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Executive Summary & Conclusions

Commercial real estate continues to feel the pressure of frozen capitals@anttéhe economic
recession. Our respondents report a declining trend over most propertgrigpmeeasures
However,positiveresponses to several questions lead us to believe that there is light at the end of

thetunnelMost tel | i ng perseptioh & their@ewnpbusinaseontioak,avhich has
been in freefall since the start of the survey thirteen quarters ago. In the first quarter, they
reported an i mproved outlook for their business.

trend t gives an indication that our respondents believe that we may bebatttiue.

Reinforcing that position is the outlook for capital availability, which reached its highest level
since the survey commenced. Clearly, our respondents believe that govesrogesuns will
provide at least some relief for the capital markets and they also indicate that private equity,
which has been on the sidelines, is starting to enter the méheste are encouraging signs that
the worst may be over, however, challeng@saia and the road to recovery will be long. At least
now we can see some light.

Highlights

e The general investment outlook for Florida real estate, though still nugatnuel its
downwardtrend

e Expectations fosingle familyresidential absorption incsed dramaticallyhile
downward pressure on prices continues

e The outlook for single family development remains mixed but positive, while the outlook
for condo development remains mixed but neutral.

¢ Theinvestmenbutlook for market rate apartmerstsabiized and remains near survey
highs.

e The outlook for all rental rates was for suitflation rate growth or decline

e The outlook for occupancy is for declines in all property types except market rent
apartments, with the outlogkixed from last quarter

e Capratescontinued to increase in this quarter. The outlook is for cap rates to continue to
increase.

The Survey

Our guarterly survey, conducted by the Bergstrom Center for Real Estate Studies, Warrington
College of Business Administration, University obfitlais in itsthirteenthfielding. The total
number of participants, aB3, is the most extensive survey of Florida professional real estate
analysts and investors conducted on an ongoing.beasicludes respondents representing
thirteen urban regianof the state and up to fifteen property types.

General Investment Outlook

Our general index of real estate investment outlook, weighted 40 percent for single family and
condo development, 40 percent for apartments and commercial rental property arck&0fpe
developable landemains mixed andontinued a slight decline over recent quarters

Single Family & Condominium Development

Surprisingly,the outlook forsingle familyabsorptiorincreased to its highest level since the
inception of the surveyt appears that a combination of very low prices and interest rates have

© 20089 University of Florida Bergstrom Center for Real Estate Studies 1



Survey of Emerging Magit Conditions March 2009

had a positive effect on absorption. Prices are expected to continue to decline and could have a
positive effect on absorptions in future quart&tse investment outlook for singlarhily
development remains slightly positive and stable

Apartments

Expectations foapartmenbccupancycontinued its downward trend from last quarter while the
expectation for rental rate growth leveled ofhe expectation foapartment investment
remaned unchanged from the previous quarter and is positeye r&es, an indication of long
term value continue tanch upward

Industrial

The outlook for industrial occupancgmained somewhat weak. While the outlook for
occupancy in warehouse and distitibn improved somewhathe outlook for flex space, R & D
continued taropped slightly The outlook for investment in industrial remained slightly positive
and improved from the previous quartén addition, cap rates for industrigopertiescontinued

to creep upward, suggesting increased investor uncertainty.

Office

The outlook for office occupandgveled off from the previous quarter, but continues to indicate
decreasing occupancy in the future as the economy continues to grapple with jobTbsses
outlook for office rental ratesontinues to show widespread expectations of decline as owners try
to fill newly vacated spacen contrast, however, the outlook for office investment improved
dramatically in this quarter to its third highest lesigice the inception of the surve€ap rates
continue to creep upward and the expectation is that trend will continue.

Retail

The outlook for retail occupan@pntinues to be dinExpectations improved in this quarter but
still show widespread belief&h occupancy will continue to decline as retailers continue to be hit
hard by the recession. Not surprisingly, the outlookdotal rate growth is similar as more
retailers close their doors or ask for rent concessimsvith other types of propertiesap rates
showed an upward trend, suggesting increased risk.

Land Investment

The oulook for investment in land continues to decline over all types. Numerous factors continue
to dampen expectations including the lack of financing for land as well ageasiaread in bid
ask prices as owners have chosen not to discount as deeply as the market believes is necessary.

Capital Availability

This is one of the surprises of this quarter as the outlook for capital availability jumped to its
highest level in thregears. Our respondents believe that efforts by the government to inject
capital into the system will work, at least to some extent and that private capital either has or will
start to enter the market to help financial institutions remove bad assethé&iofmalance sheets.

Own Business Outlook
As mentioned earlier, this is the biggest news

sometimes scary declines, our respondents have shown an improved outlook for their own
© 20089 University of Florida Bergstrom Center for Real Estate Studies 2
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businesses. This indies that we may be at or near a bottom in this cycle. This outlook
combined with the improved outlook in capital availability suggests that the respondents believe
the additional capital will allow more deals to get done and therefore improve profitability.

© 20089 University of Florida Bergstrom Center for Real Estate Studies 3
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Section 1: Investment Outlook

March 2009

For the second quarter in a row, the outlook for investment in Florida real estate has declined
The recession and capital markets continue to hamper any recovery in the teahadtat and
therefore our respondents believe it is a mixed time to invest.

Good Time To Buy

Investment Outlook: Florida Real Estate

1.8
1
0.5
Mixed Time To Buy 0 . : ; . . . 1
- = — = & -—t -— =J o= - -
R == s A I S ST ST e BRI e R
- (=] = = =] P= [= P= [= == == == =] =z}
= = = = = =] (= = =1 = = = =
-1
Bad Time To Buy
-2

This investment index is weighted 40 percent on single family and residential condominium
development, 40 percent on rental property of all types, and 20 percent on upeéveial.
Thus, it is at least fifty percent driven by the residential development outlook.

