    25.00              $    20.00              13.00%

                                 

$    23.00             $    34.00              $    25.00              18.00%

$    21.00             $    33.00              $    26.00              12.50%

$    16.00             $    26.00              $    19.00              14.60%

                                 

$      3.20             $      4.60              $      4.20                7.30%

$      3.60             $      6.85              $      4.75                7.80%

$      6.00             $    12.50              $      8.00              19.00%

                                 

$    28.00             $    75.00              $    45.00                5.50%

$    14.00             $    36.00              $    24.00                8.30%

$    19.00             $    32.00              $    28.00                4.40%

$    30.00             $    75.00              $    42.00                5.80%

$  4,800,000.00                            $18,000,000.00 

$     300,000.00                            $     770,000.00 

$     180,000.00                            $     420,000.00 

$     150,000.00                            $     600,000.00 

$     600,000.00                            $  3,200,000.00 

$     230,000.00                            $  1,800,000.00 

Seattle/Puget Sound At A Glance

Seattle/Puget Sound, Washington

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

3,500,232

3,741,858

1,908,714

$88,147

$66,607

36 
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Spokane is usually somewhat insulated from the ups and
downs of the national economy here in eastern Washington.
That has not been the case in this recession. Economic
factors affecting the rest of the United States have also had
an impact on our market. Lack of job growth and reduced
consumer spending have affected many businesses here.
Fortunately, we have not seen the dramatic down turn in
real estate values that have affected many major markets.

Our retail market has seen activity in some segments and
stagnation in others. Many out of work individuals have
opened new restaurants in our market. We have had interest
by national and regional retailers looking once again at the
Spokane market. Trader Joe’s opened a new store in
Spokane which has driven retail vacancy in that submarket
to below 5%. We anticipate that retail activity will continue
to improve in 2012. 

Spokane’s office market has remained flat this year. Vacancy
rates remain at historically high levels especially in the
Spokane Valley where vacancy is almost 24%. Rents have
gone down roughly 10% to 15%. It has been a great market
for existing tenants to renew at lower rents. Users continue
to be a stable force in the sale of small office buildings.
Small user purchased office buildings are averaging around
$100/SF. 

Industrial vacancy has decreased with an estimated
440,000 SF of net absorption which is a nice improvement.
Building owners have used concessions to fill space and
there have been no marked increases in rates. Due to the
lack of readily available financing, the investment market
has been at a standstill for the last several years. Cap rates
on office building sales have been in the 9% to 10% range,
apartment cap rates have been around 7%, retail cap rates
range from 7% to 10% and there have been few industrial
investment sales. Bank REO properties have sold in our
market but prices have needed to be bargain basement to
attract buyers. 

We are hopeful that the national economy will continue to
recover in 2012 and increased consumer confidence will
translate into increased market activity.

NAI Black
+1 509 623 1000

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Community Power Center

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

        N/A                       N/A                    N/A                        N/A

$   16.00              $   20.00           $   19.08                   9.10%

$   12.00              $   16.50           $   15.10                 18.60%

                                      

        N/A                       N/A                    N/A                        N/A

$   17.50              $   20.00           $   18.00                 10.70%

$   12.50              $   16.00           $   14.50                 12.80%

                                      

$     2.64              $     3.60           $     3.00                   9.70%

$     4.56              $     5.76           $     5.04                 10.70%

$     5.76              $     7.56           $     6.00                 12.50%

                                      

$     9.00              $   30.00           $   22.00                 11.40%

$     5.00              $   24.00           $   18.00                   8.00%

$     6.00              $   26.00           $   16.00                   9.70%

$   12.00              $   28.00           $   20.00                   9.40%

$              55.00                            $              85.00 

$     300,000.00                            $     500,000.00 

$     175,000.00                            $     300,000.00 

$     100,000.00                            $     900,000.00 

$     400,000.00                            $  1,500,000.00 

$       75,000.00                            $     250,000.00

Spokane At A Glance

Spokane, Washington 

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

478,631

508,237

240,189

$63,317

$48,118

36 

The Tri-Cities is located in southeastern Washington and is
comprised of Richland, Kennewick, Pasco and numerous
surrounding rural communities. Three rivers, nine golf
courses, and 300 days of sunshine offer a wide variety of
recreational activities for our community. Easily accessible,
the area is the service and occupational hub for the region.
The economy is fueled by a variety of government contracted
projects for environmental clean-up, scientific research and
development, agricultural, food processing and healthcare.

