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Market CBD
Manhattan 393,859,367          
Chicago, IL 126,313,520
Washington, D.C. 107,925,388
Boston, MA 65,982,535
San Francisco, CA 49,814,266
Atlanta, GA 48,837,454
Philadelphia, PA 40,889,850
Houston, TX 37,934,428
Orange County CA 37,590,452  
Los Angeles CBD 27,325,154
Denver, CO 27,055,392
Dallas, TX 26,473,599
Portland, OR 23,080,419
Sacramento, CA 18,880,893
Phoenix, AZ 16,407,424
Miami, FL 13,792,017
Baltimore, MD 12,924,026
Oakland, CA 12,665,060
San Diego, CA 10,971,722
Fairfield County CT 8,629,196
Jacksonville, FL 7,730,794
Orlando, FL 7,213,799
Hartford, CT 7,090,439
Silicon Valley CA 7,006,963
Tampa, FL 6,405,382
Westchester County NY 6,207,675
Ft. Lauderdale, FL 5,024,591
Palm Beach, FL 3,208,460
New Haven, CT 2,749,961
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A B C D E F G H I J K L M N
U.S. Employment National Recessions NYC Employment

31-Jan-87 100,683 3,580.12
28-Feb-87 100,915 3,577.25
31-Mar-87 101,164 3,579.88
30-Apr-87 101,502 3,588.08
31-May-87 101,728 3,590.22
30-Jun-87 101,900 3,600.04
31-Jul-87 102,247 3,600.42

31-Aug-87 102,418 3,590.37
30-Sep-87 102,646 3,588.38
31-Oct-87 103,138 3,591.29
30-Nov-87 103,370 3,602.08
31-Dec-87 103,664 3,607.97
31-Jan-88 103,758 3,612.81
29-Feb-88 104,211 3,612.72
31-Mar-88 104,487 3,618.47
30-Apr-88 104,732 3,612.63
31-May-88 104,961 3,603.91
30-Jun-88 105,324 3,612.90
31-Jul-88 105,546 3,596.40

31-Aug-88 105,670 3,588.46
30-Sep-88 106,009 3,594.68
31-Oct-88 106,277 3,589.80
30-Nov-88 106,616 3,613.75
31-Dec-88 106,906 3,612.50
31-Jan-89 107,168 3,622.05
28-Feb-89 107,426 3,622.02
31-Mar-89 107,619 3,619.98
30-Apr-89 107,792 3,625.86
31-May-89 107,910 3,621.71
30-Jun-89 108,026 3,628.54
31-Jul-89 108,066 3,609.76

31-Aug-89 108,115 3,589.16
30-Sep-89 108,365 3,592.88
31-Oct-89 108,476 3,578.97
30-Nov-89 108,753 3,585.06
31-Dec-89 108,849 3,603.64
31-Jan-90 109,183 3,604.40
28-Feb-90 109,432 3,601.60
31-Mar-90 109,647 3,596.80
30-Apr-90 109,688 3,585.30
31-May-90 109,838 3,589.00
30-Jun-90 109,863 3,583.30
31-Jul-90 109,833 3,553.10

31-Aug-90 109,613 500000 3,568.40
30-Sep-90 109,525 500000 3,564.00
31-Oct-90 109,366 500000 3,515.90
30-Nov-90 109,216 500000 3,503.90
31-Dec-90 109,160 500000 3,495.50
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A B C D E F G H I J K L M N
31-Jan-91 109,039 500000 3,436.60
28-Feb-91 108,735 500000 3,423.70
31-Mar-91 108,577 500000 3,415.30
30-Apr-91 108,367 3,401.00
31-May-91 108,240 3,389.40
30-Jun-91 108,338 3,387.20
31-Jul-91 108,302 3,343.00

31-Aug-91 108,308 3,349.00
30-Sep-91 108,340 3,350.00
31-Oct-91 108,356 3,334.70
30-Nov-91 108,299 3,328.70
31-Dec-91 108,324 3,315.50
31-Jan-92 108,378 3,305.90
29-Feb-92 108,313 3,294.60
31-Mar-92 108,368 3,290.20
30-Apr-92 108,527 3,288.80
31-May-92 108,654 3,282.40
30-Jun-92 108,721 3,279.50
31-Jul-92 108,790 3,262.70

31-Aug-92 108,930 3,271.70
30-Sep-92 108,966 3,274.20
31-Oct-92 109,145 3,265.20
30-Nov-92 109,284 3,258.70
31-Dec-92 109,494 3,260.60
31-Jan-93 109,805 3,271.10
28-Feb-93 110,047 3,276.60
31-Mar-93 109,998 3,272.00
30-Apr-93 110,306 3,276.60
31-May-93 110,573 3,277.50
30-Jun-93 110,754 3,281.90
31-Jul-93 111,053 3,292.90

31-Aug-93 111,212 3,294.80
30-Sep-93 111,451 3,294.50
31-Oct-93 111,737 3,295.40
30-Nov-93 111,999 3,299.50
31-Dec-93 112,311 3,305.00
31-Jan-94 112,583 3,301.80
28-Feb-94 112,783 3,305.80
31-Mar-94 113,248 3,313.00
30-Apr-94 113,597 3,315.20
31-May-94 113,931 3,317.80
30-Jun-94 114,247 3,318.10
31-Jul-94 114,624 3,320.00

31-Aug-94 114,902 3,319.30
30-Sep-94 115,253 3,317.40
31-Oct-94 115,468 3,328.80
30-Nov-94 115,887 3,333.80
31-Dec-94 116,162 3,333.00
31-Jan-95 116,487 3,330.30
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A B C D E F G H I J K L M N
28-Feb-95 116,691 3,331.90
31-Mar-95 116,913 3,332.70
30-Apr-95 117,075 3,334.70
31-May-95 117,059 3,333.90
30-Jun-95 117,294 3,334.70
31-Jul-95 117,395 3,336.90

31-Aug-95 117,644 3,336.30
30-Sep-95 117,885 3,339.00
31-Oct-95 118,041 3,336.30
30-Nov-95 118,189 3,341.20
31-Dec-95 118,321 3,342.20
31-Jan-96 118,303 3,324.00
29-Feb-96 118,735 3,351.20
31-Mar-96 119,001 3,351.20
30-Apr-96 119,165 3,356.80
31-May-96 119,485 3,367.90
30-Jun-96 119,774 3,370.30
31-Jul-96 120,029 3,365.90

31-Aug-96 120,202 3,373.40
30-Sep-96 120,427 3,377.40
31-Oct-96 120,677 3,385.10
30-Nov-96 120,976 3,389.10
31-Dec-96 121,146 3,394.30
31-Jan-97 121,382 3,399.90
28-Feb-97 121,684 3,402.80
31-Mar-97 122,000 3,414.70
30-Apr-97 122,293 3,419.80
31-May-97 122,551 3,423.60
30-Jun-97 122,818 3,428.40
31-Jul-97 123,131 3,453.30

31-Aug-97 123,092 3,453.60
30-Sep-97 123,604 3,465.90
31-Oct-97 123,945 3,471.40
30-Nov-97 124,251 3,472.10
31-Dec-97 124,554 3,483.20
31-Jan-98 124,830 3,483.10
28-Feb-98 125,026 3,492.20
31-Mar-98 125,177 3,499.60
30-Apr-98 125,456 3,503.30
31-May-98 125,862 3,511.20
30-Jun-98 126,080 3,518.60
31-Jul-98 126,204 3,526.70

31-Aug-98 126,551 3,537.90
30-Sep-98 126,775 3,542.00
31-Oct-98 126,971 3,553.40
30-Nov-98 127,254 3,562.70
31-Dec-98 127,601 3,566.90
31-Jan-99 127,726 3,587.00
28-Feb-99 128,137 3,594.30
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A B C D E F G H I J K L M N
31-Mar-99 128,244 3,594.00
30-Apr-99 128,619 3,595.10
31-May-99 128,831 3,593.30
30-Jun-99 129,092 3,605.90
31-Jul-99 129,411 3,619.80

31-Aug-99 129,578 3,631.30
30-Sep-99 129,791 3,618.30
31-Oct-99 130,192 3,642.70
30-Nov-99 130,483 3,655.00
31-Dec-99 130,778 3,663.50
31-Jan-00 131,008 3,674.00
29-Feb-00 131,138 3,680.60
31-Mar-00 131,606 3,687.50
30-Apr-00 131,893 3,714.60
31-May-00 132,119 3,721.80
30-Jun-00 132,074 3,724.70
31-Jul-00 132,251 3,729.20

31-Aug-00 132,237 3,704.90
30-Sep-00 132,371 3,735.50
31-Oct-00 132,357 3,742.50
30-Nov-00 132,582 3,742.40
31-Dec-00 132,724 3,748.00
31-Jan-01 132,694 3,748.20
28-Feb-01 132,766 3,741.30
31-Mar-01 132,741 3,739.80
30-Apr-01 132,460 500000 3,726.30
31-May-01 132,422 500000 3,714.50
30-Jun-01 132,293 500000 3,711.50
31-Jul-01 132,178 500000 3,723.10

31-Aug-01 132,020 500000 3,710.80
30-Sep-01 131,778 500000 3,678.90
31-Oct-01 131,454 500000 3,601.10
30-Nov-01 131,160 500000 3,597.70
31-Dec-01 130,989 3,589.80
31-Jan-02 130,847 3,583.20
28-Feb-02 130,714 3,588.70
31-Mar-02 130,695 3,586.00
30-Apr-02 130,615 3,588.10
31-May-02 130,607 3,593.80
30-Jun-02 130,664 3,588.50
31-Jul-02 130,579 3,586.40

31-Aug-02 130,564 3,583.50
30-Sep-02 130,504 3,574.70
31-Oct-02 130,629 3,573.70
30-Nov-02 130,639 3,571.40
31-Dec-02 130,481 3,568.80
31-Jan-03 130,575 3,555.70
28-Feb-03 130,422 3,550.20
31-Mar-03 130,212 3,538.80
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A B C D E F G H I J K L M N
30-Apr-03 130,167 3,535.40
31-May-03 130,156 3,532.70
30-Jun-03 130,166 3,526.20
31-Jul-03 130,189 3,522.30

31-Aug-03 130,148 3,517.10
30-Sep-03 130,250 3,525.40
31-Oct-03 130,446 3,528.50
30-Nov-03 130,462 3,530.80
31-Dec-03 130,586 3,528.60
31-Jan-04 130,747 3,522.80
29-Feb-04 130,791 3,529.20
31-Mar-04 131,123 3,537.10
30-Apr-04 131,372 3,534.90
31-May-04 131,679 3,543.70
30-Jun-04 131,753 3,550.10
31-Jul-04 131,785 3,546.90

31-Aug-04 131,917 3,554.80
30-Sep-04 132,079 3,556.70
31-Oct-04 132,425 3,561.80
30-Nov-04 132,490 3,563.70
31-Dec-04 132,619 3,566.10
31-Jan-05 132,753 3,575.70
28-Feb-05 132,992 3,576.90
31-Mar-05 133,126 3,577.50
30-Apr-05 133,489 3,593.70
31-May-05 133,664 3,592.20
30-Jun-05 133,909 3,598.20
31-Jul-05 134,282 3,608.70

31-Aug-05 134,478 3,609.70
30-Sep-05 134,545 3,623.80
31-Oct-05 134,629 3,609.80
30-Nov-05 134,966 3,624.10
31-Dec-05 135,125 3,632.10
31-Jan-06 135,402 3,632.00
28-Feb-06 135,717 3,635.20
31-Mar-06 135,997 3,647.70
30-Apr-06 136,179 3,654.20
31-May-06 136,202 3,660.60
30-Jun-06 136,279 3,666.50
31-Jul-06 136,486 3,666.30