© 20089 University of Florida Bergstrom Center for Real Estate Studies
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Section 2: Residential Development

Expected Absorption Rates

In the last quartethe outlook for absorption raté@ssingle family developmeritas taken an
unexpected positive turn as respondents now expecbderaténcreasedn these ratesThis is
due to the low prices and interest rates in the market. Additionally, downward pressure on
construction costs and builder incentives will continue to keep prieeg/loch should drive
future absorption rates high&xpectations foabsorption rates associated witthdominium
developmenton the other hand, continue to be somewhat more pessimistic

Outlook for Residential Absorption Rates

1

Expecting 0.8
Increase

0.6
0.4
y4
Expecting 0.2
No Change 0 : : : : : : : : -
021 & & 3 3 S 8 5 8 3 5
' «s\«s & u')/ N &
9 o o o o o o o o o

-0.4
Expecting ¢ \ A~ "/
Decrease ' N 4

-0.8

Single Family Development Condominium Development

Expected Price Changes

Expectatiors of price movements for meresidencesontinue to be pessimistic. Currently,
respondents expect sieglamily and condominium pricés eitherriseat a rate slower than
inflation orpossiblydecline.
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March 2009

Outlook for Prices of New Residences
Rising Faster 1
Than Inflation 0.8
0.6
0.4
. 0.2
Rising at the 0
Rate of Inflation N o _ _ B
rleNRg ¢ 9 9 9 9 9 o o O o O
-0.4 © © = = = = 0 0 o8] o9) o2}
06 S\ 8\0\ S S S S S S S S o S
Rising 08 \
Slower than '1 |
e ~
of Inflation -1
-1.4 \\%A
-1.6 —————
-1.8
Declining -2
Single Family Development Condominium Development|

Investment Outlook

The outlook for residential investment has remainedestaer the last quartars respondents

continue to indicate that it is a mixed time to buy in both single family and condominium

developmentAs has been the trend over the last three years, the outlook for condominium
development continues to be lessimjdtic than that for single family.

Outlook for Investment: Residential Development

2
Good Time To Buy

15

1

0.5
Mixed Time To Buy 0 A
-0.5 1

-1 1

-1.5
Bad Time To Buy

-2

—Single Family Development —— Condominium Development
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Section 3: Apartments

Expected Occupancy

While the outlook for future occupancy had been quite volatile over the previous four quarters,
expectations have become more pessimistic in the most recent period.dulgartie outlook

for condo conversion has experienced a sharp downturn in the last quarter as most respondents
now expect occupancy rates to decrease

Outlook for Occupancy: Apartments
1
Expecting 0.8
Increase 0.6 ~
0.4 \//\
0.2
Expecting \
No Change O '%{
ola 8 8%
' © © © ©
o o o o
-0.4
Expecting 0.6
Decrease 08
-1
| Apartments - Market Rent — Apartments - Condo Conversion

Expected Rental Rates

The outlook for rental ratesf market rent apartmenkss remainednchangdover thelast

guarte as respondents still expeaetes toincrease slower than inflatiohe outlook for rental

rates of condo conversions represents a sharp contrast to that of their residential counterpart, as
respondents expertntal rateso decinein the immediate future
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Outlook for Rental Rates - Apartments

Rising Faster 1
Than Inflation 0.8

0.6

Rising at the
Rate of Inflation

09-0lL

Rising
Slower than
the Rate

of Inflation

Declining

Apartments--Market Rent Apartments-For Condo Conversion |

Investment Outlook

The outlok for investment in market reapartments remaéid unchanged this quarter. However,
we have seean improvemenin the investment outloolor condo onversion It remains a mixed
time to buy fo both property types.

Outlook for Investment: Apartments

2
Good Time To Buy
1.5

1

Jene  T—A

Mixed Time To Buy 0 A T

N
-0.5 <
o =}
-1
-1.5
Bad Time To Buy
-2
— Apartments-Market Rent —— Apartments-For Condo Conversion
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Cap Rates

Cap rates for market rent apartmemése remained relatively unchanged over the past three
guarters, indicating that investors are becoming confident in their assessment of this particular
property type.However, ca rates for condo conversion continuertoreaseand are now
approaching 9.5%Respondentiurtherindicate that cap rates are expected to continue to
increase forthis property type

Current Cap Rates - Apartments
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r
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5.0 T
4.0%
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Expected Change in Cap Rates - Apartments
1
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Increase 0.6 - f
0.4 7
0.2
Expecting v
No Change 0 T T T T T T T T T T T T
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Required Yields

Required yields for market rent apartments dased this quarter and have returned to about
10%.Despite the recent changespondentsontinue to expect little movement in the yield over
the next quartefFollowing two periods of declinegquired yields for condo conversjan the
other handhaverisenin the latest quartelYields are currently approachiig%, a level that
hasndt been s e Paspitsthigincreases respdngent2e@p@@ yields to remain at
current levels for the immediate future.

Required Yields - Apartments
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Expected Change in Required Yields -
Apartments
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Section 4: Industrial

Expected Occupancy

The outlook foroccupancy irwarehouse and distribution remained relatively stable this minth
contrast to the volatility experienced in early 2008spondentexpectthere to be nehangdn
occupancy ratewithin the near futureThe outlo& for occupancy irflex space has also
remained relatively stable with resmamnts expecting future rates to remain at current levels as
well.

Outlook for Occupancy: Industrial

Expecting

Increase 0.8
0.6 -
0.4 ‘%\
0.2
Expecting \
No Change 0 T T T T T
o IN I52) <t o
02 e o] el o la]
© © © © N~
o o o o o
-0.4
-0.6

Expecting
Decrease 08

| ——Warehouse and Distribution: Class A — Flex Space, R & D, Office-Warehouse: Class A

Expected Rental Rates

While respondents indicate thantal rate for warehouse and distribution are exigekto
continue to lag inflationexpectations have slightly improved from the previous quarter. The
rental rate outlook for flex space, on the other hand, continues to vasseost respondents are
expecting rates teither increasslower than inflatioror potentiallydecline
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Outlook for Rental Rates - Industrial
Rising Faster 1
Than Inflation 0.8
0.6
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Investment Outlook

The investment outlook for warehouse and distribution has remained relatively stable over the
last quarter asespondents continue to indicate thas a mixed time to buy. The outlook for flex
space investentis slightly more pessimistic, thougaspondentstill believe it is a mixed time

to buyin this market as well

Outlook for Investment: Industrial
Good Time To Buy
1.5
1
Mixed Time To Buy g
IVI T T T — ¥ |\
- N (2] ¥ - N (92] < - N (92] < —
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Cap Rates

Over thepastyear, @p rates fomdustrial properties have exhibited a slow upwtaedd
Respondents indicate thedp ates forboth property typewill continue to increasi the future.

March 2009
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Expected Change in Cap Rates - Industrial
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While required yields fomdustrial properties havahown some volatilityover the past yeathe
level of rates for the two property subtypes has converged at¥li2#ds for flex spaceemained
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relatively unchanged, whilgeldsfor warehouseand distributiorincreasedver thelast quarter.
Respondents expegields to remain at current levels for the near futnrdeoth property types

Required Yields - Industrial
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Expected Change in Required Yields - Industrial
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Section 5; Office

Expected Occupancy

The occupancy outlook for both Class A and Class B office dpae&eemainegessimisticover
the last quarteas respondents continue to indicateupancy rate decreases in the immediate
future

Outlook for Occupancy: Office

Expecting
Increase

Expecting
No Change

Expecting
Decrease

—Class A Office = ClassB Office

Expected Rental Rates

Continuingthepre? ous quarteré6s pessimistentalradei gnal , respo
increasegor Class A and Class B properties vatiainlag inflation. Expectations for Class A

office have been scaled back frameviousindications that rate decreases may be erhtirizon.