In 2011 the office, retail and industrial sectors remained
strong due to the remaining $1.96 billion provided in the
Economic Recovery Act over and above the $2 billion annual
budget at the government sponsored Hanford Nuclear
Reservation. 

The Tri-Cities has also been fortunate to experience one of
the strongest housing markets in the nation with a forecasted
3.4% increase in prices during 2011. Also unlike the national
statistics, the unemployment rate is 7.4%. With the strong
economy and job growth we have seen a number of new
projects this year. New owner occupied office and medical
buildings have been constructed in all three cities. We
continue to see growth in the Tri-Cities Scientific Research
District and WSU Tri-Cities both located in north Richland. 

Restaurants continue to outperform; new this year are Bob’s
Burger and Brew, Texas Road House, Twigs and Sterling’s
expanding with multiple locations. Gold’s Gym built a 60,000
SF fitness facility in Richland. More Furniture for Less
renovated the former Circuit City location of approximately
34,000 SF. Several new apartment projects are currently
under construction in Richland and Pasco mainly due to the
96% occupancy rate. Several new hotels are in the permitting
phase for locations in all three cities. 

Predictions for 2012 are positive as we continue to see
businesses choosing to relocate into our strong market. We
also feel that local access to capital will be more accessible
to developers and investors looking for projects. Anticipation
is high for an early spring ground breaking for the new
Kennewick General Hospital $100+ million facility in the
Southridge Master Plan Area in South Kennewick which has
several hundred acres to develop.

NAI Tri-Cities
+1 509 943 5200

Contact

(Rent/SF/YR)                                                 low                   High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Community Power Center

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

          N/A                      N/A                   N/A                         N/A

          N/A                      N/A                   N/A                         N/A

$     7.00            $    11.00          $     9.00                  12.00%

                                  

$   21.00            $    24.00          $   22.50                    7.50%

$   18.00            $    22.00          $   20.00                  10.00%

$   12.00            $    16.00          $   14.00                  15.00%

                                  

$     3.60            $      6.60          $     5.10                  12.50%

$     3.60            $      6.60          $     5.10                    5.00%

$     3.60            $      6.60          $     5.10                    2.00%

                                  

$     7.00            $      9.00          $     8.00                  13.00%

$   12.00            $    17.00          $   14.50                    5.00%

$   14.00            $    18.00          $   16.00                    5.00%

          N/A                      N/A                   N/A                         N/A

$     250,000.00                            $     350,000.00 

$     240,000.00                            $     375,000.00 

$       60,000.00                            $     200,000.00 

$     150,000.00                            $     250,000.00 

$     225,000.00                            $     700,000.00 

$       45,000.00                            $       75,000.00

Tri-Cities At A Glance

Tri-Cities, Washington

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

263,563 

304,461

128,323

$70,077

$55,047

32 
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Madison’s unemployment rate has ranged between 5.2%
and 6.1% for most of the year, which is less than the State
of Wisconsin and national unemployment averages. Madison
benefits from the state government and the University of
Wisconsin system, which provides the insulation necessary
to keep the economy as stable as it can be. New construction
has come to a halt except for the University, which continues
to build or renovate campus facilities.

Madison’s office market continues to be soft. Landlords are
offering increased improvement dollars and free rent to
attract new tenants. Current office vacancy is 14.1%, but a
few suburban submarkets are seeing vacancies approach
20%. The downtown market is actually quite healthy with
vacancies of 6% to 7%. No new construction has taken
place as anchor tenants are non-existent at this time and
financing for these projects is not available. 

Madison’s industrial market remains healthy with a vacancy
rate of 5.9% compared with 7.2% last year. There has been
positive absorption of approximately 88,000 SF since
the first of the year. Similar to the office market, industrial
landlords are offering concessions and flexible lease terms
to attract new tenants. 