31-Aug-06 136,670 3,662.70
30-Sep-06 136,827 3,680.10
31-Oct-06 136,829 3,684.10
30-Nov-06 137,039 3,694.80
31-Dec-06 137,210 3,708.20
31-Jan-07 137,448 3,716.50
28-Feb-07 137,536 3,725.10
31-Mar-07 137,724 3,730.80
30-Apr-07 137,802 3,728.40
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249
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271
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278
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280
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283
284
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287
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292
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A B C D E F G H I J K L M N
31-May-07 137,946 3,733.70
30-Jun-07 138,017 3,743.80
31-Jul-07 137,984 3,744.60

31-Aug-07 137,968 3,747.60
30-Sep-07 138,053 3,752.30
31-Oct-07 138,135 3,764.70
30-Nov-07 138,253 3,770.80
31-Dec-07 138,350 500000 3,775.80
31-Jan-08 138,365 500000 3,790.10
29-Feb-08 138,279 500000 3,797.40
31-Mar-08 138,199 500000 3,797.60
30-Apr-08 137,985 500000 3,805.30
31-May-08 137,803 500000 3,802.00
30-Jun-08 137,631 500000 3,802.70
31-Jul-08 137,421 500000 3,802.30

31-Aug-08 137,162 500000 3,807.00
30-Sep-08 136,710 500000 3,802.90
31-Oct-08 136,236 500000 3,788.70
30-Nov-08 135,471 500000 3,780.20
31-Dec-08 134,774 500000 3,768.70
31-Jan-09 133,976 500000 3,750.30
28-Feb-09 133,275 500000 3,734.00
31-Mar-09 132,449 500000 3,714.00
30-Apr-09 131,765 500000 3,685.40
31-May-09 131,411 500000 3,685.70
30-Jun-09 130,944 3,679.20
31-Jul-09 130,617 3,681.60

31-Aug-09 130,401 3,686.10 136.50 2001-2002 Recession
30-Sep-09 130,174 3,667.30 153.10 1990-1991 Recession
31-Oct-09 129,976 3,668.70 130.00 April 08 - Dec 09
30-Nov-09 129,970 3,669.40 -231.20 April 08 - May 14 -4.1% -2.9%
31-Dec-09 129,687 3,675.30 -361.20 Dec 09 - May 14 -3.8% -2.5%
31-Jan-10 129,705 3,679.70 -3.2% -1.9%
28-Feb-10 129,655 3,682.90 -2.7% -1.4%
31-Mar-10 129,811 3,692.80 -2.0% -0.6%
30-Apr-10 130,062 3,705.50 -1.3% 0.5%
31-May-10 130,578 3,727.00 -0.6% 1.1%
30-Jun-10 130,456 3,722.30 -0.4% 1.2%
31-Jul-10 130,395 3,679.80 -0.2% 0.0%

31-Aug-10 130,353 3,697.90 0.0% 0.3%
30-Sep-10 130,296 3,710.00 0.1% 1.2%
31-Oct-10 130,537 3,728.10 0.4% 1.6%
30-Nov-10 130,674 3,734.50 0.5% 1.8%
31-Dec-10 130,745 3,741.60 0.8% 1.8%
31-Jan-11 130,815 3,755.20 0.9% 2.1%
28-Feb-11 130,983 3,765.80 1.0% 2.3%
31-Mar-11 131,195 3,770.90 1.1% 2.1%
30-Apr-11 131,517 3,787.00 1.1% 2.2%
31-May-11 131,619 3,787.00 0.8% 1.6%
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298
299
300
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302
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304
305
306
307
308
309
310
311
312
313
314
315
316
317
318
319
320
321
322
323
324
325
326
327
328
329
330
331
332
333
334
335

A B C D E F G H I J K L M N
30-Jun-11 131,836 3,789.60 1.1% 1.8%
31-Jul-11 131,942 3,801.70 1.2% 3.3%

31-Aug-11 132,064 3,805.60 1.3% 2.9%
30-Sep-11 132,285 3,815.50 1.5% 2.8%
31-Oct-11 132,468 3,817.00 1.5% 2.4%
30-Nov-11 132,632 3,829.10 1.5% 2.5%
31-Dec-11 132,828 3,833.90 1.6% 2.5%
31-Jan-12 133,188 3,843.60 1.8% 2.4%
29-Feb-12 133,414 3,856.80 1.9% 2.4%
31-Mar-12 133,657 3,866.50 1.9% 2.5%
30-Apr-12 133,753 3,870.60 1.7% 2.2%
31-May-12 133,863 3,882.10 1.7% 2.5%
30-Jun-12 133,951 3,884.80 217.50 1.6% 2.5%
31-Jul-12 134,111 3,871.70 204.40 1.6% 1.8%

31-Aug-12 134,261 3,890.90 223.60 1.7% 2.2%
30-Sep-12 134,422 3,905.40 238.10 1.6% 2.4%
31-Oct-12 134,647 3,915.60 248.30 1.6% 2.6%
30-Nov-12 134,850 3,900.10 232.80 1.7% 1.9%
31-Dec-12 135,064 3,928.10 260.80 1.7% 2.5%
31-Jan-13 135,261 3,928.50 261.20 1.6% 2.2%
28-Feb-13 135,541 3,933.00 265.70 1.6% 2.0%
31-Mar-13 135,682 3,942.90 275.60 1.5% 2.0%
30-Apr-13 135,885 3,961.10 293.80 1.6% 2.3%
31-May-13 136,084 3,961.70 294.40 1.7% 2.1%
30-Jun-13 136,285 3,966.50 299.20 1.7% 2.1%
31-Jul-13 136,434 3,975.00 307.70 1.7% 2.7%

31-Aug-13 136,636 3,981.80 314.50 1.8% 2.3%
30-Sep-13 136,800 3,984.10 316.80 1.8% 2.0%
31-Oct-13 137,037 3,995.80 328.50 1.8% 2.0%
30-Nov-13 137,311 4,002.80 335.50 1.8% 2.6%
31-Dec-13 137,395 4,008.40 341.10 1.7% 2.0%
31-Jan-14 137,539 4,011.80 344.50 1.7% 2.1%
28-Feb-14 137,761 4,020.90 353.60 1.6% 2.2%
31-Mar-14 137,964 4,020.80 353.50 1.7% 2.0%
30-Apr-14 138,268 4,025.80 358.50 1.8% 1.6%
31-May-14 138,492 4,036.50 369.20 1.8% 1.9%
30-Jun-14 138,780

2,346 75

1.8% 1.9%



Year Total
1990 392.4659 392,465,924
1991 396.4364 396,436,372
1992 400.2026 400,202,641
1993 397.6836 397,683,637
1994 400.2773 400,277,313
1995 394.3071 394,307,136
1996 392.4314 392,431,350
1997 388.6282 388,628,189
1998 389.2027 389,202,672
1999 392.4284 392,428,362
2000 392.4475 392,447,539
2001 378.9725 378,972,473
2002 387.2065 387,206,499
2003 389.0773 389,077,264
2004 391.0081 391,008,076
2005 390.2138 390,213,808
2006 389.131 389,131,028
2007 390.6684 390,668,420
2008 395.0371 395,037,116
2009 394.5468 394,546,752
2010 392.7207 392,720,662
2011 392.7108 392,710,797
2012 391.0237 391,023,658
2013 395.2834 395,283,377

2014Q2 393.8594 393,859,367
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3
Economic Overview - National 

� Most economists view recession, which commenced 4Q07, as having ended 4Q09

� Job picture improving, with unemployment at 9.7% (March 2010), down from 4Q09 at 10.0%

� Interest rates remain low, a Fed priority, but more concern about eventual increases

� Consumers confidence index, after dropping sharply thru 3Q09, has remained steady since 4Q09

� Loan extensions continue, pushing back loss recognition (loan restructures, note sales, 
foreclosures)

� 2009 national real estate sales volume at 10% of 2007 peak and 35% of 2008 volume

� National investment sales in second half of 2009 ($34 billion) doubled first half volume ($17 
billion). 1Q10 investment volume ($12 billion1) ahead of 1Q09 ($9 billion)

� Investors, global and domestic, are eager to invest and frustrated by lack of product

� Debt market illiquidity easing, with competition for core product in good markets

Executive Summary

(1) $8 billion as of February 28, 2010. $12 billion estimated for the 1st Quarter 2010.
* Additional data can be found in the addenda (Slides 42-55).
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Economic Overview - National 

Civilian Unemployment Rate

Unemployment rate stopped steep climb, leveling in 4Q09. 
Unemployment flat at 9.7% between Jan 2010 through Mar 2010, down from 10% in Dec 2009.

Source: Bureau of Labor Statistics
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US Historical Investment Volume (Billions), 2001-1Q2010*

2009 US investment volume down 72% from 2008 and 92% from 2007. 
2009 down 87% from 5 year annual average (2004-2008). 

Source:  Real Capital Analytics, Cushman & Wakefield Capital Markets Group

Economic Overview - National
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Source:  NCREIF, Cushman & Wakefield Capital Markets Group

National Historical Cap Rates (1990 - 2009)

Economic Overview - National
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Pre-9/11 Cap Rate Avg 
(1991-2Q01) = 8.95%

4Q09 = 8.41%

Pre-9/11 
Avg

05-1Q08 
Bubble

Spread 
(bps)

Apartment 8.58% 5.21% -337
Industrial 9.19% 6.34% -284
Office 8.92% 5.97% -295
Retail 9.11% 6.26% -285
Overall Avg 8.95% 5.95% -300

*

*
*
*

* Property type transaction cap rates derived using the spread between property type current value cap rate and All Property transaction cap rates.

After historically low levels, rapid climb toward historical 
mean through 2008-2009. Leveling in many markets.

Post-9/11 Cap Rate Avg 
(3Q01-4Q08) = 6.96%

’05-’07 “bubble” Cap 
Rate Avg = 5.95%
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Total Commercial Mortgage Maturities

Economic Overview - National

Total commercial mortgage maturities from 2010 – 2017
estimated at $2.2 trillion or almost $300 billion per annum.

$0 BN

$50 BN

$100 BN

$150 BN

$200 BN

$250 BN

$300 BN

$350 BN

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

CMBS Non-CMBS

Source:  Mortgage Bankers Association, Trepp, Foresight Analytics, UBS Investment Research

$2.2 Trillion
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$ Billions

CMBS Other
CMBS Floating Rate
CMBS Fixed-rate Conduit

CMBS Loan Maturities

Source: Mortgage Bankers Association, RealPoint

Economic Overview - National

$173 billion matures from 2010 to 2012; $371 billion matures from 2015 to 2017.                    
1Q2010 CMBS in special servicing up 440% from year-end 2008; $14.3 billion to $76.1 billion. 

* CMBS Other represents private deals, not publicly tracked, etc.

*

$173 Billion

$371 Billion
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64% 66%
71%

50%

59%
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41%

58%
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CMBS Refinanceable CMBS Non-Refinanceable* Percent of CMBS Loans Non-Refinanceable

CMBS Fixed-Rate Loan Maturities and Refinancing Risk

Source: Mortgage Bankers Association, RealPoint, Deutsche Bank

Economic Overview - National

65% of CMBS fixed-rate loans maturing over next 9 years are non-refinanceable. 

CMBS 
Fixed-Rate Loan 

Maturities (Billions)

CMBS 
Fixed-Rate Loans

% Non-Refinanceable

* Non-Refinanceable defined as loans having an LTV in excess of 80% at maturity.
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Trailing 12 Months CMBS Delinquency: Balance and 
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Source: RealPoint

Delinquency percentage expected to reach between 8.0% and 
9.0% by mid-2010, potentially surpassing 12.0% by year-end 2010. 

Between 1998 and March 2009 delinquency rate did not exceed 2.0%

Economic Overview - National

CMBS 
Delinquency 

% of Outstanding 
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NYC Employment,1988-2010

* As per New York City OMB 2010 projections.