On the other hand, expectations fda€3 B office spackave become more pessimistic as

respondents appear to be mindful of a potential rate decrease in the near future
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Rising Faster
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Investment Outlook

The investment outlook for Class A office spaogrovedthis quarter asespondents appear to
be moving away from neutral expectatiomie outlook for Class B officgpace has remained
stable over the past quarterraspondentsontinue tdbelievethatit is currentlya mixed time to

buy.

Good Time To Buy

Mixed Time To Buy

Bad Time To Buy

Outlook for Investment: Office
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Class A Office
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Cap Rates

Cap rates for both Class A anth€s Boffice space havencreased slightlpver thelastquarter.
Respondents continue to expect an increase in cap rates for both property types in the near future

Current Cap Rates - Office
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Yields

Required yields for both Class A and @& propertiefiave converged at approximatélys.
Respondents have scaled back previous beliefs that yields may increase for Class A properties
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and appear to expegieldsto remain unchange®&imilarly, expectations are for yields to remain
at currentévels for Class B office as well

Required Yields - Office
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Section 6: Retalil

Expected Occupancy

The outlook for occupancy rates continues to be pessimisticsaaltastail classifications.
Respondents are expectipgtentialoccupancyate decreasdsr retail propertis in the future

Outlook for Occupancy: Retail
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Increase 0.6

0.4 —
0.2 -ﬁ %4 N
Expecting o |t NF \\ -
No Change o ~ =5 o ~

02 ——9—€ . . . —%I—O \

8 8 R? 8\

-0. ) 4
Expecting -0.6 \v_

Decrease

06-Q3
06-Q4
07-Q1
07-02
07-Q3
08-03
08-Q4
09-01

o
i
[

Large Centers Neighborhood Centers Strip Centers Free Standing |

Expected Rental Rates

Expectations of futureental rats have continued to worsen across retail classifications in the last
guarter While the outlook has become noticeably more pessimistic for free standing properties
relative to wlat they were just two quarters ago, the likelihood of future rental rate decreases
appears to be greater for large centers, neighborhood centers, and strip centers
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Outlook for Rental Rates - Retall
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Investment Outlook

Despite pessimistic outlooks for occupancy and rental rates,wbstiment outlook for free

standing retail continues to defy its counterparts, just as it has for the past two quarters.
Respondents are more pessimistic about the investment prospewtigyfdyorhood centers, strip
centers and large centeltstemains amixed time to buy in the latter three retail classifications.

Good Time To Buy

Mixed Time To Buy

Bad Time To Buy

Outlook for Investment; Retall
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Cap Rates

Cap rates have slightly increaded three out of the fouproperty typeswith strip centerdeing
the only classification to remain the sarfibe cap rate spread between @ndptypes appears to
havenarrowed significantly and can now be measured in basis pdhissconvergence maye
short livedas espondents expect cap rates to incréasstrip centers and neighttmod centers.
Expectations have been scaled bfeckree standing and large retail as respondents appear to
indicate that rates will remagtt current levelin the near future.
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Yields

Required yields for strip centelnswve slightly decreased over the last quarter and have converged
to the same levehat is being seen in large retail, approximéatas. Yields on neighborhood
centers and free standing retail have disclined, but to a level of 10%. Respondents continue to
expect no change in required yields across all retail classifications
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Section 7: Outlook for Investment in Undeveloped Land

Land Without Entitlements or with Residential Entitlements

The outlook for investment in land without entitlements or with residential entitlements has
become slightly more pessimistic, though respondadtisate that it remains a mixed time to
buy.

Land With Office or Retail Entitlements

The outlook for investment in land with office or retail entitlements continued to weaken this
guarter, bringing expectations more in line with other land classificatiéhie it remains a

mixed time to buy, indications are that a further decline in investor expectations may be on the
horizon.

Outlook for Investment in Land:
No Entittements, Residential, Commercial

Good Time To Buy

Mixed Time To Buy

Bad Time To Buy -15

| —Land Without Entitements —— With Residential Entitements With Office/Retail Entittements

Land with Hospitality Entitlements

The investment outlook for land with hospitality entitlemdrdasweakenedgain this quaer as
respondentsontinue tdbelievethatit is a mixed time to buy

Land with Entitlements for Warehouse or R & D

The investment outlook for land with warehouse or R&D entitlements has weakened again this
guarter as respondents continue to believeitlgta mixed time to buy

Land for Urban Renewal

The outlook for investment in urban renewabk remainedtable over the last quarter as it
remains a mixed time to buy
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Outlook for Investment in Land:
Hospitality, Industrial, Urban Renewal
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Capital Availability

The outook for capitalavailablefor acquisitions has increased dramaticallyhe lastquarter, as

respondents believe that the government programs to inject capital into the system may start

providing benefitAdditionally, the respondents believe that prevaapital will increasing
e as good deal $heeuttoekfar eapithilr o m t
availablefor developmenhasbecomeslightly moreoptimisticthan what it was a quarter ago

become avail abl

Respondentbelieve that the amount of dtgl available for development will remain unchanged

from current levels.

Capital Availability
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Outlook of Own Business

Following three years of consistent pessimism irptteer c e pt i on

of

t he,i

r

respondents have become more optimistier the last quéer. This provides some indication
that respondentsay seelight at the end of the tunnel.
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Own Business Outlook

06-Q1 06-Q2 06-Q3 06-Q4 07-Q1 07-Q2 07-Q3 07-Q4 08-Q1 08-Q2 08-Q3 08-Q4 09-Q1
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Section 9: Dominant Investors

Respondents were asked to indicate which of five investor groups they perceived to be the most

active for each type of propertyeth analyzeForall fifteen property classificationgyivate
investorswere the most dominanthis represents a dramatic shift irSJreal estate ownership
since the credit crisis begavost notable is the shift iolv income apartments, which now
conssts solely of private ownership. Also worthy of attention is the factREATS appear to
havereduced their positions in a number of property types including hosp#alityomy and
warehouse and distributioRinally, foreign investment has increasadiinumber of property
types including condo conversions, flex space, and neighborhood centers.
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Section 10: Characteristics of Survey Respondents

In the latest survey, approximatel9 percent of th&35respondents reported being an appraiser;
well over half with designations of MAI, SREA or SRPA. The next largest groups, each
representing abowtixteenandthirteenpercent of respondents respectively, were brokers and
other service providers

Profession of Respondents
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08-

Q4
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o1 52 96

0 20 40 60 80 100 120 140 160 180 200 220 240 260 280 300 320 340 360 380 400
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@ Developer B Appraiser: MAl, SREA, SRPA DAppraiser: Other Designation
O Other Service Provider B Other Appraiser/ Consultant

Markets of Familiarity

Each respondent was asked to select up to four regional markets with which they are familiar. In
the latest survey, these choices accumulat&démbservations. Every region, with the exception
of Gainesvillei Ocala, was represented by a minimun2@bb<rvers five of which had greater
than60 observers. The highest number of responses was faiathpaSt. Petersburgarket,

which had80representatives. The lowest respondent support came from Gain€malke with

16.