Madison retail remains strong and vacancy remains
unchanged, though deals include significant landlord
concessions. Major lease transactions include Willy Street
Coop on University Avenue, Ashley Furniture at Greenway
Station and Pawn America and The Tile Shop on East
Springs Drive. Downtown retail space remains in high
demand as lease rates have remained unchanged. Several
development projects are in the works and credit-worthy
tenants continue to sign leases. Projects in the works
include Target's Hilldale Mall location, a Woodman’s grocery
store, a Marcus Theatre and a Costco in suburban Sun
Prairie, as well as the Madison area’s second Hy-Vee
grocery store location. 

Large and small investment buyers alike continue to look
for value added opportunities, and cap rates vary from
project to project depending on the credit worthiness of the
existing tenants and vacancy levels. Office cap rates range
from 8.5% to 10.5%, while retail cap rates range from 8%
to 9%.

NAI MLG Commercial 
+1 608 663 6000

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Community Power Center

Regional Malls

deVeloPment land                  Low/Acre                                        High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

         N/A                       N/A                   N/A                     N/A

$    13.00             $    23.00          $    18.00                6.60%

$      6.00             $    13.00          $      9.50                6.10%

                                      

         N/A                       N/A                   N/A                     N/A

$    10.00             $    18.00          $    14.00              12.50%

$      6.00             $    12.00          $      9.00              16.80%

                                      

$      2.50             $      9.50          $      5.01                8.90%

$      4.15             $      9.50          $      5.85                1.40%

$      3.00             $    12.00          $      7.67              10.00%

                                      

$    14.00             $    35.00          $    20.00              11.50%

$      8.00             $    18.00          $    12.00              11.00%

$    12.00             $    30.00          $    15.00                4.50%

$    14.00             $    50.00          $    27.00                1.00%

                 N/A                                                N/A

$   218,000.00                             $    523,000.00 

$     30,500.00                             $      43,500.00 

                 N/A                                                N/A

$   300,000.00                             $ 1,650,000.00 

                 N/A                                                N/A

Madison At A Glance

Madison, Wisconsin

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

574,836

599,721

418,000 

$78,090

$60,960

34 

NAI MLG Commercial
+1 262 797 9400

(Brookfield)
+1 414 347 9400

(Milwaukee)

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction  (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Community Power Center

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

        N/A                        N/A                   N/A                         N/A

$    25.00              $    32.00         $   30.00                 10.00%

$   15.00              $    19.00         $   16.00                 32.00%

                                        

        N/A                        N/A                   N/A                         N/A

$    22.00              $    24.00         $   22.00                 18.00%

$   15.00              $    19.00         $   16.00                 22.00%

                                        

$      2.00              $      4.00         $     3.50                   7.90%

$     3.00              $      4.50         $     3.75                   7.90%

$     4.00              $      6.00         $     4.25                   7.90%

$   12.00              $    30.00         $   14.00                 10.00%

$     6.00              $    25.00         $   15.00                   8.00%

$     8.00              $    24.00         $   16.00                   7.00%

$   18.00              $    60.00         $   32.00                   5.00%

   NA                                                   NA 

   NA                                                   NA  

   NA                                                   NA  

   NA                                                   NA  

   NA                                                   NA 

   NA                                                   NA 

Milwaukee At A Glance

Milwaukee, Wisconsin

Milwaukee businesses have expressed optimism toward
future economic growth in 2012. The majority see gains in
sales, profit and employment levels compared to year-ago
levels. However, profit expectations expressed at the start
of 2011 were tempered somewhat midway through 2011.
Through May, 2011, jobs in the metro area have risen on a
year-over-year basis for 11 consecutive months. (Source:
MMAC)

The Milwaukee office market remains relatively stable. The
overall vacancy rate is 21%, the same as in the year prior.
There has been positive absorption in the market over the
course of the first half of 2011. Class A occupancy in
Milwaukee’s downtown CBD remains at approximately 10%,
which continues to prompt discussion of new Class A office
development. 

The Milwaukee retail market has seen a slow but steady
decline in vacancy rates. Lease rates have remained
relatively flat from 2010. Retailers are continuing to
show optimism for 2012 and beyond and are working to
identify new sites in the market. Walmart remains on a very
aggressive expansion pace and is working through
approvals for numerous new sites throughout the market.
Similarly, Target has broken ground on a Supercenter
concept in Brookfield. Traditional grocers, faced with
pressure from the likes of Walmart and Target, are continuing
to expand their operations. Macy’s announced their new
location at the Southridge Mall in Greendale that will open in
2012. In addition, Von Maur is looking at a potential new site
in Brookfield that would mark their entrance to the market. 