U.S. unemployment at 9.7%; New York City at 10.2%. New York City total job 
loss projection down from 325,000 a year ago to 175,000 as of 1Q10.
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National Recessions NYC Employment

18% Vacancy
$30 PSF Rents

150,000 Jobs Lost

12% Vacancy
$44 PSF Rents

140,000 Jobs Lost

March 2010
11.6% Vacancy
$55 PSF Rents

155,000 Jobs Lost (thru 1Q10)

Projected total 
job loss*:
175,000

4Q 2010 
Vacancy

Projection: 
12.6%

NYC Employment Projection

Economic Overview - New York

Source: Cushman & Wakefield Research
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5.0%

6.0%

7.0%

8.0%

9.0%

10.0%

11.0%

12.0%

13.0%

14.0%

15.0%

2002 2003 2004 2005 2006 2007 2008 2009 2010 2011

NYC Potential Job Loss Impact on Vacancy

* Additional job loss from April 1, 2010

Peak vacancy projection revised downward from 15%+ to 12.6%. 
NYC unemployment lower than anticipated.

Vacancy Rate

12.6%

11.6%*
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65.3
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Source: Cushman & Wakefield Research

Average = 58.6 MSF per decade

Average = 15.0 MSF per decade

Net addition to supply over last 20 years = 6.5 MSF. Long term, NYC faces space 
supply shortage, which will be magnified by lack of recent, modern building stock.

New Office Building Construction, By Decade

Economic Overview – New York

Inventory reduced 25 MSF due to 
World Trade Center (15 MSF) and 
residential conversion (10 MSF)

270 Park Ave - 1,132,460

1285 Aven of the Ame - 1,473,950

643 West 43rd St - 1,128,000

1 Chase Manhattan Plz - 1,898,158

399 Park Ave - 1,250,000

60 Broad St - 1,014,041

200 Park Ave - 2,254,274

1290 Ave of the Ame - 1,987,328

277 Park Ave - 1,529,945

1301 Ave of the Ame - 1,764,411

59 Maiden Ln - 1,043,007

245 Park Ave - 1,611,046

26 Federal Plz - 1,109,969

140 Broadway - 1,200,000

909 Third Ave - 1,125,000

767 Fifth Ave - 1,637,379

1345 Ave of the Ame - 1,640,000

2 Penn Plz - 1,500,000

1 NY Plz -2,103,750

345 Park Ave - 1,600,519

450 West 33rd St - 1,500,000

153 East 53rd St - 1,492,860

1166 Ave of the Ame - 1,430,000

1211 Ave of the Ame - 1,734,105

1 Bankers Trust Plz - 1,363,334

1633 Broadway - 2,240,000

1 Penn Plz - 2,072,136

1 Liberty Plz - 2,121,437

55 Water St - 3,600,000

9 West 57th St - 1,500,000

1114 Ave of the Ame - 1,310,000

1185 Ave of the Ame - 1,000,000

1221 Ave of the Ame - 2,200,000

1251 Ave of the Ame - 1,893,652

1515 Broadway - 1,417,450

1 WTC - 3,958,091

2 WTC - 3,958,091

2 NY Plz - 1,345,919

237 Park Ave - 1,142,196

55 East 52nd St - 1,050,000

101 Park Ave - 1,137,000

590 Madison Ave - 1,016,413

335 Madison Ave - 1,046,984

85 Broad St - 1,040,000

101 Barclay St - 1,140,000

787 Seventh Ave - 1,429,610

1 WFC - 1,461,365

3 WFC - 2,300,000

4 WFC - 1,600,000

2 WFC - 2,200,000

7 WTC - 1,855,000

Financial Sqr - 1,000,301

825 Eighth Ave - 1,550,212

388 Greenwich St - 1,600,000

60 Wall St - 1,587,849

1585 Broadway - 1,220,732

4 Times Square - 1,477,631

383 Madison Ave - 1,200,000
745 Seventh Ave - 1,036,741
5 Times Square - 1,062,203

Columbus Center - 1,016,000 
300 Madison Ave - 1,200,000
7 Times Square - 1,000,000 

7 WTC - 1,700,000 
1101 Ave of the Ame - 2,100,000 

620 Eighth Ave - 1,500,000

Note:  New buildings identified > 1,000,000 SF; total construction SF includes all new office buildings above 100,000 SF.

A
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Source: Cushman & Wakefield Research

Economic Overview – New York

US EMPLOYMENT - 3 MONTH CHANGE

UNEMPLOYMENT RATE

UNEMPLOYMENT CLAIMS (Weekly)

NYC EMPLOYMENT 
Total Actual Job Loss
Total Job Loss Projection

VACANCY RATE
New York City

RENTAL RATE (Asking)
New York City

NET EFFECTIVE RENTAL RATE 
New York City

TENANT MINDSET Short-term extensions Lock in long-term
� Business uncertainty � More certainty
� Worsening fundamentals � Take advantage of market

$62.40 � $46.64 $42.89 � $40.54

$72.07 � $65.01 $57.08 � $55.38

11.1% � 11.6%

-325,000
-155,000
-175,000

7.7% � 9.6%

6 MONTH CHANGE

7.4% � 8.6% 10.0% � 9.7%

460,250 � 460,000552,750 � 658,000

-100,000

12/31/08 � 3/31/09 12/31/09 � 03/31/10

9/30/08 � 3/31/09 9/30/09 � 03/31/10

1Q09 1Q10

1st Quarter Year-to-Year Comparison - 2009 vs. 2010

Employment Metrics

Leasing Metrics
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NY Capital Markets

� 2009 NYC sales volume, at $3.5 billion, down 93% from 2007 peak; down 87% from 2004-
2008 average

� 1Q10 NYC sales volume at $2.5 billion; closed and under contract volume totals $3.3 billion 
almost equaling 2009’s total volume (sales closed)

� Surge in capital – domestic and global – ready to invest in New York City

� Cap rate compression occurring for core assets

� Investors starting to sell again, versus lender driven sales or owner-occupants raising capital

Manhattan Overview

* Additional data can be found in the addenda (Slides 56-61).
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NYC Investment Sales Activity

2009 1Q10
SALES VOLUME:

1st Quarter (closed) $1.48 Billion $2.5 Billion

DEALS > $100 MILLION: 7 10 *

INVESTOR MINDSET:

DEBT LIQUIDITY:

1st Quarter Year to Year Comparison, 2009 vs. 2010

Global and domestic investors want to 
buy now.  Frustrated capital due to 
lack of product. Capital pushing yields 
down for core product.

Global and domestic 
investors circling NYC. 
Most waiting for 
bottom.

* Closed and Under Contract

Lenders competing for core product 
with little leasing risk.

Almost non-existent.

Note: Total NYC sales volume closed year end 2009:  $3.45 Billion
1Q10 Closed and under contract:  $3.3 Billion
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$534

$335

$941

$875

$749

$549

$434
$475

$443$421
$340$308$336

$253

$0.0
$5.0

$10.0
$15.0
$20.0
$25.0

$30.0
$35.0
$40.0
$45.0

$50.0
$55.0

1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 1Q10
$0

$100

$200

$300

$400

$500

$600

$700

$800

$900

$1,000

Total Midtown and Midtown South Downtown Weighted Average Midtown Class A Office Price PSF

Sales Activity 
(Billions) Price PSF

Manhattan Annual Investment Sales Activity

Source:  Cushman & Wakefield Capital Markets Group

1Q10 closed and under contract transactions at $3.3 billion, near 2009 total closed of $3.5 billion.  

NY Capital Markets

(2)

(1) 2008 Average price PSF excluding GM Building:  $832 PSF
(2) Based on the only two MT Class A sales in 2009: 1540 Broadway and Worldwide Plaza
(3) Based on the only MT Class A closed sale: 299 Park Avenue (49.5% interest)

$2.5B

(1)

346259 66170# of Deals 83 16558155128 173 111 78 191 34

(3)
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Investment Sales by Investor Profile

Based on 2008 Total Sales of  
$19.8 Billion

Source: Cushman & Wakefield Capital Markets Group

Based on 2007 Total Sales of 
$48.5 Billion

Based on 1Q10 Total Sales of
$2.5 Billion (Closed)

Pension Fund
4%

Corporate / User
1%

Foreign
13%

REIT
18%

Private
Capital

56%

Other
3%

Corporate / User
6% REIT

11%

Private 
Capital

33%

Foreign
39%

Pension Fund
10%

Other
1%

Pension 
Fund
33%

Foreign
10%

Private
 Capital

39%

Other
2%

Corporate / User
 16%

Playing field has leveled, providing more opportunity for institutional and foreign buyers.

Based on 2009 Total Sales of
$3.5 Billion

REIT
 26%

Other
14%

Private
 Capital

41%

Foreign
6%

Pension 
Fund
13%
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7.91%
7.30% 7.58% 7.34%

6.34%

4.93%
4.64%

4.04%
3.55%

4.45%

5.85%

0.00%

1.00%

2.00%

3.00%

4.00%

5.00%

6.00%

7.00%

8.00%

9.00%

10.00%

1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009
0.00%

1.00%

2.00%

3.00%

4.00%

5.00%

6.00%

7.00%

8.00%

9.00%

10.00%

Cap Rate

Midtown Class A Cap Rates - Weighted Overall Cap Rates, 
1999 – 2009

Source: Cushman & Wakefield Capital Markets Group

2009 represents weighted average of the 1540 Broadway transaction at approximately 
6% cap on in-place NOI (22% vacancy) and Worldwide Plaza transaction 

at approximately 5.75% cap on in-place NOI (40% vacancy).

NY Capital Markets
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Manhattan Notable 2010 Sales

 Status / Address Type / Size Sale Price Seller / Buyer Comments 

Under Contract 

600 Lexington Avenue 

Office 

303,515 SF 

$193,000,000 

$636 PSF 

Hines US Core Fund 

SL Green 

Sale represents a 5.3% cap rate.  
Property is currently 93.6% occupied, 
with 54% of the space expiring in 3 
years.   

Under Contract 

680 Madison Avenue 
Carlton House 

Hotel 

220,000 SF 

$170,000,000 

$773 PSF 

Helmsley Trust 

Extell  
and Angelo Gordon 

Long-term leasehold interest. Property 
contains 14,667 SF of prime retail space 
on Madison Avenue. Residential 
conversion potential and retail are value 
drivers. 

Under Contract 

417 Fifth Avenue

Office 

408,000 SF 

$140,000,000 

$343 PSF 

Moinian Group and 
Goldman Sachs 

Foreign Investor 

Property is 96% leased, however, 25% of 
lease space expires in first 2 years. 

Closed January  2010 

299 Park Avenue 
(49.5% Interest)

Office 

1,160,000 SF 

$620,000,000 

$535 PSF 

UBS 

Rockpoint 

Reportedly, a low 8% cap rate on year 
one income. Rockpoint assumed a 
portion of the $310 mil lion mortgage that 
matures in 2025. UBS leases 75% of the 
property through 2018 and is paying 
$115 PSF for some of its premises. 
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Manhattan Notable 2010 Sales

 Status / Address Type / Size Sale Price Seller / Buyer Comments 

Closed April  2010 

452 Fifth Avenue 

Office 

865,000 SF 

$330,000,000 

$382 PSF 

HSBC 

Midtown Equities 
and IDB Holding Corp. 

(Israeli) 

HSBC leasing floors 12-29 (290,000 SF) 
for 1 year and floors 1-11 (550,000 SF) 
for 10 years. Cap rate is  approximately  
8% on year one income. 

