
O
ffi

ce
 M

ar
ke

ts
 B

re
ak

 fr
om

th
e 

Pa
ck

C
om

m
er

ci
al

 P
ro

pe
rty

 M
ar

ke
t R

ev
ie

w

Pr
es

en
ta

tio
n 

by
C

ol
dw

el
lB

an
ke

r C
om

m
er

ci
al

&
Bo

xw
oo

d 
M

ea
ns

, I
nc

.
Ra

nd
y 

Fu
ch

s,
 P

rin
ci

pa
l

Ju
ne

  8
, 2

00
6



C
ap

ita
l S

lo
w

do
w

n?

So
ur

ce
: R

C
A

01020304050607080

Sales Volume ($B)

1 
'0

3
2

3
4

1 
'0

4
2

3
4

1 
'0

5
2

3
4

1 
'0

6

Re
ta

il
In

du
st

ria
l

Of
fic

e
Ap

ar
tm

en
t



De
cl

in
in

g 
Yi

el
d 

Sp
re

ad So
ur

ce
: R

C
A

; B
ox

w
oo

d
 M

ea
ns

, I
nc

3.
00

%

4.
00

%

5.
00

%

6.
00

%

7.
00

%

8.
00

%

9.
00

%

10
.0

0%

1Q
03

2Q
3Q

4Q
1Q

04
2Q

3Q
4Q

1Q
05

2Q
3Q

4Q
1Q

06

AP
T

IN
D

O
FF

RE
T

10
-Y

r T
re

as
ur

ie
s



Ec
on

om
ic

 G
ro

w
th

 S
pu

rt 

So
ur

ce
: B

LS

-2-1012345678

00
q1

00
q3

01
q1

01
q3

02
q1

02
q3

03
q1

03
q3

04
q1

04
q3

05
q1

05
q3

06
q1

% Change



Pa
yr

ol
ls 

Di
ss

ap
po

in
t

So
ur

ce
: B

LS

05010
0

15
0

20
0

25
0

30
0

35
0

40
0

20
04

20
05

20
06

Net Payroll Change (000s)

3456

Ne
w

 J
ob

s
Un

em
pl

oy
m

en
t %

 (R
ig

ht
 S

ca
le

)



In
fla

tio
n 

Fe
ar

s 
R

is
e

So
ur

ce
: B

LS

-0
.6

-0
.20.
2

0.
6

1.
0

J
F

M
A

M
J

J
A

S
O

N
D

J
F

M
A

M
J

J
A

S
O

N
D

J
F

M
A

20
04

20
05

20
06

(%)



Ho
us

in
g 

In
ve

nt
or

ie
s 

M
ou

nt So
ur

ce
: N

AR
; B

ox
w

oo
d 

M
ea

ns
, I

nc
.

5,
00

0,
00

0

5,
50

0,
00

0

6,
00

0,
00

0

6,
50

0,
00

0

7,
00

0,
00

0

7,
50

0,
00

0

8,
00

0,
00

0

Ap
r 

M
ay

 J
un

 
Ju

l 
Au

g 
Se

pt
 O

ct
 N

ov
 D

ec
 J

an
 F

eb
 M

ar
 A

pr
 

20
05

20
06

Sales 

2.
0

2.
5

3.
0

3.
5

4.
0

4.
5

5.
0

5.
5

6.
0

Ho
m

e 
Sa

le
s

M
on

th
's

 S
up

pl
y 



C
on

do
s 

A
-P

le
nt

y

So
ur

ce
: N

AR
; B

ox
w

oo
d 

M
ea

ns
, I

nc
.

40
,0

00

50
,0

00
60

,0
00

70
,0

00

80
,0

00
90

,0
00

10
0,

00
0

M
J

J
A

S
O

N
D

J
F

M
A

M
J

J
A

S
O

N
D

J
F

M
A

20
04

20
04

20
05

20
06

1.
0

2.
0

3.
0

4.
0

5.
0

6.
0

7.
0

8.
0

Sa
le

s
M

on
th

's
 S

up
pl

y



W
hi

th
er

 R
ea

l E
st

at
e?



O
ffi

ce
 L

ig
ht

s 
Up

So
ur

ce
: R

ei
s

-2
0

-1
5

-1
0-505101520

1Q
2Q

3Q
4Q

1Q
2Q

3Q
4Q

1Q
2Q

3Q
4Q

1Q
2Q

3Q
4Q

1Q

20
02

20
03

20
04

20
05

20
06

Absorption S.F. (M)



Te
ch

 O
ffi

ce
 M

et
ro

s 
Re

bo
un

d
Th

ee
-Y

ea
r V

ac
an

cy
 D

ec
lin

e 
(b

ps
)

So
ur

ce
: R

ei
s;

 B
ox

w
oo

d 
M

ea
ns

, I
nc

.

-9
00

-8
00

-7
00

-6
00

-5
00

-4
00

-3
00

-2
00

-1
000

Ra
le

ig
h-

Du
rh

am
Au

st
in

 
S.