Milwaukee’s industrial market has seen continued absorption,
stemming off of 2010's positive numbers. There have been
multiple 100,000SF to 250,000 SF leases executed recently,
with the balance of significant transactions being sales
in the 20,000 SF to 40,000 SF range. Milwaukee is also
experiencing a slight increase in user occupied new construction.
Lease rates have continued to trend down and incentive
packages, mostly rental abatement, have increased.

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

1,560,237

1,577,538

880,000

$72,186

$69,600

36 
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The Northeastern Wisconsin market is heading towards
stabilization and is experiencing growth in both multifamily
and industrial markets. This will hopefully stimulate retail
and office demand moving into 2012. The perception of
value in regard to commercial real estate as an investment
has grown and lenders are re-entering the market with
favorable rates and terms. That being the case, 2012 should
have an increase in expansion, start-up and investment
transactions.

With the increase in foreclosures in the area, multifamily
properties have experienced an increase in demand to the
point where not only are investors purchasing existing
properties, but developers are building new product and
rehabbing older developments to satisfy the demand for
nicer apartment projects. 

While multifamily and industrial use is trending upward,
Northeastern Wisconsin is still experiencing sluggishness in
office and retail use. The Fox River Mall and other big box
developments still have a good demand, but in other areas
the overabundance of product is evident and is keeping
rents down. This is particularly true in the Appleton/Grand
Chute and Oshkosh markets. This being the case, tenants
are in a good position to create rent control with the general
caveat that the term will increase as a concession, much
like the market of 2010. 

Much like the rest of Wisconsin, the values in the area are
still down, but it appears the bottom has been hit, and
operators and investors are back out assessing the market
to get the best deal. With many appraisals coming in under
tax value, the buyers have the ability to purchase at record
lows as well as an opportunity to appeal and reduce property
taxes. Owners looking to sell investment office/retail
properties (with non-credit tenants) are going to find cap
rates in the 10% to 11% range. 

Multifamily investors are experiencing cap rates of
approximately 9%. Raw land has continued to be stagnant
with the exceptions of multifamily and in municipalities that
are offering TIF dollars.

NAI MLG Commercial 
+1 920 997 9990

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Community Power Center

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

         N/A                       N/A                   N/A                       N/A

$    12.00             $    19.00          $    13.50                      N/A

$      6.00             $    12.00          $      9.00                      N/A

                                                            

$    11.25             $    19.50          $    15.50                      N/A

$    12.00             $    19.00          $    14.50                      N/A

$      6.00             $    15.00          $      9.00                      N/A

                                        

$      2.00             $      4.00          $      3.00                      N/A

$      2.00             $      7.00          $      4.50                      N/A

$      4.00             $      7.00          $      5.50                      N/A

                                        

$      4.00             $    13.00          $      8.50                      N/A

$      8.00             $    16.50          $    12.25                      N/A

$    12.00             $    18.00          $    15.00                      N/A

$    15.00             $    35.00          $    18.00                      N/A

                  N/A                                                 N/A

$       20,000.00                            $     325,000.00 

$       19,000.00                            $     200,000.00 

$       50,000.00                            $     500,000.00 

$       45,000.00                            $  1,000,000.00 

$       25,000.00                            $       45,000.00  

Northeastern (Fox Valley/Green Bay), Wisconsin At A Glance

Northeastern (Fox Valley/Green Bay), Wisconsin 

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

535,000 

551,000

309,000

$66,768

$60,000

36 

Casper has the amenities of a metro area with the
convenience and accessibility of a smaller community. With
a population of 75,000 in Natrona County, the Casper area
is the largest Metropolitan Statistical Area in Wyoming and
supports a vibrant economy. Casper cradles a broad industry
base built around natural resources and is expanding
to manufactures who desire low overhead with a central
western presence.

Industrial rents are $4 to $12/SF net, with a supply of 5
Million SF and a vacancy rate of less than 3%. Office rents
are $10 to $20/SF net, with a supply of 2 Million SF and a
vacancy rate of around 15%. Retail rents are $12 to $30/SF
net, with a supply of 2.25 Million SF and a vacancy rate of
around 10% mainly due to a vacant big box site that was
previously an Office Depot. 