08-Q2 58 2427 H
08-Q3
08-Q4
09-Q1
0 100 200 300 400 500 600 700 800
ODade @ Broward B Palm Beach
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Property types of Familiarity
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Each respondent was asked to select up to three property types with which they were familiar.
Altogether,796 selections were made in the latest survey round. Single family development was
selected byl08respondents while condominium development was walday87. Eleven

property types were selected by at leistespondents.
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Section 10: Details of Cap Rates, Yields and Expected Changes

Table 1 summarizes estimates of cap rates and yields for twelve property types over the last four
guarters of the survey. In additiahjs tableshows the distribution of expectations for changes in

each reported cap rate and yididparticular, thaable reports the percent of respondents

expecting each cap rate and yield to either rise or fatldriuture. Excluded from this table is the
percentage of respondents whom are expecting no change. This third percentage can be computed
as 100 less the two percentages reported. Since prior sections discuss the content of Table 1,
further comment is notigen here. The table is simply provided as a reference to facilitate

application of the survey results.
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Table 1. Detailed Cap Rates, Yields and Expectations for Change

Florida Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighbor- Strip Hospitality ~ Hospitality Free

Market Rental ~ Conversion and Dist. R&D Class A Class B Large Fho:)d Centers Business Economy Standing
enters

Cap Rates

Q1-09

Percent Expecting Rise 35.0% 60.0% 52.1% 53.7% 58.8% 52.1% 48.4% 52.5% 57.5% 36.4% 33.3% 40.0%

Percent Expecting Fall 5.0% 13.3% 8.3% 9.8% 5.9% 4.2% 19.4% 9.8% 6.8% 9.1% 0.0% 8.6%

Q4-08

Percent Expecting Rise 50.0% 50.0% 51.5% 56.9% 59.6% 57.0% 51.6% 53.6% 55.4% 60.0% 61.5% 40.4%

Percent Expecting Fall 2.9% 8.3% 4.5% 3.4% 6.4% 2.3% 19.4% 12.5% 7.6% 10.0% 0.0% 3.5%

Q3-08

Percent Expecting Rise 58.3% 48.4% 44.7% 53.6% 53.6% 42.5% 64.7% 47.1% 54.7% 50.0% 50.0% 42.9%

Percent Expecting Fall 0.0% 6.5% 5.3% 7.1% 0.0% 5.0% 2.9% 2.9% 6.3% 8.3% 0.0% 7.1%

Q2-08

Percent Expecting Rise 35.3% 30.8% 57.5% 59.6% 62.9% 55.7% 66.7% 48.9% 53.1% 40.0% 50.0% 44.4%

Percent Expecting Fall 9.8% 7.7% 5.0% 2.1% 2.9% 2.9% 11.1% 4.4% 4.1% 0.0% 0.0% 11.1%

Yields

Q1-09

Percent Expecting Rise 27.3% 29.4% 31.8% 29.7% 43.8% 29.5% 40.6% 40.7% 38.6% 36.4% 33.3% 25.0%

Percent Expecting Fall 10.9% 17.6% 15.9% 16.2% 12.5% 6.6% 18.8% 10.2% 14.3% 0.0% 0.0% 15.6%

Q4-08

Percent Expecting Rise 32.2% 29.2% 41.4% 36.0% 48.9% 36.0% 37.9% 38.5% 35.9% 60.0% 40.0% 20.5%

Percent Expecting Fall 5.1% 16.7% 13.8% 16.0% 11.1% 12.0% 20.7% 17.3% 14.1% 10.0% 20.0% 20.5%

Q3-08

Percent Expecting Rise 41.5% 40.0% 31.3% 28.6% 36.2% 26.8% 38.7% 43.8% 32.1% 45.5% 42.9% 28.0%

Percent Expecting Fall 3.8% 13.3% 11.9% 12.2% 14.9% 9.9% 29.0% 7.8% 15.1% 9.1% 0.0% 8.0%

Q2-08

Percent Expecting Rise 21.6% 30.8% 30.0% 36.2% 42.9% 37.1% 61.1% 42.2% 30.6% 60.0% 50.0% 19.4%

Percent Expecting Fall 5.9% 0.0% 5.0% 6.4% 5.7% 4.3% 11.1% 6.7% 4.1% 0.0% 0.0% 13.9%
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Section 11: Local Markets
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Dade County

e Cap rates in Dade County, on average,lover than the state mean (00&rcentage points) amange from7.5% (Apartments) to 9.1%%
(Condo Conversior).

¢ Over the past quarter, cap rates himeeeased across all but one property type, with the lone exceptionStdmgenters. Free Standirg
(+0.63percentage pointsCondo Conversion(+0.52 percentage pointahdNeighborhood Centers(+0.52 percentage pointsgportecthe
largest changefsom a quarter ago.

e Cap rates are expected to increase over the next quar€@rrido Conversion, Offce: Class A Strip Centers andFree Standing,while the
outlook remains more neutral for all other property types.

¢ Requied yields for Dade County (11.%3J are, on average, lowf.59 percentage pointd)anthat of the state (12.02).
¢ Required yield$n Dade Countyavedecreasedon averge, over the last quarter from 11.69% to 1%43
¢ The largest shifts in required yieldscurred iMApartments (-2.26% change) an€ondo Conversion(+0.90% change)

¢ While the investmentutlook is positive folApartments, expectations are more pessimistic for the remaining property §pado
Conversion, Flex SpaceandOffice: Class Breport the most negative outlooks

¢ Theoutlook forLand Developmentappears to be negative for all land classifications, with the megsttive expectations occurring faand
with Residential Entitlements

¢ Future @cupancyratesin Dade County arexpected to either remain the same or decrease across all propertgtsipgdenters, Large
Retail andNeighborhood Centersshow the strogest indication of future occupancy decreases.

e There is strong indication thagntal rates are expected to increaisa rate slower than inflation across all property types e¥teptStanding
for which the expectation is more uncertain.