Closed January 2010 

510 Madison Avenue 
(Debt) 

Office 

328,800 SF 

$160,000,000 

$487 PSF 

Union Labor Life 

SL Green 

SL Green purchased the debt from Union 
Labor Life.  Original loan amount was 
$192 mil lion.  Property secured one retail 
tenant and one office tenant, both of 
which are litigating with ownership to 
break their leases.  Reportedly, the loan 
is  due in April 2010 and has two, six 
month extension options. 

Closed January 2010 

4 New York Plaza 

Office 

1,084,000 SF 

$107,000,000 

$99 PSF 

JP Morgan Chase & Co. 

Capstone Equities 
& Harbor Group 

International 

JP Morgan Chase will lease-back 
approximately 74% of the building for 15 
years.  The remaining 26% of the 
building is vacant. Cap rate is 
approximately 7.4% on year one income 
from Chase. 
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1 Vacancy = currently available and available within 6 months
Availability = currently available and available within 12 months

* Additional data can be found in the addenda (Slides 62-98)

NY Office Leasing Market

Manhattan

Overview

� Overall market showing signs of stability. 1Q10 overall vacancy rate at 11.6%, up slightly over 
prior quarter

� Vacancy rate increase partly attributed to addition of 11 Times Square (1.1 MSF)

� Leasing velocity for 1Q10 (4.0 MSF) outpacing 2002-2007 first quarter average (3.5 MSF)

� Midtown Class A vacancy at 13.9%; availability at 14.2%1

� Downtown’s 12-month availability rate at 13.8% due to 85 Broad Street and 70 Pine Street

� More tenants seeking to lock in 10 to 15 year leases, including blend and extends and early 
renewals (3.5 MSF of early renewals signed since 2Q09)

� Since 4Q09 landlords selectively have begun to reduce concessions

� A few landlords starting to increase asking rents or hold back space
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NY Office Leasing Market

3.0%

5.0%

7.0%

9.0%

11.0%

13.0%

15.0%

17.0%

19.0%

21.0%

1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 1Q10

Recessions Manhattan MT MTS DT

Equilibrium 7-9%

Overall Vacancy Rates 1Q10

Source: Cushman & Wakefield Research

10.0%

11.6%

9.9%

12.6%

Total 
Vacancy(1)

7.8%

9.0%

7.8%

9.7%

Direct 
Vacancy 

86,252,332 sf

392,251,854 sf

64,584,632 sf

241,414,890 sf

Inventory

$38.95

$55.38

13.8%

12.8%

Downtown

Manhattan

$46.3211.1%Midtown South

$61.9312.8%Midtown

Rent
Total 

Availability(2)

1) Total Vacancy is defined as available space that is currently vacant or will be vacant within 6 months.
2) Total Availability is defined as available space that is currently vacant or will be vacant within 12 months.
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Manhattan Office Market

New Leasing Activity

Source: Cushman & Wakefield Research
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1Q10 leasing activity up 84.2% over 1Q09.
Leasing activity in 2009 the lowest annual total in more than a decade.
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Midtown Leasing Activity by Quarter

Six Year Average 2002-2007 vs 2008, 2009 & 1Q10

Source: Cushman & Wakefield Research

1Q10 leasing velocity up 117% over 1Q09, outpacing 6-year average of 2002-2007.
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Manhattan Office Market

100,000 SF+ Leases (including renewals)

Source: Cushman & Wakefield Research
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8 big block leases completed in first quarter of 2010 vs. 7 in first quarter of 2009.
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Park Avenue Leasing Activity Monthly Average 

106,824

19,758

96,478
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10.6%

14.9%

13.0% 23.2%

38.3%

1-9,999 sf
10,000-24,999 sf
25,000-49,999 sf
50,000-99,999 sf
100,000 + sf

Manhattan Office Market

Leasing Activity by Block Size, Total SF Leased – 1Q10

Source: Cushman & Wakefield Research
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Midtown Midtown South Downtown

Source: Cushman & Wakefield Research

Manhattan Total
1Q10: (1,817,704)
1Q09:    (4,554,617)

Comparative Direct Net Absorption

Manhattan Office Market

1.8 MSF of space added to the market in 1Q10 represents a 60% reduction 
versus 1Q09 when 4.5 MSF of space was added.
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$90.00

$100.00

1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 1Q10

$/
sf

Recessions Manhattan MT MTS DT

Source: Cushman & Wakefield Research

Overall Average Asking Rental Rates

1Q10 Overall Asking Rents

Manhattan $55.38
MT $61.93
MTS $46.32
DT $38.95

NY Office Leasing Market

Asking rents down 27% in Midtown and 23% in Downtown
compared to the peak of the market in 3Q08. 

Note:  Net effective rents peak 1Q08



32

M
A

R
K

E
T 

O
V

E
R

V
IE

W
 –

FI
R

S
T 

Q
U

A
R

TE
R

 2
01

0

N
E

W
 Y

O
R

K
 C

A
P

IT
A

L 
M

A
R

K
E

TS
 G

R
O

U
P

32
NY Office Leasing Market
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$/
SF

Midtown Direct Midtown Sublease

Midtown Office Market | Class A Asking Rental Rates
Direct rent vs. Sublease

Average Gap (1995-2008):  $5.04 PSF

Current Gap:  $16.45 PSF

Source: Cushman & Wakefield Research

Midtown Class A direct and sublease asking rent spread at 
$16.45 per square foot, approximately 23% delta.
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NY Office Leasing Market

-29.10%-30.0%

-25.0%

-20.0%

-15.0%

-10.0%

-5.0%

0.0%

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18

1990 2000 2008
Quarters After Market Peak

Year 1 Year 2 Year 3 Year 4

Midtown Recession Parameters: Cumulative Class A Rent 
Change From Peak (Asking Rents)

Source: Cushman & Wakefield Research

Recessions of:

Peak-to-trough asking rents down 29% over 6 quarters (through 1Q10) 
vs. down 24% over 11 quarters in 2000 recession.
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NY Office Leasing Market

Midtown Class A Rents | Asking Vs. Net Effective

$8
6.

12

$9
2.

30

$9
2.

59

$8
6.

40

$7
9.

13

$7
1.

58

$6
8.

71

$6
5.

61

$6
5.

54

$8
8.

79

$8
0.

42

$7
8.

75

$6
3.

89

$5
0.

08

$4
8.

94 $5
1.

60

$4
6.

85

$6
3.

32
$40.00

$50.00

$60.00

$70.00

$80.00

$90.00

1Q08 2Q08 3Q08 4Q08 1Q09 2Q09 3Q09 4Q09 1Q10

$/
SF

Midtown Ask Midtown Net Effective

Source: Cushman & Wakefield Research

Net effective rents have stabilized following sharp decline through 2Q09.
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NY Office Leasing Market

Midtown Class A Forecast
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Source: Cushman & Wakefield Research

Rents are expected to bottom mid-year 2010, followed by recovery.
Midtown net effective rents appear to be stabilizing.



36

M
A

R
K

E
T 

O
V

E
R

V
IE

W
 –

FI
R

S
T 

Q
U

A
R

TE
R

 2
01

0

N
E

W
 Y

O
R

K
 C

A
P

IT
A

L 
M

A
R

K
E

TS
 G

R
O

U
P

363636

Manhattan Overview

� Manhattan residential values remain weak, yet the pace of declining indicators has eased

� Condominium and Co-op residential market hit hard in 2009 as debt market dried

– Since 1Q09, average condominium pricing per unit declined 21.8%;
luxury sector witnessed a 29.9% decrease in average unit pricing

– 1Q10 sales volume nearly doubled the same period 2009

� Recent New York State Court of Appeals ruling on J-51 tax treatment and rent increases may 
pose significant ramifications for landlords of approximately 80,000 apartments that 
retrospectively may have improperly increased rents beyond set limits, and received special 
tax benefits

� Number of residential construction permits issued in 1Q10 (annualized) down 91.8% from 
2008 peak

� Quarterly indicators appear to demonstrate a stabilizing market and pricing equilibrium –
however, uncertainty remains for 2010

� Despite a rising vacancy rate, the rental market shows signs of stabilizing as incentives are 
being scaled back

NY Residential Market

* Additional data can be found in the addenda (Slides 99-106).
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$ Per Unit $ PSF
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Manhattan Residential Condo Sale Prices, 1998 – 1Q2010

Average unit pricing fell 21.8% since 1Q09, but has increased 3.6% over the prior quarter.

NY Residential Market
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$ Per Unit $ PSF

$0

$200,000

$400,000

$600,000

$800,000

$1,000,000

$1,200,000

$1,400,000

$1,600,000

19
98

19
99

20
00

20
01

20
02

20
03

20
04

20
05

20
06

20
07

20
08

20
09

20
10

$0

$200

$400

$600

$800

$1,000

$1,200

$1,400

Average Unit Price Average Price Per Square Foot

Source: Miller Samuel, Inc.

Manhattan Residential Co-Op Sale Prices, 1998 – 1Q2010

NY Residential Market

Average Co-Op unit pricing slipped 5.0% since the same period last year, 
but has increased 16.3% since the prior quarter.



39

M
A

R
K

E
T 

O
V

E
R

V
IE

W
 –

FI
R

S
T 

Q
U

A
R

TE
R

 2
01

0

N
E

W
 Y

O
R

K
 C

A
P

IT
A

L 
M

A
R

K
E

TS
 G

R
O

U
P

393939

$ Per Unit $ PSF

Manhattan Luxury Residential Condo and Co-op Sale Prices, 
1998 – 1Q2010

Source: Miller Samuel, Inc.

Note: Luxury market accounts for top 10% of all Condo and Co-op Sales

Luxury unit pricing down 29.9% and price per square foot down 28.0% since 1Q09.

$0

$1,000,000

$2,000,000

$3,000,000

$4,000,000

$5,000,000

$6,000,000

$7,000,000

$8,000,000
19

98

19
99

20
00

20
01

20
02

20
03

20
04

20
05

20
06

20
07

20
08

20
09

20
10

$0

$500

$1,000

$1,500

$2,000

$2,500

$3,000

Average Unit Price Average Price Per Square Foot

NY Residential Market
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404040
Manhattan Residential Overview

Source:  Miller Samuel, Inc.

Yearly Volume of Condominium & Co-Op Sales
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Condos Co-ops

1Q10 sales nearly doubled volume in 1Q09.  
Current quarter volume is consistent with average quarterly volume for the past decade. 
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414141
Manhattan Residential Overview

Source:  U.S. Department of Housing and Urban Development

Residential Unit Permits Issued for New York City
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*

1Q10 permits issued (annualized) have dropped by 91.8% from 2008 peak, the lowest level 
since 1993. The expiration of the 421a program influenced peak issuance in 2008.

* Data for January & February Only.



ADDENDA:
ECONOMIC OVERVIEW



43

M
A

R
K

E
T 

O
V

E
R

V
IE

W
 –

FI
R

S
T 

Q
U

A
R

TE
R

 2
01

0

N
E

W
 Y

O
R

K
 C

A
P

IT
A

L 
M

A
R

K
E

TS
 G

R
O

U
P

43
US Payroll Employment
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Source: US Bureau of Labor Statistics

2006 +2.1 Mil.

2007 +1.1 Mil.

2008 -3.6 Mil.

2009 -4.7  Mil.