There has been industrial, office and retail development on
Casper’s east side. This area includes new Baker Hughes,
Chesapeake Energy and Coca-Cola distributors. A new
regional hospital accompanied by 300,000 SF of
office/medical campuses and a 100,000 SF church are part
of this mix. The 600,000 SF regional mall hosts, a Walmart,
Sam's, Home Depot, Menards and Kohls in addition to five
national hotel chains, four car dealers, an eight plex movie
theatre, and a multitude of restaurants and smaller retail
space. A 700 acre development is currently under way with
rail spur access through Burlington Northern, close proximity
to Natrona County International Airport and is located in a
Foreign Trade Zone. This area is ideal for manufacturing and
distribution. 

Drilling and oil service companies have continued to show
strong demand in the market bringing employment and
commerce to Casper. Casper’s location facilitates access to
worldwide markets through an international airport, routes
along I-25 and Burlington Northern railroad. 

Casper is a regional medical, finance and retail hub with
a trade area encompassing central Wyoming and a high
quality of life for its residents. Companies are opening new
facilities, while established industries expand, create jobs,
infuse capital, and solidify investment.

NAI Luker 
+1 307 265 8000

Contact

(Rent/SF/YR)                                               low                      High                  effective avg.          Vacancy

doWntoWn offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

suburban offIce

New Construction (AAA)

Class A (Prime)

Class B (Secondary)

IndustrIal

Bulk Warehouse

Manufacturing

High Tech/R&D

retaIl

Downtown

Neighborhood Service Centers

Community Power Center

Regional Malls

deVeloPment land                   Low/Acre                                           High/Acre

Office in CBD

Land in Office Parks

Land in Industrial Parks

Office/Industrial Land - Non-park

Retail/Commercial Land

Residential

$    18.00             $    20.00          $    19.00                  5.00%

$    15.00             $    20.00          $    17.50                10.00%

$    10.00             $    15.00          $    12.50                12.00%

                                                                                        

$    16.00             $    19.00          $    18.00                  7.00%

$    15.00             $    18.00          $    17.00                  5.00%

$      8.00             $    14.00          $    10.00                  9.00%

                                        

$      3.00             $      8.00          $      5.00                  3.00%

$      4.00             $    12.00          $      7.00                  3.00%

$      6.00             $    12.00          $      9.00                  3.00%

                         

$    12.00             $    16.00          $    14.00                  8.00%

$    10.00             $    16.00          $    12.00                  6.00%

$    12.00             $    25.00          $    16.00                10.00%

$      8.00             $    22.00          $    15.00                10.00%

$     125,000.00                            $     200,000.00 

$     140,000.00                            $     200,000.00 

$       45,000.00                            $     125,000.00 

$       45,000.00                            $     100,000.00 

$     150,000.00                            $     900,000.00 

$       40,000.00                            $     300,000.00 

Casper At A Glance

Casper, Wyoming

Metropolitan Area

Economic Overview

2011

Population

2016 Estimated

Population

Employment 

Population          

Household 

Average Income

Median 

Household Income  

Total Population 

Median Age

91,335

99,529 

49,713 

$69,542

$55,838

37 



2012 Global Market Report  n www.naiglobal.com 148

n Glossary
n

Acre

Area of land equal to 43,560 SF (4,047 M2).

Bulk Warehouse (Warehouse)

All modern distribution facilities 25,000 SF (2,500
M2) or greater. Quoted annual rate, 
net basis.

CBD (City Center)

The central business district is a market’s 
primary concentration of business activity,
much like a traditional downtown.

Class “A” Office (Prime)

Excellent location (5,000 SF or 500 M2), high-
quality tenants, high-quality finish, excellently
maintained; usually new, or old buildings that are
competitive with new construction. 

Class “B” Office (Secondary)

Good location (5,000 SF or 500 M2), fairly high-
quality construction and tenants. Buildings with
only minimal deterioration or obsolescence. 

Community Power Centers (Big Box)

Retail centers over 250,000 SF – 600,000 SF
(25,000 M2 - 56,000 M2), which include one or
more “category killers”, life-style centers and out-
let centers. 