¢ While futureabsorption rates are expected tchimherfor Single Family, expectations are uncertain f6ondominium Development
¢ Future price increases are expected to occur slower than inflation iBibgth FamilyandCondominium Development.
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Table 2a
Dade County Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers Standing

Cap Rates

Q1-09

Percent Expecting Rise 35% 75% 40% 40% 75% 55% 42% 40% 64% 75%
Percent Expecting Fall 0% 0% 20% 20% 0% 9% 25% 0% 0% 0%
Q4-08

Percent Expecting Rise 57% 60% 61% 40% 71% 56% 42% 44% 50% 50%
Percent Expecting Fall 0% 0% 0% 20% 0% 11% 25% 19% 8% 0%
Q3-08

Percent Expecting Rise 50% 50% 56% 58% 64% 60% 69% 50% 67% 67%
Percent Expecting Fall 0% 0% 0% 8% 0% 0% 0% 0% 0% 0%
Yields

Q1-09

Percent Expecting Rise 35% 25% 30% 0% 75% 40% 38% 33% 27% 67%
Percent Expecting Fall 6% 0% 30% 25% 0% 20% 23% 20% 27% 0%
Q4-08

Percent Expecting Rise 36% 20% 56% 33% 50% 44% 25% 27% 27% 25%
Percent Expecting Fall 7% 40% 6% 0% 17% 22% 33% 27% 9% 13%
Q3-08

Percent Expecting Rise 36% 38% 47% 30% 50% 29% 55% 45% 21% 33%
Percent Expecting Fall 0% 0% 12% 20% 25% 7% 9% 0% 14% 17%

Investment Outlook

Q1-09
Fair to Good 63% 0% 23% 20% 23% 8% 16% 13% 8% 0%
Bad to Poor 11% 80% 23% 60% 54% 67% 47% 56% 58% 50%
Q4-08

Fair to Good 64% 0% 45% 50% 20% 15% 14% 35% 23% 38%
Bad to Poor 21% 60% 15% 0% 50% 31% 50% 24% 31% 13%
Q3-08

Fair to Good 53% 0% 37% 40% 32% 24% 26% 38% 13% 17%
Bad to Poor 6% 82% 11% 0% 26% 12% 26% 4% 6% 17%
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Outlook for Land Development

March2009

Land without

Dade Count
4 Entitlements

Table 2b
Land with Land with Land with Land with
Residential Commercial Hospitality Industrial

Entitlements Entitlements Entitlements Entitlements

Land for Urban
Redevelopment

Q1-09
Fair to Good 15% 13% 10% 11% 13% 18%
Bad to Poor 66% 70% 62% 67% 61% 57%
Q4-08
Fair to Good 21% 19% 16% 8% 19% 25%
Bad to Poor 56% 62% 49% 57% 38% 44%
Q3-08
Fair to Good 16% 20% 14% 12% 29% 24%
Bad to Poor 62% 59% 37% 38% 20% 39%
Table 2c
Investors by Property Type
Dade County S.ingle Condo Apartments - Condg Warehquse Flex Space, Office: Office: Retail - Neighborhood Strip Freg
Family Dev. Dev. Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers  Standing
Q1-09
Private Buyers 60% 65% 57% 60% 69% 20% 38% 75% 32% 22% 67% 50%
R.E. Companies 13% 18% 19% 8% 40% 15% 17% 11% 17% 25% 25%
REITs 5% 20% 6%
Institutions 13% 12% 5% 20% 8% 15% 8% 32% 11% 8%
Foreign Buyers 13% 6% 5% 20% 8% 20% 23% 21% 33% 25%
Q4-08
Private Buyers 76% 53% 47% 33% 40% 50% 54% 14% 50% 71% 75%
R.E. Companies 18% 5% 18% 17% 15% 18% 31% 14% 28% 7% 25%
REITs 6% 11% 17% 15% 17% 8% 7% 7%
Institutions 11% 12% 20% 33% 45% 8% 21% 11%
Foreign Buyers 21% 6% 17% 10% 27% 43% 6% 7%
Q3-08
Private Buyers 70% 48% 21% 73% 37% 50% 5% 61% 11% 22% 82% 83%
R.E. Companies 20% 5% 26% 9% 16% 11% 6% 21% 33%
REITs 5% 11% 17% 5% 6% 21% 7% 6%
Institutions 5% 10% 32% 32% 17% 47% 11% 32% 22% 17%

Foreign Buyers 33%

5% 18% 32% 11%
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Table 2d
Dade County Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Market Conversion and Dist. R &D Class A Class B Large Centers Centers Standing
Future Occupancy
Q1-09
Higher 30% 0% 17% 20% 42% 17% 6% 0% 0% 0%
Lower 25% 60% 42% 40% 58% 50% 78% 78% 92% 25%
Q4-08
Higher 22% 0% 0% 0% 0% 8% 7% 12% 7% 13%
Lower 28% 43% 55% 33% 82% 67% 64% 53% 60% 50%
Q3-08
Higher 13% 22% 17% 17% 22% 6% 24% 7% 6% 17%
Lower 38% 22% 33% 42% 67% 50% 59% 70% 81% 33%
Rental Rate Increases
Q1-09
Faster than Inflation 5% 0% 8% 0% 0% 0% 6% 6% 8% 0%
Slower than Inflation 60% 100% 67% 100% 92% 100% 78% 78% 83% 50%
Q4-08
Faster than Inflation 0% 0% 5% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 78% 100% 80% 67% 91% 83% 79% 76% 73% 75%
Q3-08
Faster than Inflation 0% 11% 6% 8% 0% 0% 12% 7% 0% 17%
Slower than Inflation 94% 67% 50% 75% 83% 88% 71% 67% 81% 50%
Table 2e

Dade County

Single Family
Development

Condominium
Development

Future Absorption Rates

Q1-09

Higher 60% 18%
Lower 7% 29%
Q4-08

Higher 41% 26%
Lower 29% 53%
Q3-08

Higher 32% 10%
Lower 26% 60%
Future Price Increases

Q1-09

Faster than Inflation 0% 0%

Slower than Inflation 100% 100%
Q4-08

Faster than Inflation 0% 5%

Slower than Inflation 94% 95%
Q3-08

Faster than Inflation 0% 0%

Slower than Inflation 89% 95%
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Broward County

Cap rates in Broward County are, average, lower (0.18 percentage points) than the state mean, and range ¥6dgpadments) to
9.0% (Condo Conversior).