Total Recession: -8.2 Mil.
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US Office-Using Employment
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Source: US Bureau of Labor Statistics

Share of Total Employment    20.8%
Percent of Job Loss 28.2%

Total Recession Job Loss    -2.4 mil.
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CMBS
20.4%

Life Insurance Cos
9.1%

All Other
12.7%

REIT's
0.9%

Finance Companies
2.1%

Govt. Entities
4.9%

Commercial/Savings 
Banks
49.9%

U.S. Commercial Real Estate Debt Markets, $3.43 Trillion

Source: Mortgage Bankers Association 
Federal Reserve Flow of Funds

Economic Overview - National

REIT’s - $29.6B

Finance Companies - $70B

All Other - $429.6B

Govt. Entities - $166.8B

Life Insurance Cos - $307B

CMBS - $690B

Commercial/Savings Banks - $1.69T
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MBS, ABS and 
Agency/GSE

Mortgage Pools
62.5%

Life Insurance Cos
0.1%

Commercial/Savings 
Banks
25.1%

All Other
5.1%

REIT's
0.3%

Credit Unions
2.9%

Finance Companies
3.1%

Govt. Entities
1.0%

U.S. Residential Real Estate Debt Markets, $10.78 Trillion

Source: Mortgage Bankers Association, 
Federal Reserve Flow of Funds

Economic Overview - National

Finance Companies - $331B

REIT’s - $30B

Credit Unions - $317B

Govt. Entities - $105B

All Other - $546B

Life Insurance Cos - $8.5B

MBS, ABS and Agency - $6.74T

Commercial/Savings Banks - $2.71T

* ABS containing home equity loans only.
** Fannie Mae, Freddie Mac, Ginnie Mae

*
**
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US Annual CMBS Issuance

$47

$67
$52
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$203
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25
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100

125

150

175

200

225

250

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 1Q10

$B
ill

io
ns

Source: CMAlert.com, Cushman & Wakefield Capital Markets Group

$400 Million US CMBS Issuance in 2009; 2008 down 95% from 2007. 
No issuance year-to-date 2010.

Economic Overview - National
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U.S. Office Property Distress – Cumulative Outstanding Debt

Economic Overview - National

As February 2010, $23.4 billion in office properties are designated troubled 
assets versus $8.1 billion as resolved. Troubled assets increased 200% and 

lender REO increased over 1,000%, both, year-over-year. 

Source:  Real Capital Analytics

$0
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D
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10 F

Troubled* Lender REO Restructured Resolved

* Troubled: Includes properties with foreclosure, bankruptcy, restructured/modified statuses.
Resolved: Represents properties that have moved out of distress via refinancing or through a sale to a financially stable third party.

Office Property 
Distress (Billions)
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$51.1

$89.0

$67.1

$101.3

$208.5

$21.5

$11.8

$20.6

$37.4

$8.1

$2.5

$13.1

$14.5

$15.6
$53.2

$1.0

$1.1

$0.9

$3.0

$2.5

$0 $50 $100 $150 $200 $250

Industrial

Hotel

Retail

Apartment

Office

Dollar Volume (billions)

2006 2007 2008 2009 Feb-10

US Annual Sales Volumes by Core Property Type, 
2004 - February 2010

All property types nationally reflect major downdraft in sales.

Source:  Real Capital Analytics, Cushman & Wakefield Capital Markets Group

Economic Overview - National
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US Top CBD Office Investment Markets

Source: Real Capital Analytics, Cushman & Wakefield Capital Markets Group
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$10.2
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$37.5

$0.9
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$1.4
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$1.2
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Sales Volume (Billions)
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1

1 As of 1Q10 

Sales Volume 2005 – February 2010
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4.9%

5.9%

6.4%

5.4%

4.8%

4.9%

4.3%

5.8%

5.0%

4.5%

5.8%

6.1%

8.0%

5.8%

4.7%

8.6%

8.9%

8.8%

7.6%

7.8%

7.5%

8.3%

8.6%

5.3%

6.9%

2% 3% 4% 5% 6% 7% 8% 9% 10%

Boston

San Francisco

Chicago

Washington DC

Manhattan

Weighted Average Cap Rate

2006 2007 2008 2009 Feb-10

US Top CBD Office Investment Markets

Source: Real Capital Analytics, Cushman & Wakefield Capital Markets Group

* Fall off in investment sales activity make quarterly cap rate changes unreliable due to lack of trades.

Average Capitalization Rate, 2005 – February 2010*
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US Top CBD Office Investment Markets

Source: Real Capital Analytics, Cushman & Wakefield Capital Markets Group

$434

$336

$224

$384

$543

$370

$479

$244

$440

$703

$343

$390

$230

$564

$787

$296

$355

$148

$439

$347

$237

$302

$158

$467

$534

$0 $100 $200 $300 $400 $500 $600 $700 $800 $900

Boston

San Francisco

Chicago

Washington DC

Manhattan

Average Sales Price per Square Foot

2006 2007 2008 2009 Feb-10

Average Sales Price PSF, 2005 – February 2010

* Based on only two Class A sales through 4Q09: 1540 Broadway and 825 Eight Avenue
** Based on the only MT Class A closed sale: 299 Park Avenue

*
**
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National CBD and Suburban Vacancy Rate

14.60%

19.70%

5.0%

7.0%

9.0%

11.0%

13.0%

15.0%

17.0%

19.0%

21.0%

23.0%

1987 1989 1991 1993 1995 1997 1999 2001 2003 2005 2007 2009

CBD Suburban
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US Top CBD Office Markets 

Source: Cushman & Wakefield Research, Cushman & Wakefield Capital Markets Group
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Vacancy Rates, 1997 – 2009
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US Top CBD Office Markets

Source: Cushman & Wakefield Research, Cushman & Wakefield Capital Markets Group
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Manhattan Investment Sales Summary

Source: Cushman & Wakefield Capital Markets Group

Note: Includes commercial transactions of $10 million and 
higher closed and under contract.

Midtown Midtown South Downtown Uptown TOTAL

Closed $1,609,000,000 $687,000,000 $116,000,000 $78,000,000 $2,490,000,000

Under Contract $820,000,000 $0 $0 $0 $820,000,000

Total $2,429,000,000 $687,000,000 $116,000,000 $78,000,000 $3,310,000,000

Summary of Manhattan Sales Activity

As of March 31, 2010
(Rounded to the nearest $1 Million)
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Manhattan Year-to-Year Comparison

Source: Cushman & Wakefield Capital Markets Group

Midtown Midtown South Downtown TOTAL % Change vs. '08

Class A Office $410 $65 $106 $581 0.2%
Other Office $19 $0 $0 $19 -77%
Multifamily $566 $319 $10 $895 621%
All Other $692 $302 $0 $994 265%

TOTAL $1,687 $686 $116 $2,489 135%

Midtown Midtown South Downtown TOTAL

Class A Office $580 $0 $0 $580
Other Office $0 $82 $0 $82
Multifamily $124 $0 $0 $124
All Other $245 $28 $0 $272

TOTAL $949 $109 $0 $1,058

2010 Year-to-Date Closed Sales, as of March 31 ($ Million)

2009 Closed Sales, as of December 31 ($ Million)
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Manhattan Investment Sales: By Market

Midtown

$1.69 Billion – 68%

Midtown South

$687 Million – 27%

Closed as of march 31, 2010 ($2.5 Billion)

Source: Cushman & Wakefield Capital Markets Group

Downtown

$116 Million – 5% 
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Manhattan Investment Sales: By Product Type

Land Development, 
$373  -  15%

Retail
$150 Million – 6%

Hotel
$262 Million – 11%

Multifamily
$895 Million – 36%

Other Office
$19 Million – 1%

Class A Office 
$581 Million – 23%All Other 

$209 Million – 8%

Closed as of March 31, 2010 ($2.5 Billion)

Source: Cushman & Wakefield Capital Markets Group
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Historic Office NYC Cap Rates - 1982 – 2009 (All classes)

Source: PPR

NY Capital Markets

8.72%

5.23%

2005-2007 Cap rate compression resulted in lowest cap rates in at least 30 years.

6.65%
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NY OFFICE LEASING
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Source: Cushman & Wakefield Research

Manhattan Leasing Fundamentals 4Q09 vs. 1Q10

Manhattan Office Market 

* Leasing activity only reflects new leases (i.e. not renewals).

* Leasing activity compares 1Q10 vs. 1Q09 due to the cyclical nature of leasing over a year.

LEASING FUNDAMENTALS

1Q10 1Q10 1Q10 1Q10

Vacancy 11.6% 5% 12.6% 5%
 

9.9% -1% 10.0% 4%

Overall Asking Rents $55.38 0%
_

$61.93 0%
_

$46.32 -2% $38.95 -3%

Class A Asking Rents $61.67 0%
_

$65.54 0%
_

$48.35 1% $41.46 -5%

Leasing Activity (SF)* 5,667,845 84% 3,989,460 117% 923,906 190% 754,479 -18%

Manhattan MT MTS DT

%/Change %/Change %/Change %/Change
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11.60%

2.6%

9.0%

0.0%

2.0%

4.0%

6.0%

8.0%

10.0%

12.0%

14.0%

1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 1Q10

Total Sublease Direct

Manhattan Office Market (392,251,854 SF)

Equilibrium 7-9%

Overall Vacancy Rates

Source: Cushman & Wakefield Research

12.8%

12-Month Availability Rate
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12.6%

9.1%

3.4%

0.0%

2.0%

4.0%

6.0%

8.0%

10.0%

12.0%

14.0%

1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 1Q10

Total Direct Sublease

Source: Cushman & Wakefield Research

Class A Vacancy Rates

Manhattan Office Market 

Equilibrium 7-9%
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Manhattan Office Market 
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$65.54

$48.35

$41.46

$20.00

$30.00

$40.00

$50.00

$60.00

$70.00

$80.00

$90.00

1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 1Q10

$/
sf

MT Class A MTS Class A DT Class A

Source: Cushman & Wakefield Research

Class A Average Asking Rental Rates

Manhattan Office Market 
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Tenant Industry Breakdown – By % of SF Occupied, 1Q10

Manhattan Office Market

Source: Cushman & Wakefield Research

Other
21.28%

Apparel & Textile
3.81%

Communications
4.09%

Advertising
4.26%

Printing & Publishing
5.82%

Gov't/Educ/Soc Svcs
7.21%

Business Services
8.19%

Legal Services
12.29%

Financial Services
33.07%
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Total Available Area 

14.3 12.2 11.1 8.4 6.8 6.8 5.4 5.2 5.7 4.1 2.7

12.3
16.3

12.9
9.6 6.4 5.7 3.5

8.2 10.6 10.1

53.7 58.5 62.9
61.0

58.1
51.6

45.4

32.9
27.3

22.2

12.1

21.6

30.1 35.7

33.3

26.3
20.4

18.7
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33.2 35.2
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Source: Cushman & Wakefield Research

Total Available SF – Direct VS Sublease

Manhattan Office Market
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Manhattan Office Market

Size Distribution of Available Space (Contiguous Blocks)

Source: Cushman & Wakefield Research

50,000-99,999 SF 100,000-249,999 SF 250,000 + SF
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25,678,2631591Q10:

25,586,2401674Q09:
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-3.5% -2.7%

0.1%

-2.5%
-5.2%

-2.2%

-12.6%

-2.9%

-13.7% -12.3% -11.9%-14.0%

Total
DT

City Hall World
Financial

Financial
West

Financial
East

Insurance

-1.8%
-4.6% -5.2%

-3.4%

-0.4% 0.6%

-11.7%

-18.5%

-9.2%

-15.7%

-3.6%

-20.7%

Total
MTS SoHo

Greenwich
Village / NoHo

Madison /
Union Square

Hudson Sq. /
W. Village

Chelsea

0.2%

-6.1% -2.4% -3.8%

-0.6%

-1.4%

-1.1%

-1.4%

27.1%

-15.5%
-9.5%

-15.2%
-23.5% -21.9% -18.2% -16.6% -19.4%

13.0%

Total
MT

Murray
Hill

Grand
Central

East
Side

Park
Avenue

Madison
/ Fifth

Sixth
Rock Ctr.