F.
Su

b.
 V

A
Se

at
tle

Bo
st

on
U.

S.
 A

vg
.



O
ffi

ce
 Tu

rn
ar

ou
nd

-2
5

-2
0

-1
5

-1
0-50510152025 20

02
-1Q

20
03

-1Q

20
04

-1Q

20
05

-1Q

20
06

-1Q
S.F. (M)

024681012141618

Su
pp

ly

De
m

an
d

Va
ca

nc
y 

Ra
te

So
ur

ce
: R

ei
s



Le
as

in
g 

Ha
ve

ns

So
ur

ce
: R

ei
s

-6
00

-5
00

-4
00

-3
00

-2
00

-1
000

Ph
oe

ni
x

S.
F.

Sa
n 

Jo
se

Ta
m

pa
-

St
. P

et
e

M
iam

i
Or

lan
do

U.
S.

 A
vg

.

1-Year Vacancy Change (bps)



W
in

ne
rs

� C
irc

le
Su

b-
10

%
 V

ac
an

ci
es

So
ur

ce
: R

ei
s

0.
0%

2.
0%

4.
0%

6.
0%

8.
0%

10
.0

%

D.
C.

Or
an

ge
Ct

y
Sa

n 
Be

rn
-

Ri
ve

rs
id

e
N.

Y.
Su

b 
M

D
Pa

lm
 B

ch
M

ia
m

i



M
et

ro
 O

ffi
ce

 P
er

fo
rm

an
ce

Q
ua

rte
r a

nd
 O

ne
-Y

ea
r V

ac
an

cy
 D

ec
lin

e

So
ur

ce
: R

ei
s;

 B
ox

w
oo

d 
M

ea
ns

, I
nc

.

-6
00

-5
00

-4
00

-3
00

-2
00

-1
000

10
0

20
0 -2

50
-2

00
-1

50
-1

00
-5

0
0

50
10

0

Bp
s 

Ch
an

ge
, L

as
t Q

ua
rt

er

Bps Change, Last 12 Months

Le
ad

in
g

Im
pr

ov
in

g
La

gg
in

g

Sl
ip

pi
ng

Sa
n 

Jo
se

Ph
oe

ni
x

S.
F.

O
rla

nd
o

Pa
lm

 
Be

ac
h

C
in

ci
nn

at
i

M
ilw

au
ke

e

De
tro

it

In
di

an
ap

ol
is

Fa
irf

ie
ld

 C
ty

.



Kn
oc

ki
ng

 o
n 

He
av

en
�s

 D
oo

r
Re

nt
 S

pi
ke

s

So
ur

ce
: R

ei
s;

 B
ox

w
oo

d 
M

ea
ns

, I
nc

.

0.
0%

2.
0%

4.
0%

6.
0%

8.
0%

10
.0

%

12
.0

%

Rent Growth

Or
an

ge
Ct

y
S.

 F
.

Ph
oe

ni
x

Au
st

in
L.

A.
Ne

w
Yo

rk
U.

S.
 A

vg

1s
t Q

ua
rt

er
La

st
 1

2 
M

os
.



Re
ta

il 
G

oe
s 

O
ut

 o
f F

as
hi

on
? So

ur
ce

: R
C

A

6.
8%

7.
0%

7.
2%

7.
4%

7.
6%

7.
8%

8.
0%

8.
2%

8.
4%

8.
6%

1 
'0

4
2

3
4

1 
'0

5
2

3
4

1 
'0

6

Cap Rate

Re
ta

il
Of

fic
e



Re
ta

il 
Fu

nd
am

en
ta

ls 
Sl

ow

So
ur

ce
: R

ei
s

0246810

1Q
2Q

3Q
4Q

1Q
2Q

3Q
4Q

1Q
2Q

3Q
4Q

1Q
2Q

3Q
4Q

1Q

20
02

20
03

20
04

20
05

20
06

S.F. (M)

6.
2

6.
4

6.
6

6.
8

77.
2

Percent

Co
m

pl
et

io
ns

Ne
t A

bs
or

pt
io

n
Va

ca
nc

y 
Ra

te
 (r

ig
ht

 s
ca

le
)



C
al

ifo
rn

ia
 D

re
am

(in
g)

Re
ta

il 
Va

ca
nc

ie
s,

 1
Q

So
ur

ce
: R

ei
s

2.
5%

2.5
%

2.7
%

2.
8%

2.
9%

3.2
%

6.7
%

0.0
%

1.0
%

2.0
%

3.0
%

4.0
%

5.0
%

6.0
%

7.0
%

Or
an

ge
Ct

y
Oa

kl
an

d
Sa

n
Jo

se
Sa

n
Di

eg
o

L.
A.

S.
F. 

U.
S.

Av
g.



La
nd

lo
rd

s 
Re

ig
n

Be
st

 R
et

ai
l R

en
ta

l M
ar

ke
ts

So
ur

ce
: R

ei
s

0.
0%

1.
0%

2.
0%

3.
0%

4.
0%

5.
0%

6.
0%

7.
0%

8.
0%

Rent Growth

Sa
n 

Be
rn

-
Ri

ve
rs

id
e

Su
b 

VA
Or

la
nd

o
Sa

n 
Di

eg
o

Ft
 L

au
d

Pa
lm

Be
ac

h
U.