Cap rates increased across all but one property type, witbrtbekception bein§trip Centers. Thelargestmovement®ccurred in
Free Standing(+0.56 percentage point€€ondo Conversion(+0.44 percentage pointahdNeighborhood Centers(+0.44 percentage

points.
Cap rate outlooks indicate potential rate incre@as€ondo ConversionandOffice: Class Aover the next quarter. The outlook is neutral
to positive for the remaining property types.

Required yields for Broward County are, on averaggetdhan that of the state, 11.44% compared to %2 Satewdle.
Reaquired yields are highest f@ondo Conversionat 17.26 and lowest foApartments at 9.%6.

Over the past quarter, required yields have experienced significant shifts in both directions across property typestHeslaage
occurred inApartments (-2.10% change), while the largest increase was reportegiciodo Conversion(+1.0%% change)

While the investment outlook isegative forCondo ConversionandOffice: ClassB, it is more neutral to negative across all but one of
the other property typeshé&lone exception ig\partments for which the outlook is neutral to positive

Theoutlook forLand Developmentappears to be negative for all but one classification, with the lone exceptiorLbaohépr Urban
Renewal where the outlook is slightly more urteal.

In Broward Country, future occupancy rates are expected to decrease across the majority of propergydgdestail and
Neighborhood Centersshow the strongest expectations for lower occupancy.

There is strong indication that rental rates ageeted to increase at a rate slower than inflation across all property types.
Expectations for future absorption ratee neutral to positive f@ingle Familyanduncertain fotCondominium Development
Future pice increases are expected to ocdaner than inflation irboth Single FamilyandCondominium Developmen
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Table 3a
Broward County Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers Standing

Cap Rates

Q1-09

Percent Expecting Rise 29% 80% 47% 44% 63% 58% 42% 50% 47% 43%
Percent Expecting Fall 0% 0% 7% 11% 0% 8% 25% 11% 7% 0%
Q4-08

Percent Expecting Rise 47% 33% 58% 50% 67% 57% 43% 43% 44% 60%
Percent Expecting Fall 0% 0% 0% 10% 0% 7% 21% 14% 6% 0%
Q3-08

Percent Expecting Rise 61% 44% 52% 59% 56% 55% 64% 50% 67% 56%
Percent Expecting Fall 0% 0% 5% 6% 0% 0% 0% 0% 0% 0%
Yields

Q1-09

Percent Expecting Rise 30% 40% 23% 14% 75% 22% 31% 50% 19% 50%
Percent Expecting Fall 10% 0% 23% 14% 13% 22% 31% 17% 25% 0%
Q4-08

Percent Expecting Rise 29% 17% 39% 13% 50% 46% 21% 25% 20% 38%
Percent Expecting Fall 6% 17% 11% 25% 13% 15% 29% 20% 7% 0%
Q3-08

Percent Expecting Rise 38% 33% 30% 27% 33% 33% 60% 50% 29% 33%
Percent Expecting Fall 6% 11% 15% 13% 20% 6% 0% 0% 7% 11%

Investment Outlook

Q100

Fair to Good 50% 0% 28% 22% 25% 8% 12% 16% 12% 33%
Bad to Poor 21% 86% 33% 56% 50% 67% 47% 37% 59% 33%
Q4-08

Fair to Good 47% 0% 45% 30% 25% 22% 17% 36% 29% 36%
Bad to Poor 24% 67% 20% 30% 50% 39% 56% 32% 43% 18%
Q3-08

Fair to Good 48% 0% 38% 44% 35% 36% 25% 32% 13% 30%
Bad to Poor 4% 91% 10% 13% 15% 14% 250 11% 6% 20%
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Table 3b
Outlook for Land Development
. Land with Land with Land with Land with
Broward County Land without Residential Commercial Hospitality Industrial Land for Urban

Entitlements Entitlements

Entitlements

Entitlements

Entitlements

Redevelopment

Q1-09
Fair to Good 12% 11% 11% 8% 16% 16%
Bad to Poor 69%0 72% 64% 71% 60%0 53%0
Q4-08
Fair to Good 18% 18% 16% 7% 17% 16%
Bad to Poor 55% 62% 53% 59% 38% 51%
Q3-08
Fair to Good 16% 24% 16% 12% 30% 18%
Bad to Poor 60%0 53%0 41% 38% 22% 42%
Table 3c

Investors by Property Type
Broward County Single Condo Apartments - Condo Warehouse  Flex Space, Office: Office: Retail - Neighborhood Strip Free

Family Dev. Dev. Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers  Standing
Q1-09
Private Buyers 58% 65% 54% 71% 72% 22% 50% 58% 29% 29% 76% 71%
R.E. Companies 17% 13% 23% 11% 44% 25% 25% 12% 24% 18%
REITs 6% 11% 12% 5%
Institutions 8% 9% 4% 14% 6% 8% 18% 14% 6%
Foreign Buyers 8% 4% 4% 14% 6% 22% 17% 17% 29% 19% 14%
Q4-08
Private Buyers 83% 65% 45% 43% 35% 60% 8% 39% 22% 46% 56% 73%
R.E. Companies 13% 4% 25% 14% 20% 10% 23% 39% 6% 25% 13% 27%
REITs 4% 9% 14% 15% 6% 6% 4% 6%
Institutions 9% 10% 15% 20% 46% 11% 28% 8%
Foreign Buyers 13% 5% 14% 15% 10% 15% 6% 39% 8% 13%
Q3-08
Private Buyers 74% 59% 28% 64% 36% 50% 5% 52% 13% 30% 76% 60%
R.E. Companies 19% 7% 28% 9% 14% 5% 9% 13% 33% 20%
REITs 4% 9% 11% 10% 4% 25% 3% 6% 10%
Institutions 4% 14% 28% 9% 32% 17% 38% 13% 31% 20% 10%
Foreign Buyers 4% 21% 4% 18% 6% 33% 4% 13% 3% 6%
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Table 3d

Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free

Broward County X K .
Market Conversion and Dist. R &D Class A Class B Large Centers Centers Standing
Future Occupancy
Q1-09
Higher 26% 14% 11% 22% 8% 8% 17% 0% 12% 0%
Lower 26% 43% 67% 56% 75% 67% 78% 86% 76% 43%
Q4-08
Higher 14% 0% 10% 10% 8% 6% 12% 9% 6% 18%
Lower 32% 38% 60% 40% 77% 75% 82% 78% 71% 55%
Q3-08
Higher 24% 0% 14% 18% 5% 15% 7% 3% 6% 0%
Lower 19% 0% 33% 41% 40% 65% 71% 65% 81% 40%
Rental Rate Increases
Q1-09
Faster than Inflation 4% 0% 6% 0% 8% 0% 0% 0% 0% 14%
Slower than Inflation 83% 100% 83% 100% 92% 100% 94% 90% 94% 86%
Q4-08
Faster than Inflation 0% 0% 5% 0% 0% 0% 0% 0% 0% 9%
Slower than Inflation 77% 88% 80% 80% 85% 81% 82% 83% 88% 73%
Q3-08
Faster than Inflation 5% 0% 0% 6% 0% 0% 7% 3% 0% 0%
Slower than Inflation 67% 89% 48% 76% 60% 80% 86% 81% 75% 70%
Table 3e
Broward County Single Family Condominium
Development Development