West
Side

Times
Sq. South

NY Office Leasing Market

Average Asking Rent By Submarket

% Change over Prior QTR % Change Year-over-Year

Midtown

Midtown South

Downtown

Source: Cushman & Wakefield Research
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NY Office Leasing Market
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12

$25

$27

$29

$31

$33

$35

$37

$39

$41

$43

$45

1Q03 2Q03 3Q03 4Q03 1Q04 2Q04 3Q04 4Q04 1Q05 2Q05 3Q05 4Q05

$/
SF

 

Net Effective Rent Asking Rent

Manhattan Overall Rents

Source: Cushman & Wakefield Research

In 2003-2005 recovery, asking rents remained stagnant while net effective rents 
grew significantly as concessions declined. Rent spikes followed.

2003-2005 Recovery | Asking Vs. Net Effective Rents
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Manhattan Office Construction 

Added Annual Inventory
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New Construction (In Process)

Historical Construction Completions

Potential Future Developments

NEW CONSTRUCTION (In Progress) POTENTIAL FUTURE DEVELOPMENTS (cont'd):
11 Times Square SJP Properties 1,100,000 MT World Trade Center: Tower 1 Port Authority of NY & NJ 2,600,000 DT

450 West 14th Street/HighLine Bldg. Charles Blaichman 88,300 MTS

20 Times Square/641 Eighth 
Ave.

Lawrence Ruben Company/
Vornado Realty Trust 1,300,000 MT

855 Avenue of the Americas Cherit Group 355,279 MT World Trade Center: Tower 5 Port Authority of NY & NJ 2,000,000 DT
360 Tenth Avenue Extell Development 140,000 MT 4 Hudson Square Trinity Real Estate 1,310,000 MTS

Goldman Sachs HQ/200 West St./6 WFC Goldman Sachs/
Madison Equities 2,000,000 DT Brookfield Site: South Tower Brookfield Properties 3,400,000 MT

Brookfield Site: North Tower Brookfield Properties 2,300,000 MT
POTENTIAL FUTURE DEVELOPMENTS Hotel Pennsylvania Vornado Realty Trust 3,000,000 MT
51 Astor Place/Cooper Union Tech 
School Minskoff Properties 325,000 MTS One Penn East Vornado Realty Trust 2,000,000 MT

Extell Diamond Tower/West 47th Street Extell Development 800,000 MT World Trade Center: Tower 3 Silverstein Properties 2,100,000 DT

250 West 55th Street/920 Eighth Ave. Boston Properties/
Madison Equities 1,000,000 MT World Trade Center: Tower 2 Silverstein Properties 2,300,000 DT

8th Avenue & 46th Street Boston Properties/
The Related Companies 1,000,000 MT Madison Square Garden/

Moynihan Station
Vornado Realty Trust/
Related Companies 3,000,000 MT

World Trade Center: Tower 4 Silverstein Properties 1,800,000 DT 708 1st Avenue Sheldon Solow 1,100,000 MT

2010+:
New Construction 

(In Progress):
3.7 msf

The Drawing Board:
31.3 msf
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Midtown Office Market (241,414,890 SF)

12.6%

2.9%

9.7%

0.0%

2.0%

4.0%

6.0%

8.0%

10.0%

12.0%

14.0%

1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 1Q10

Total Sublease Direct

Equilibrium 7-9%

Overall Vacancy Rates

Source: Cushman & Wakefield Research
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Midtown Office Market

$34.19
$31.56

$28.97 $28.52 $28.86 $30.40 $30.56
$33.23

$40.36
$43.03

$56.56
$52.83

$48.15
$45.37 $45.98 $47.41

$58.92

$76.26
$79.81

$61.93$61.82
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22%

Overall Asking Rental Rates Vacancy Rate

Historical Rental Rates vs. Overall Vacancy Rates

Source: Cushman & Wakefield Research
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3 Months 6 Months 12 Months 24 Months

Midtown Office Market

Size Distribution of Available Space (Contiguous Blocks)

Source: Cushman & Wakefield Research

50,000-99,999 SF 100,000-249,999 SF 250,000 + SF

Total available space increased 20.2% year over year.

Period # of Blocks Available SF

1Q10: 98 14,110,577 

1Q09: 103 15,326,868
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12.2%

16.5%

11.9%
20.7%

38.6%

1-9,999 sf
10,000-24,999 sf
25,000-49,999 sf
50,000-99,999 sf
100,000 + sf

Source: Cushman & Wakefield Research

Leasing Activity by Block Size, Total SF Leased – 1Q10

Midtown Office Market
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7
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34 43 52
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$80 - $89.99 $90 - $99.99 $100 - $124.99 $125 +

23

Taking Rents of $80 and Above (Number of Deals)

Midtown Office Market

Source: Cushman & Wakefield Research
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Taking Rents of $80 and Above

Midtown Office Market

Source: Cushman & Wakefield Research

# of
Deals Total SF Avg. SF # of

Deals Total SF Avg. SF # of
Deals Total SF Avg. SF # of

Deals Total SF Avg. SF # of
Deals Total SF Avg. SF # of

Deals Total SF Avg. SF

1 2,500 2,500 16 633,784 39,612 42 810,939 19,308 47 866,129 18,428 2 33,298 16,649 0 0 0

10 135,132 13,513 27 729,918 27,034 51 1,864,720 36,563 43 1,701,187 39,562 18 181,925 10,107 2 15,079 7,540

7 162,104 23,158 23 684,491 29,760 35 1,025,601 29,303 25 442,848 17,714 6 183,943 30,657 1 17,519 17,519

21 329,429 15,687 34 1,655,633 48,695 43 2,151,873 50,044 52 1,507,959 28,999 19 614,253 32,329 4 141,060 35,265

39 629,165 16,132 100 3,703,826 37,038 171 5,853,133 34,229 167 4,518,123 27,055 45 1,013,419 22,520 7 173,658 60,324

$80 - $89.99

2005 2006 2007

$90 - $99.99 $100 - $124.99

20092008

$125 +

1Q10

TOTALS
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Midtown Office Market 

Average Asking Rent By Submarket

Source: Cushman & Wakefield Research

Total
MT

Murray
Hill

Grand
Central

East
Side

Park
Avenue

Madison
/ Fifth

Sixth
Rock Ctr.

West
Side

Times
Sq. South

1st QTR 2010 $61.93 $46.58 $55.96 $57.08 $69.68 $86.38 $67.00 $57.49 $54.87

4th QTR 2009 $61.82 $49.59 $57.31 $59.34 $70.11 $87.61 $67.72 $58.33 $43.16

1st QTR 2009 $73.31 $51.47 $65.96 $74.64 $89.18 $105.58 $80.33 $71.30 $48.57

$ Change
over Prior QTR $0.11 ($3.01) ($1.35) ($2.26) ($0.43) ($1.23) ($0.72) ($0.84) $11.71

$ Change
Year-over-Year ($11.38) ($4.89) ($10.00) ($17.56) ($19.50) ($19.20) ($13.33) ($13.81) $6.30

0.2%

-6.1% -2.4% -3.8% -0.6% -1.4% -1.1% -1.4%

27.1%

-15.5%
-9.5%

-15.2%
-23.5% -21.9% -18.2% -16.6% -19.4%

13.0%

Total
MT

Murray
Hill

Grand
Central

East
Side

Park
Avenue

Madison
/ Fifth

Sixth
Rock Ctr.

West
Side

Times
Sq. South

% Change over Prior QTR % Change Year-over-Year
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Midtown Office Market

SF
 in

 T
ho

us
an

ds

Total Leased

1Q10: 3,989.5

1Q09: 1,837.6

Leasing Activity, 1Q09 vs. 1Q10

Source: Cushman & Wakefield Research
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335.1

660.1

325.7
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153.3
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271.3
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(233,102) (208,257)

(619,882)

(1,151,720)

(291,905)

(504,261)

(377,257)

(137,411)

(274,970)

(115,039)

(275,509) (304,918)

374,924

(28,502)

4,549

(46,976)

-1,400,000

-1,200,000

-1,000,000

-800,000

-600,000

-400,000

-200,000

0

200,000

400,000

600,000

Grand Central East Side Park Avenue Madison/ Fifth 6 Ave/ Rock
Cntr

Westside Penn Station Times Sq South

Sq
ua

re
 F

oo
ta

ge

1Q09 1Q10

Source: Cushman & Wakefield Research

Midtown Total
1Q10: (1,115,850)
1Q09:     (3,679,761)

Comparative Direct Net Absorption

Midtown Office Market
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>(30%)

(25-29.9%)

(20-24.9%)

(15-19.9%)

(0-14.9%)

>0%

-35.3% / -$38.56

-34.7% / -$30.29

-31.9% / -$26.88

-23.4% / -$13.36

+ 3.4% / +$1.82

-18.5% / -$10.60

-25.6% / -$19.24

-18.7% / -$10.20

-25.4%
-$29.38

-1.6%
-$0.84
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-$32.86
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Overall Asking Rent Change Since Peak 3Q08 vs. 1Q10

Midtown Statistical Map by Submarket
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Midtown South Office Market (64,548,632 SF)

9.9%

2.1%

7.8%
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10.0%
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14.0%

16.0%

1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 1Q10

Total Sublease Direct

Overall Vacancy Rates

Source: Cushman & Wakefield Research

Equilibrium 7-9%
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$16.99

$19.54

$25.73

$29.37

$45.65

$38.74

$33.23
$30.37 $31.34

$33.63
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Midtown South Office Market

Historical Rental Rates vs. Overall Vacancy Rates
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Midtown South Office Market

Size Distribution of Available Space (Contiguous Blocks)

Source: Cushman & Wakefield Research

Period # of Blocks Available SF
1Q10: 19 3,011,705
1Q09: 19 3,026,079

50,000-99,999 SF 100,000-249,999 SF 250,000 + SF
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41.2%

22.0%

10.0%

14.2%

12.6%

1-9,999 sf
10,000-24,999 sf
25,000-49,999 sf
50,000-99,999 sf
100,000 + sf

Source: Cushman & Wakefield Research

Leasing Activity by Block Size, Total SF Leased – 1Q10

Midtown South Office Market
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Midtown South Office Market 

Average Asking Rent By Submarket

Source: Cushman & Wakefield Research

Total
MTS SoHo

Greenwich
Village / NoHo

Madison /
Union Square

Hudson Sq. /
W. Village Chelsea

1st QTR 2010 $46.32 $44.03 $50.25 $48.08 $45.87 $42.04

4th QTR 2009 $47.17 $46.15 $53.00 $49.78 $46.04 $41.79

1st QTR 2009 $52.48 $54.04 $55.35 $57.01 $47.57 $50.65

$ Change
over Prior QTR ($0.85) ($2.12) ($2.75) ($1.70) ($0.17) $0.25

$ Change
Year-over-Year ($6.16) ($10.01) ($5.10) ($8.93) ($1.70) ($8.61)

-1.8%
-4.6% -5.2%

-3.4%
-0.4%

0.6%

-11.7%

-18.5%

-9.2%

-15.7%

-3.6%

-20.7%

Total
MTS SoHo

Greenwich
Village / NoHo

Madison /
Union Square

Hudson Sq. /
W. Village

Chelsea

% Change over Prior QTR % Change Year-over-Year
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Total Leased

1Q10:   923,906

1Q09:   318,175

Leasing Activity, 1Q09 vs. 1Q10

Source: Cushman & Wakefield Research
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Source: Cushman & Wakefield Research

Midtown South Total
1Q10:    (105,562)
1Q09:    (312,974)

Comparative Direct Net Absorption

Midtown South Office Market
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Equilibrium 7-9%

Downtown Office Market (86,252,332 SF)
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Total Sublease Direct

Overall Vacancy Rates

Source: Cushman & Wakefield Research
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Downtown Historical Vacancy & Rental Rates
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Historical Rental Rates vs. Overall Vacancy Rates
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Downtown Office Market

Size Distribution of Available Space (Contiguous Blocks)

Source: Cushman & Wakefield Research
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3 Months 6 Months 12 Months 24 Months