S.
 A

vg
.

1s
t Q

ua
rt

er
La

st
 1

2 
M

os
.



In
du

st
ria

l F
un

da
m

en
ta

ls 
on

 Tr
ac

k

So
ur

ce
: R

ei
s

-6
0

-4
0

-2
002040608010
0

12
0

14
0

16
0

20
00

20
01

20
02

20
03

20
04

20
05

S.F. (M)

024681012

Percent

Co
m

pl
et

io
ns

Ne
t A

bs
or

pt
io

n
Va

ca
nc

y 
Ra

te



In
du

st
ria

l Y
ie

ld
s 

Di
p 

Fu
rth

er

024681012

1 
'0

4
2

3
4

1 
'0

5
2

3
4

1 
'0

6

Sales Volume ($B)

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

Cap Rate 

Sa
le

s 
Vo

lu
m

e
Ca

p 
Ra

te
 (R

ig
ht

 S
ca

le
)

So
ur

ce
: R

ei
s



Ha
rv

es
tin

g 
Re

nt
al

 P
ro

du
ct

A
pa

rtm
en

t C
on

ve
rs

io
n 

an
d 

N
ew

 S
up

pl
y 

Tr
en

ds

-5
5,

00
0

-3
5,

00
0

-1
5,

00
0

5,
00

0

25
,0

00

1Q
2Q

3Q
4Q

1Q
2Q

3Q
4Q

1Q
2Q

3Q
4Q

1Q

20
03

20
04

20
05

20
06

Units

012345678

Percent

Co
nv

er
si

on
s

Co
m

pl
et

io
ns

Va
ca

nc
y 

Ra
te

 (r
ig

ht
 s

ca
le

)
So

ur
ce

: R
ei

s



Le
ss

 is
 M

or
e

Fo
rt 

La
ud

er
da

le
 A

pa
rtm

en
t M

ar
ke

t

40
,0

00

60
,0

00

80
,0

00

10
0,

00
0

12
0,

00
0

20
02

-1Q

20
03

-1Q

20
04

-1Q

20
05

-1Q

20
06

-1Q

Inventory (Units)

-1
.5

-1-0
.5

00.
5

11.
5

22.
5

3

Percent

In
ve

nt
or

y
Re

nt
 G

ro
w

th
 (r

ig
ht

 s
ca

le
)

So
ur

ce
: R

ei
s



A
pa

rtm
en

t V
ac

an
ci

es
 S

lim
 D

ow
n

To
p 

Pe
rfo

rm
er

s,
 L

as
t 1

2 
M

on
th

s

-4
50

-4
00

-3
50

-3
00

-2
50

-2
00

-1
50

-1
00-5
0050

Vacancy Change (bps)

H
o

u
s

to
n

A
u

s
ti

n
D

al
la

s
T

am
p

a-
S

t.
P

e
te

P
h

o
e

n
ix

U
.S

. A
vg

.

1s
t 

Q
u

ar
te

r
L

as
t 

12
 M

o
s

.
So

ur
ce

: R
ei

s



M
et

ro
 A

pa
rtm

en
t P

er
fo

rm
an

ce
Fi

rs
t Q

ua
rte

r a
nd

 O
ne

-Y
ea

r R
en

t G
ro

w
th

0.
0%

1.
0%

2.
0%

3.
0%

4.
0%

5.
0%

6.
0%

7.
0%

8.
0%

-1
.0

%
-0

.5
%

0.
0%

0.
5%

1.
0%

1.
5%

2.
0%

2.
5%

3.
0%

G
ro

w
th

 F
ir

st
 Q

ua
rt

er

Growth Last 12 Months

Im
pr

ov
in

g

Le
ad

in
g

La
gg

in
g

Sl
ip

pi
ng

C
ha

rlo
tte

De
nv

erIn
di

an
ap

ol
is

Ft
. W

or
th

Ft
. L

au
de

rd
al

e

Pa
lm

 
Be

ac
h

M
ia

m
i

O
rla

nd
o

Ta
m

pa
-S

t. 
Pe

te

C
le

ve
la

nd

Su
b 

VA

So
ur

ce
: R

ei
s;

 B
ox

w
oo

d 
M

ea
ns

, I
nc

.



Fo
rm

ul
a 

fo
r C

on
tin

ue
d 

Su
cc

es
s

!
Im

p
ro

vi
ng

 R
en

ts
 a

nd
 P

ro
p

er
ty

 In
co

m
e

!
Su

b
d

ue
d 

N
ew

 C
on

st
ru

ct
io

n 
A

ct
iv

ity

!
Su

st
a

in
ed

 E
co

no
m

ic
 G

ro
w

th

!
M

od
es

t I
nc

re
as

es
 in

 In
te

re
st

 R
at

es