Future Absorption Rates

Q1-09
Higher 55% 24%
Lower 18% 29%
Q4-08
Higher 33% 30%
Lower 29% 43%
Q3-08
Higher 33% 17%
Lower 37% 31%

Future Price Increases

Q1-09

Faster than Inflation 0% 0%

Slower than Inflation 100% 100%
Q4-08

Faster than Inflation 0% 4%

Slower than Inflation 96% 96%
Q3-08

Faster than Inflation 0% 0%

Slower than Inflation 89% 93%
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Palm Beach County

e Cap ates in Palm Beach County are, on averageeid0.20percentage points) than the state mean, and range frovh (ABartments)
to 8.9 (Condo Conversior).

e Cap rates have increased across most property types in the last guidrtére largest changes occurring=ree Standing(+0.56%
change) an€ondo Conversion(+0.44% change).

e Cap rate outlooks fahis quartereveal neutral to positive expectatiormsass most property typewith Condo ConversionandOffice:
Class Areporting the strongest indication of future rate increases.

e Required yields for Palm Beach County are, on avetager thanthat of the statel1.27% compared to 12.@2statewide.
e Required yields are highest f@ondo Conversionat 17.®6 and lowest foApartments at 9.6%.

e Over the past quarter, required yields have experienced significant shifts in both directions across property typest Heelaage
occurred impartments (-1.96% change), while the largest increase was reportedidiodo Conversion(+1.20% change)

e The investment outlook imixed across property types. While respondents are pessimistic about invest@mmianConversion, Flex
Space,andOffice: Class B theyare more optimistic about investmentiree Standing.

e Theoutlook forLand Developmentis negative across all land classifications

¢ Occupancy rates are expected to decrease over the next quarter for the majority of property types. The strongestahdibation
decreases occur lrarge Retail andOffice: Class A

¢ Rental rates are expected to increase at a rate slower than inflation across all property types
e Expectations for future absorption rates are neutral to positigirigte Family, but remairuncertain folCondominium Development
e Future pice increases are expected to ocdawer than inflation in botBingle FamilyandCondominium Development
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Table 4a

Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Palm Beach County ) ) )

Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers Standing
Cap Rates
Q1-09
Percent Expecting Rise 39% 80% 44% 20% 67% 45% 38% 40% 36% 25%
Percent Expecting Fall 0% 0% 11% 20% 11% 9% 25% 13% 7% 25%
Q4-08
Percent Expecting Rise 68% 50% 57% 50% 60% 62% 50% 43% 50% 70%
Percent Expecting Fall 0% 0% 0% 13% 0% 8% 30% 21% 7% 0%
Q3-08
Percent Expecting Rise 67% 43% 59% 64% 64% 53% 67% 55% 54% 33%
Percent Expecting Fall 0% 0% 6% 7% 0% 12% 0% 0% 15% 0%
Yields
Q1-09
Percent Expecting Rise 39% 40% 33% 0% 67% 20% 22% 33% 7% 33%
Percent Expecting Fall 6% 0% 22% 25% 0% 20% 44% 20% 29% 0%
Q4-08
Percent Expecting Rise 33% 17% 54% 29% 60% 50% 20% 31% 29% 38%
Percent Expecting Fall 6% 17% 8% 29% 0% 17% 40% 31% 14% 13%
Q3-08
Percent Expecting Rise 38% 33% 38% 21% 36% 25% 56% 47% 23% 17%
Percent Expecting Fall 13% 17% 25% 29% 27% 25% 0% 0% 23% 17%
Investment Outlook
Q1-09
Fair to Good 52% 0% 20% 20% 33% 15% 13% 22% 19% 75%
Bad to Poor 14% 83% 30% 60% 50% 62% 53% 39% 56% 25%
Q4-08
Fair to Good 47% 0% 50% 44% 14% 25% 8% 36% 27% 50%
Bad to Poor 29% 67% 13% 11% 71% 38% 50% 29% 45% 10%
Q3-08
Fair to Good 43% 0% 18% 43% 23% 35% 27% 30% 31% 50%
Bad to Poor 5% 88% 18% 21% 23% 5% 20% 9% 0% 0%
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Table 4b
Outlook for Land Development
. Land with Land with Land with Land with
Palm Beach County Land without Residential Commercial Hospitality Industrial Land for Urban

Entitlements

Entitlements

Entitlements

Entitlements

Entitlements

Redevelopment

Q1-09
Fair to Good 14% 16% 10% 11% 13% 13%
Bad to Poor 68% 63% 65%0 70% 63% 57%
Q4-08
Fair to Good 14% 20% 13% 8% 16% 11%
Bad to Poor 59% 61% 53% 59% 41% 53%
Q3-08
Fair to Good 13% 23% 12% 13% 26% 13%
Bad to Poor 62% 54% 45% 44% 27% 47%
Table 4c
Investors by Property Type
Palm Beach County Single Condo Apartments - Condo Warehouse  Flex Space, Office: Office: Retail -  Neighborhood Strip Free
Family Dev. Dev. Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers  Standing
Q1-09
Private Buyers 59% 61% 61% 67% 80% 42% 54% 27% 35% 75% 75%
R.E. Companies 12% 11% 17% 10% 60% 25% 38% 13% 20% 19%
REITs 20% 8% 8% 13% 5%
Institutions 12% 11% 4% 17% 10% 8% 13% 10% 6%
Foreign Buyers 6% 6% 4% 17% 20% 17% 33% 20% 25%
Q4-08
Private Buyers T1% 67% 45% 43% 31% 67% 25% 44% 17% 31% 57% 70%
R.E. Companies 18% 10% 20% 14% 19% 11% 13% 44% 31% 7% 30%
REITs 5% 5% 14% 19% 6% 8% 6% 7%
Institutions 10% 15% 19% 22% 38% 25% 13%
Foreign Buyers 10% 5% 14% 13% 13% 6% 50% 6% 7%
Q3-08
Private Buyers 64% 56% 35% 63% 33% 44% 7% 48% 13% 19% 76% 83%
R.E. Companies 32% 8% 30% 13% 17% 19% 7% 14% 7% 38% 6% 17%
REITs 4% 6% 6% 7% 5% 20% 8%
Institutions 4% 12% 17% 13% 33% 6% 36% 10% 33% 19%
Foreign Buyers 24% 4% 13% 6% 29% 5% 20% 6%
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Table 4d

Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Palm Beach County X K .