50,000-99,999 SF 100,000-249,999 SF 250,000 + SF

Period # of Blocks Available SF

1Q10: 42 8,555,981

1Q09: 33 8,221,433
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33.3%

37.7%

21.8%

7.2%

0.0%

1-9,999 sf
10,000-24,999 sf
25,000-49,999 sf
50,000-99,999 sf
100,000 + sf

Source: Cushman & Wakefield Research

Leasing Activity by Block Size, Total SF Leased – 1Q10

Downtown Office Market
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Downtown Office Market

Taking Rents of $45 and Above (Number of Deals)

Source: Cushman & Wakefield Research
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Downtown Office Market

Taking Rents of $45 and Above

Source: Cushman & Wakefield Research

# of
Deals Total SF Avg. SF # of

Deals Total SF Avg. SF # of
Deals Total SF Avg. SF # of

Deals Total SF Avg. SF # of
Deals Total SF Avg. SF # of

Deals Total SF Avg. SF

0 0 0 0 0 0 17 885,766 52,104 6 273,107 45,518 3 310,881 103,627 0 0 0

2 135,789 67,895 2 219,734 109,867 5 217,087 43,417 7 96,373 13,768 1 22,000 22,000 0 0 0

1 35,023 35,023 12 499,247 41,604 22 810,756 36,853 47 629,934 13,403 10 320,777 32,078 4 26,401 6,600

3 170,812 56,937 14 718,981 51,356 44 1,913,609 43,491 60 999,414 16,657 14 653,658 46,690 4 26,401 6,600

1Q10

TOTALS

2009

$45 - $54.99 $55 - $59.99 $60 +

2005 2006 2007 2008
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Downtown Office Market 

Average Asking Rent By Submarket

Source: Cushman & Wakefield Research

Total
DT City Hall

World
Financial

Financial
West

Financial
East Insurance

1st QTR 2010 $38.95 $42.27 $44.61 $35.84 $37.61 $35.37

4th QTR 2009 $40.36 $43.45 $44.58 $36.76 $39.69 $36.18

1st QTR 2009 $44.58 $43.52 $51.90 $41.55 $42.87 $40.16

$ Change
over Prior QTR ($1.41) ($1.18) $0.03 ($0.92) ($2.08) ($0.81)

$ Change
Year-over-Year ($5.63) ($1.25) ($7.29) ($5.71) ($5.26) ($4.79)

-3.5% -2.7%

0.1%

-2.5%
-5.2%

-2.2%

-12.6%

-2.9%

-13.7% -12.3% -11.9%-14.0%

Total
DT

City Hall World
Financial

Financial
West

Financial
East

Insurance
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Downtown Office Market

SF
 in

 T
ho

us
an

ds

Total Leased

1Q10: 754,479

1Q09: 920,395

Leasing Activity, 1Q09 vs. 1Q10

Source: Cushman & Wakefield Research

38

110.3

300.6

73

25.7

468

316

150.4

121.3

71.7

0

200

400
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100100100

 2004 2005 2006 2007 2008 

Total Housing Units 814,227 819,796 840,443 843,349 839,134 

 
 
 
 
 

 2004 2005 2006 2007 2008 

Total Owner Units 22.02% 21.99% 22.78% 22.09% 24.09% 

Total Rental Units 77.98% 78.01% 77.22% 77.91% 75.91% 

 

Percentage of Ownership to Rental Inventory

Manhattan Residential Overview

Manhattan Housing Inventory

Source:  US Census Bureau
Updated information to be made available 2Q10.

Manhattan Housing Inventory

Only 24% home ownership in Manhattan.
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101101101
Manhattan Residential Overview

Source:  US Census Bureau
Updated information to be made available in 2010 New York City Housing and Vacancy Survey.

2008 Residential Housing By Type

Cooperative
16.89%

128,798 Units

M itchell-Lama
1.10%

8,417 Units

Rental
76.02%

579,657 Units

Condominium
5.31%

40,452 Units

Conventional 
Ownership

0.68%
5,157 Units

M itchell-Lama
2.52%

14,605 Units

Public-Housing
10.53%

61,017 Units

Non-Regulated
31.70%

183,727 Units

Stabilized
51.66%

299,469 Units

Rent Contro lled
3.60%

20,839 Units

Rental Residential Housing
(Total # of Renter Units 579,657)

Residential Housing Breakdown*
(Total # of Occupied Units 762,381)

* Excludes vacant units not available for sale or rent

Rental/Owned ratio inverse of US. Free market 32% of rental inventory; 52% stabilized.
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102102102
Manhattan Residential Overview

Manhattan Residential Rental Vacancy Rate, 1996 – 1Q10

3.5%
2.6%

3.9%

0.9% 0.6%
1.1% 1.4%

1.9%
1.5%

0%
1%
2%

3%
4%
5%

1996 1999 2002 2005 2006 2007 2008 2009 1Q10

Manhattan Vacancy Rate

Source: Citi Habitats
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103103103
Manhattan Residential Overview

Source:  The Real Estate Group New York

Mean Manhattan Rental Prices, March 2010

$2,253

$3,276

$5,101

$1,930

$2,595

$3,675

$0

$1,000

$2,000

$3,000

$4,000

$5,000

$6,000

Studio One-Bedroom Two-Bedroom

Doorman Non-Doorman
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104104104
Manhattan Residential Overview

Source:  The Real Estate Group New York

Mean Manhattan Rental Prices, Year-Over-Year Change

$1,959

$2,624

$3,738

$1,930
$2,595

$3,675

$0

$2,000

$4,000

Studio One-Bedroom Two-Bedroom

M arch-09 M arch-10

$2,316
$3,329

$5,129

$2,253

$3,276

$5,101

$0

$2,000

$4,000

$6,000

Studio One-Bedroom Two-Bedroom

M arch-09 M arch-10

Manhattan Non-Doorman Rents: March 2009 vs. March 2010

Manhattan Doorman Rents: March 2009 vs. March 2010

-1.48% -1.11%

-1.68%

-2.71% -1.59%

-0.54%
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105105105
Manhattan Residential Overview

Source:  Miller Samuel, Inc.

Yearly Volume of Luxury Condominium and Co-Op Sales 
(1998 – 1Q10)

Note:  Luxury market accounts for top 10% of all Condo and Co-Op Sales

0

200

400

600

800

1,000

1,200

1,400

1,600

1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 1Q10

1Q10 sales volume of luxury units down 4.9% over same period prior year.
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106106106
Manhattan Residential Overview

Source:  U.S. Department of Housing and Urban Development

Residential Unit Permits Issued by Borough
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Permits issuance near historic low of past 30 years (early 1990’s).
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Cushman & Wakefield, Inc.
1290 Avenue of the Americas
New York, NY  10104
(212) 841-7500

RICHARD BAXTER JON CAPLAN
Executive Vice President Executive Vice President
(212) 841-5946 (212) 841-5094

richard.baxter@cushwake.com jon.caplan@cushwake.com

YORON COHEN SCOTT LATHAM
Executive Vice President Executive Vice President
(212) 841-5947 (212) 841-5064

yoron.cohen@cushwake.com scott.latham@cushwake.com

New York Capital Markets Group

April 16, 2010

This report contains information available to the public and has been relied upon by Cushman & Wakefield on the basis that it is accurate and complete. Cushman & Wakefield accepts no responsibility 
if this should prove not to be the case. No warranty or representation, express or implied, is made to the accuracy or completeness of the information contained herein, and same is submitted subject to 
errors, omissions, change of price, rental or other conditions, withdrawal without notice, and to any special listing conditions imposed by our principals.  ©2009 Cushman & Wakefield, Inc.  All rights 
reserved.



Column1
Vacancy�
Rate

Overall2

1�Jan�02 9.4%
1�Feb�02 9.7%
1�Mar�02 10.4%
1�Apr�02 10.8%
1�May�02 11.1%
1�Jun�02 11.3%
1�Jul�02 11.3%
1�Aug�02 11.7%
1�Sep�02 11.8%
1�Oct�02 11.8%
1�Nov�02 12.1%
1�Dec�02 12.0%
1�Jan�03 12.0%
1�Feb�03 12.2%
1�Mar�03 12.3%
1�Apr�03 12.2%
1�May�03 12.5%
1�Jun�03 12.5%
1�Jul�03 12.5%
1�Aug�03 12.5%
1�Sep�03 12.6%
1�Oct�03 12.6%
1�Nov�03 12.8%
1�Dec�03 12.5%
1�Jan�04 12.7%
1�Feb�04 12.4%
1�Mar�04 12.2%
1�Apr�04 12.1%
1�May�04 12.0%
1�Jun�04 11.8%
1�Jul�04 12.0%
1�Aug�04 11.7%
1�Sep�04 11.4%
1�Oct�04 11.4%
1�Nov�04 11.3%
1�Dec�04 11.0%
1�Jan�05 10.7%
1�Feb�05 10.6%
1�Mar�05 10.4%
1�Apr�05 10.3%
1�May�05 10.0%
1�Jun�05 9.8%
1�Jul�05 10.1%
1�Aug�05 9.9%
1�Sep�05 9.6%

Annex 6 



1�Oct�05 9.3%
1�Nov�05 8.9%
1�Dec�05 8.4%
1�Jan�06 8.5%
1�Feb�06 8.6%
1�Mar�06 8.4%
1�Apr�06 8.3%
1�May�06 8.5%
1�Jun�06 7.8%
1�Jul�06 7.5%
1�Aug�06 7.3%
1�Sep�06 7.0%
1�Oct�06 7.0%
1�Nov�06 6.9%
1�Dec�06 6.7%
1�Jan�07 6.0%
1�Feb�07 6.0%
1�Mar�07 5.7%
1�Apr�07 5.7%
1�May�07 5.4%
1�Jun�07 5.3%
1�Jul�07 5.8%
1�Aug�07 5.7%
1�Sep�07 5.7%
1�Oct�07 5.8%
1�Nov�07 5.7%
1�Dec�07 5.7%
1�Jan�08 5.8%
1�Feb�08 5.8%
1�Mar�08 6.1%
1�Apr�08 6.5%
1�May�08 7.0%
1�Jun�08 7.1%
1�Jul�08 7.3%
1�Aug�08 7.3%
1�Sep�08 7.4%
1�Oct�08 7.7%
1�Nov�08 7.8%
1�Dec�08 8.0%
1�Jan�09 8.6%
1�Feb�09 9.1%
1�Mar�09 9.6%
1�Apr�09 10.3%
1�May�09 10.5%
1�Jun�09 10.5%
1�Jul�09 10.9%
1�Aug�09 10.9%

B



1�Sep�09 11.1%
1�Oct�09 11.4%
1�Nov�09 11.3%
1�Dec�09 11.1%
1�Jan�10 11.4%
1�Feb�10 11.3%
1�Mar�10 11.6%
1�Apr�10 11.5%
1�May�10 11.3%
1�Jun�10 10.8%
1�Jul�10 11.1%
1�Aug�10 10.9%
1�Sep�10 10.9%
1�Oct�10 11.0%
1�Nov�10 10.9%
1�Dec�10 10.5%
1�Jan�11 10.6%
1�Feb�11 10.3%
1�Mar�11 10.0%
1�Apr�11 10.0%
1�May�11 9.9%
1�Jun�11 9.4%
1�Jul�11 9.4%
1�Aug�11 9.4%
1�Sep�11 9.3%
1�Oct�11 9.4%
1�Nov�11 9.1%
1�Dec�11 9.1%
1�Jan�12 9.3%
1�Feb�12 9.3%
1�Mar�12 9.1%
1�Apr�12 9.2%
1�May�12 9.2%
1�Jun�12 9.0%
1�Jul�12 9.1%
1�Aug�12 9.3%
1�Sep�12 9.6%
1�Oct�12 9.6%
1�Nov�12 9.7%
1�Dec�12 9.4%
1�Jan�13 9.3%
1�Feb�13 9.1%
1�Mar�13 9.1%
1�Apr�13 10.3%
1�May�13 10.4%
1�Jun�13 10.4%
1�Jul�13 10.5%