Development Land Prices in 2011

Based on land sales recorded. The guide quotes
the rate paid for land with available utilities and 
zoning in place for the use noted.

Downtown Office (City Center)

Sites in the market’s central business district. 

Downtown Retail (City Center)

Any prime ground floor retail space in the mar-
ket’s central business district, excluding space
in enclosed malls. United Kingdom and Ireland
presented on Zone A Basis.

Effective Average Rent

Net present value rate taking concessions, such
as free rent and escalations into account.

Full Service Basis

Indicates that the landlord pays all expenses.

High Tech/R&D (Flex)

Modern buildings with space dedicated to 
research/product development, or buildings 
in industrial settings with high percentage of of-
fice/showroom style finish.

GLA

Gross leasable area.

GSA

General Services Administration, the US 
Government’s property procurement agency.

Hectare

Area of land equal to 2.47 acres.

Highway/Commercial Land

Refers to any commercially zoned land that has
frontage along, and access to, a major state or
interstate highway.

Industrial Rents

This report quotes the annual rate on a 
net basis.

Manufacturing Space

All facilities of 25,000 SF (2,500 M2) or greater used
in the production or development of goods.

Neighborhood Service Centers
(Retail Units on Parks)

Retail centers ranging in size from 75,000 to
250,000 SF (7,500 M2 to 25,000 M2), anchored
by foot and/or drug stores providing general
services to the local market—including pad
sites. United Kingdom and Ireland presented on
Zone A Basis.

Net Basis

Indicates the tenant pays for most of the 
operating costs such as utilities, maintenance,
repairs and cleaning.

Office Rents

This report quotes the annual rate as 
full-service basis. Europe quoted as annual
rates, net basis.

Regional Mall
(Regional Shopping Center)

Suburban or downtown properties over
600,000 SF (60,000 M2) with at least two major
department store anchor tenants.

Retail Rents

This report quotes the annual rate on a 
full-service basis. Europe quoted as annual
rates, net basis. 

SF; s.f.

Square foot or square feet, depending on the
reference. 1 square foot = 0.093 M2.

SM; sm; M2

Square meter. 1 S.M. = 10.764 square feet.

Solus Food Stores

Stand-alone large supermarkets or 
hypermarkets from 50,000 SF (5,000 M2) 
and up. Quoted as annual rates, net basis.

Suburban Office

Stand-alone buildings and business parks not
within the metro city limits.  

Vacancy Rate

The percentage of market space being 
directly offered by the landlord or properties for
lease and the amount of sublease space being
offered by tenants. In cases where the space is
under lease but not occupied, count it as part
of the vacancy.

Zone A

The area at the front of the shop at pedestrian
level. It is usually 6.1 meters deep, this 
measurement equating 20 feet. In a very 
limited number of locations, Zone A can be 
30 feet deep (9.1 meters).
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Our Expertise

Since its founding in 1978, NAI has completed thousands of transactions in a wide range of industry

sectors, including technology, healthcare, financial services, utilities, among many others. Our experience

encompasses all major asset types including headquarters, data-centers, distribution centers, branch

offices, manufacturing plants and others. Our service offerings include:

Financial Services

n Appraisals / Valuation

n Capital Markets

n Investment Services

n Property Valuation & Tax

Consulting

n Mortgage Brokerage

n Trade Credits

n Workouts & Restructuring

Technology

n CLAS™ Online Portfolio

Management

n REALTrac™ Online

Transaction Management

Consulting Services

n Distribution Logistics

n Due Diligence Management

n Feasibility Analysis

n Financial Analysis

n International Consulting

Services

n Lease & Utility Audits

n Location Benefits Analysis

n Market Research

n Relocation Studies

n Site Location Modeling

n Strategic Planning

Transaction Services

n Accelerated Marketing

Programs

n Acquisition Services

n Auction Services

n Disposition Services

n Net Lease Transactions

n Subleasing

n Sale-Leaseback Transactions

n Tenant Representation

Asset Services

n Asset Management

n Build-to-Suit / Development

Services

n Lease Administration

n Move Management

n Project Management

n Property Management

n Sustainability Services

n Asset Optimization

& Recovery

n REO Disposition