1�Aug�13 10.6%
1�Sep�13 10.6%
1�Oct�13 10.9%
1�Nov�13 11.3%
1�Dec�13 11.0%
1�Jan�14 11.1%
1�Feb�14 10.8%
1�Mar�14 10.5%
1�Apr�14 10.7%
1�May�14 10.5%
1�Jun�14 10.3%

A



Midtown Midtown Midtown South Midtown South Downtown Downtown Manhattan Manhattan 

Vacancy Rate Asking Rent Vacancy Rate Asking Rent Vacancy Rate Asking Rent Vacancy Rate Asking Rent

Q1-87 10.3% $32.29 12.2% $19.03 11.3% $31.66 10.8% $30.75
Q2-87 10.6% $32.29 13.2% $20.76 10.7% $31.69 10.9% $30.84
Q3-87 10.2% $32.45 12.7% $20.95 11.7% $33.39 10.8% $31.51
Q4-87 11.2% $33.08 12.6% $20.19 11.8% $34.77 11.5% $32.28
Q1-88 13.4% $34.03 13.8% $20.24 13.6% $34.15 13.5% $32.73
Q2-88 13.1% $34.24 13.0% $20.41 14.7% $33.14 13.5% $32.68
Q3-88 13.3% $33.72 13.1% $20.06 14.7% $32.94 13.7% $32.28
Q4-88 13.5% $34.80 13.4% $20.93 13.7% $32.14 13.6% $32.78
Q1-89 13.6% $34.06 13.8% $20.76 14.3% $31.55 13.8% $32.09
Q2-89 13.5% $34.39 13.5% $20.87 14.8% $31.01 13.9% $32.15
Q3-89 13.5% $34.75 13.1% $21.11 16.0% $30.85 14.2% $32.33
Q4-89 14.8% $35.08 13.4% $20.76 16.6% $30.81 15.2% $32.58
Q1-90 15.5% $34.38 15.8% $20.29 17.1% $30.42 16.0% $31.79
Q2-90 16.2% $34.51 17.1% $19.91 18.5% $30.54 16.9% $31.82
Q3-90 16.3% $34.08 17.5% $19.47 18.2% $29.83 17.0% $31.32
Q4-90 17.1% $34.19 17.0% $19.10 18.0% $29.45 17.3% $31.26
Q1-91 17.5% $33.74 17.6% $17.68 18.9% $29.64 17.9% $30.94
Q2-91 16.8% $32.38 17.7% $17.50 21.3% $28.67 18.1% $29.74
Q3-91 16.9% $31.94 18.0% $17.66 18.9% $28.36 17.5% $29.39
Q4-91 17.3% $31.56 18.5% $17.40 18.7% $28.01 17.8% $29.03
Q1-92 17.9% $30.49 19.4% $17.01 17.8% $28.03 18.1% $28.34
Q2-92 17.7% $29.80 18.7% $16.85 19.8% $28.53 18.4% $28.07
Q3-92 17.2% $29.29 18.4% $16.75 20.1% $28.03 18.1% $27.60
Q4-92 17.5% $28.97 19.1% $16.65 20.5% $28.00 18.5% $27.37
Q1-93 17.2% $28.77 19.2% $16.90 20.4% $27.63 18.3% $27.18
Q2-93 17.0% $28.65 18.6% $16.86 19.7% $27.33 17.9% $27.03
Q3-93 16.4% $28.42 17.9% $17.30 20.0% $27.15 17.5% $26.89
Q4-93 16.4% $28.52 17.0% $17.08 20.0% $26.45 17.4% $26.77
Q1-94 15.8% $28.35 17.0% $17.23 20.0% $26.20 17.0% $26.54
Q2-94 15.1% $28.52 15.5% $17.41 19.4% $25.90 16.3% $26.60
Q3-94 15.2% $28.88 19.5% $19.90 20.2% $26.30 17.0% $27.00
Q4-94 14.3% $28.86 18.7% $20.23 19.7% $25.97 16.2% $26.90
Q1-95 12.7% $30.44 16.5% $17.32 18.3% $25.06 14.9% $26.31 Trough
Q2-95 13.1% $30.45 14.3% $18.33 18.7% $25.24 14.8% $26.78
Q3-95 13.1% $30.91 10.3% $15.58 19.4% $24.89 14.4% $26.93
Q4-95 12.7% $30.40 11.5% $14.73 20.2% $24.80 14.7% $26.31
Q1-96 12.1% $30.50 11.0% $17.01 20.7% $25.22 14.4% $26.77
Q2-96 12.1% $30.50 11.0% $17.11 20.1% $24.91 14.2% $26.66
Q3-96 11.9% $30.74 10.8% $17.32 19.1% $24.79 13.8% $26.79
Q4-96 11.1% $30.56 11.3% $16.99 17.6% $25.27 12.9% $26.71
Q1-97 10.8% $30.96 9.8% $17.81 17.1% $25.23 12.4% $27.15
Q2-97 10.5% $31.56 10.3% $18.22 15.2% $24.88 11.8% $27.33
Q3-97 9.8% $32.50 8.8% $18.77 14.2% $25.50 10.7% $28.27
Q4-97 8.9% $33.23 8.4% $19.54 12.7% $25.81 9.8% $28.79
Q1-98 8.1% $34.65 7.5% $20.46 12.0% $27.10 9.1% $30.05
Q2-98 7.5% $35.97 7.2% $21.28 9.2% $28.13 7.9% $31.38
Q3-98 7.0% $38.28 6.0% $22.28 9.5% $29.96 8.8% $32.94
Q4-98 8.1% $40.36 8.1% $25.73 9.6% $31.13 8.4% $35.33
Q1-99 8.3% $41.35 8.3% $26.40 9.6% $31.78 8.7% $36.18
Q2-99 7.5% $42.02 7.1% $27.24 9.5% $32.30 7.7% $36.96
Q3-99 6.6% $42.31 7.0% $28.34 9.1% $32.95 6.8% $37.39
Q4-99 5.9% $43.04 6.9% $29.37 8.8% $34.40 6.9% $37.82
Q1-00 4.9% $45.30 4.6% $35.13 6.6% $36.11 5.3% $40.84
Q2-00 3.3% $52.43 3.7% $39.77 4.3% $40.06 3.6% $46.40
Q3-00 3.2% $54.97 3.9% $45.46 4.0% $42.27 3.5% $49.42
Q4-00 3.6% $56.56 4.5% $45.65 3.8% $43.41 3.7% $51.03 Peak 93.9%
Q1-01 4.8% $55.48 5.7% $43.71 4.8% $43.73 5.0% $50.25
Q2-01 6.7% $55.00 7.0% $39.61 6.5% $41.17 6.7% $48.76
Q3-01 7.9% $53.21 8.7% $39.99 6.4% $38.95 7.6% $47.79
Q4-01 8.2% $52.83 11.2% $38.74 9.5% $39.45 9.0% $46.67
Q1-02 9.3% $52.26 12.1% $36.71 11.9% $40.55 10.4% $46.00
Q2-02 9.9% $50.15 13.3% $35.72 13.4% $40.15 11.3% $44.46
Q3-02 10.7% $49.49 13.3% $35.19 13.4% $39.79 11.8% $44.13
Q4-02 11.1% $48.15 13.5% $33.23 13.2% $39.17 12.0% $42.97
Q1-03 11.5% $47.30 13.9% $31.43 13.3% $38.24 12.3% $41.97
Q2-03 12.0% $46.56 14.5% $31.09 12.6% $36.36 12.5% $41.12
Q3-03 11.9% $45.63 13.8% $30.75 13.0% $35.60 12.5% $40.39
Q4-03 11.9% $45.37 13.3% $30.37 13.5% $36.92 12.5% $40.53
Q1-04 11.8% $45.61 13.0% $31.04 12.9% $33.68 12.2% $40.06
Q2-04 11.3% $47.12 11.9% $30.56 13.0% $32.25 11.8% $40.54
Q3-04 11.0% $47.04 11.2% $30.66 12.7% $32.16 11.4% $40.51
Q4-04 10.1% $45.98 10.2% $31.34 13.7% $31.55 11.0% $39.53 Trough -22.5%
Q1-05 9.8% $47.13 9.9% $31.53 12.3% $31.03 10.4% $40.28
Q2-05 9.2% $47.87 9.0% $32.27 12.0% $31.20 9.8% $40.80
Q3-05 9.3% $48.06 8.1% $33.58 11.5% $31.09 9.6% $41.35
Q4-05 7.8% $47.41 7.4% $33.63 10.6% $30.89 8.4% $40.58
Q1-06 7.8% $49.71 6.2% $34.33 11.6% $34.97 8.4% $43.20
Q2-06 6.9% $50.35 6.0% $35.78 11.2% $35.18 7.8% $43.45
Q3-06 6.5% $53.02 6.1% $37.50 9.1% $36.18 7.0% $45.84
Q4-06 6.4% $58.92 5.6% $40.55 8.4% $38.62 6.7% $50.56
Q1-07 5.3% $62.89 4.9% $41.82 7.2% $40.55 5.7% $53.42
Q2-07 5.3% $69.08 3.5% $42.31 6.7% $44.48 5.3% $59.17
Q3-07 5.5% $74.47 4.7% $45.83 6.7% $45.86 5.6% $62.85
Q4-07 5.8% $76.26 4.7% $46.89 6.2% $47.47 6.1% $62.79
Q1-08 6.0% $78.85 5.0% $48.95 7.2% $50.28 6.1% $67.13
Q2-08 7.1% $83.96 5.9% $53.22 7.7% $50.74 7.1% $71.59
Q3-08 7.8% $84.48 6.0% $54.23 7.3% $50.89 7.4% $72.97 Peak 84.6%
Q4-08 8.5% $79.81 7.1% $54.09 7.4% $47.86 8.0% $69.44
Q1-09 10.5% $73.31 8.1% $52.48 8.1% $44.58 9.6% $65.01
Q2-09 11.7% $66.82 8.7% $49.55 8.7% $43.81 10.5% $60.24
Q3-09 12.0% $63.53 9.4% $47.98 9.9% $42.01 11.1% $57.08
Q4-09 12.0% $61.82 10.0% $47.17 9.6% $40.36 11.1% $55.52
Q1-10 12.6% $61.93 9.9% $46.32 10.0% $38.95 11.6% $55.38
Q2-10 11.5% $61.66 9.3% $43.71 9.9% $37.81 10.8% $54.31 Trough -25.6%

Source: Cushman & Wakefield Research
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Net Effective Rent Asking Rent
1Q08 $69.48 $67.13
2Q08 $64.45 $71.59
3Q08 $62.40 $72.97
4Q08 $58.97 $69.44
1Q09 $46.64 $65.01
2Q09 $44.90 $60.23
3Q09 $42.89 $57.08
4Q09 $43.95 $55.52
1Q10 $40.54 $55.38
2Q10 $42.65 $54.31
3Q10 $42.19 $53.80
4Q10 $46.33 $54.34
1Q11 $50.31 $54.73
2Q11 $45.54 $55.52
3Q11 $45.02 $56.15
4Q11 $47.50 $57.23
1Q12 $47.77 $58.96
2Q12 $49.50 $58.86
3Q12 $49.12 $58.83
4Q12 $52.50 $59.54
1Q13 $50.55 $59.60
2Q13 $53.85 $61.81
3Q13 $50.15 $62.51
4Q13 $50.40 $63.40
1Q14 $49.44 $63.96
2Q14 $53.57 $64.82

1Q08-1Q10 -41.7% -17.5%
1Q10-2Q14 32.1% 17.0%

3Q08-3Q10 (Peak to Trough) 32% 26%
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