Market Rental Conversion and Dist. R & D Class A Class B Large Centers Centers Standing
Future Occupancy
Q1-09
Higher 19% 0% 0% 20% 0% 8% 0% 0% 6% 0%
Lower 33% 67% 70% 20% 83% 54% 87% 85% 81% 50%
Q4-08
Higher 23% 13% 7% 13% 0% 0% 10% 7% 7% 0%
Lower 23% 38% 73% 38% 75% 73% 90% 86% 80% 50%
Q3-08
Higher 25% 0% 12% 20% 8% 17% 0% 0% 6% 0%
Lower 25% 25% 41% 73% 58% 50% 77% 81% 63% 50%
Rental Rate Increases
Q1-09
Faster than Inflation 0% 0% 10% 0% 8% 0% 0% 5% 0% 25%
Slower than Inflation 76% 100% 80% 80% 83% 92% 93% 85% 94% 75%
Q4-08
Faster than Inflation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 73% 88% 81% 75% 100% 87% 73% 87% 93% 80%
Q3-08
Faster than Inflation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 85% 88% 65% 87% 83% 72% 92% 81% 75% 50%

Table 4e
Palm Beach County Single Family Condominium
Development Development

Future Absorption Rates
Q1-09
Higher 53% 25%
Lower 13% 25%
Q4-08
Higher 36% 29%
Lower 27% 57%
Q3-08
Higher 16% 12%
Lower 40% 56%
Future Price Increases
Q1-09
Faster than Inflation 0% 0%
Slower than Inflation 87% 94%
Q4-08
Faster than Inflation 0% 5%
Slower than Inflation 100% 95%
Q3-08
Faster than Inflation 0% 0%
Slower than Inflation 84% 92%
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Treasure Coast

e Cap ates in the Treasure Coast area are, on averagsy, (0.18percatage points) than the state mean, and range froft 7.3
(Apartments) to 9.0% (Condo Conversion

e Cap ratehave increased across all property types in the last quarter. The largest changes havearoEceer&tianding(+0.78%
change)Neighborhood Centers(+0.66% changepndCondo Conversion(+0.66% change)

e Cap rates are expected to increase across a number of property types idgbagingents, Condo Conversion, Office: Class Band
Free Standing Expectations are more neutral for the remaining propergstyp

e Required yields for the Treasure Coastlaveer than thosef the state, 11.22% compared to 12®8tatewide.
¢ Required yields are highest f@ondo Conversionat 17.®6 and lowest foApartments at9.5%.

e Over the past quarter, required yields haveedgpced significant shifts in both directions across property types. The largest decrease
occurred imApartments (-2.21% change), while the largest increase was reportébfuto Conversion(+0.90% change)

e For available property types, the investmeuitank isneutral to negative. Respondents express the most pessimistic outl@ikder
Class B.

e The outlook forLand Developmentis negative for all land classifications.

e Future occupancy rates are expected to decrease across all but one properhetimee exception M/arehouse and Distribution, for
which respondents exhibit slightly more neutral expectations.

e Future rental rates are expected to increase slower than inflation for all property types.

¢ While expectations foruture absorption raseare neutral to positive f@ingle Family,they are more uncertain f@ondominium
Development

e Future pice increases are expected to ocdawer than inflation in botBingle FamilyandCondominium Development

© 2008 University of FloridaBergstromCenter for Real Estate Studies



Survey of Emerging Market Conditions March2009

Table 5a

Treasure Coast Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free

Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers Standing
Cap Rates
Q1-09
Percent Expecting Rise 100% 100% 0% 33% 0% 100% 0% 50% 50% 100%
Percent Expecting Fall 0% 0% 0% 0% 0% 0% 0% 17% 25% 0%
Q4-08
Percent Expecting Rise 60% 50% 50% 75% 67% 50% 80% 67% 40% 100%
Percent Expecting Fall 20% 50% 0% 0% 33% 0% 20% 33% 20% 0%
Q3-08
Percent Expecting Rise 75% 100% 60% 56% 57% 50% 57% 50% 80% 50%
Percent Expecting Fall 0% 0% 0% 0% 0% 0% 14% 10% 20% 0%
Yields
Q1-09
Percent Expecting Rise 50% 100% 0% 0% 0% 0% 0% 33% 25% 0%
Percent Expecting Fall 50% 0% 0% 0% 0% 0% 0% 17% 0% 100%
Q4-08
Percent Expecting Rise 0% 0% 83% 50% 67% 75% 40% 50% 60% 67%
Percent Expecting Fall 20% 50% 0% 0% 0% 0% 20% 17% 0% 0%
Q3-08
Percent Expecting Rise 75% 100% 75% 38% 33% 0% 71% 50% 50% 0%
Percent Expecting Fall 0% 0% 0% 0% 17% 0% 0% 0% 25% 0%
Investment Outlook
Q1-09
Fair to Good 0% 0% 0% 0%
Bad to Poor 60% 25% 33% 50%
Q4-08
Fair to Good 67% 50% 60% 20% 50% 60%
Bad to Poor 0% 0% 20% 40% 17% 40%
Q3-08
Fair to Good 29% 20% 44% 33% 40% 43% 27% 20%
Bad to Poor 14% 20% 33% 17% 20% 29% 27% 20%
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Table 5b
Outlook for Land Development
. Land with Land with Land with Land with
Treasure Coast Land without Residential Commercial Hospitality Industrial Land for Urban

Entitlements

Entitlements

Entitlements

Entitlements

Entitlements

Redevelopment

Q1-09
Fair to Good 10% 14% 5% 5% 5% 5%
Bad to Poor 67% 67% 67% 67% 67% 57%
Q4-08
Fair to Good 10% 24% 10% 10% 19% 14%
Bad to Poor 71% 62% 48% 57% 43% 48%
Q3-08
Fair to Good 11% 22% 17% 8% 19% 14%
Bad to Poor 69% 56% 53% 50% 42% 42%
Table 5¢
Investors by Property Type
Treasure Coast Single Condo Apartments - Condo Warehouse  Flex Space, Office: Office: Retail - Neighborhood Strip Free
Family Dev. Dev. Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers  Standing
Q1-09
Private Buyers 78% 71% 50% 50% 50% 33% 60% 25% 13% 67% 50%
R.E. Companies 11% 25% 33% 40% 25% 38% 33%
REITs
Institutions 11% 14% 50% 50% 50% 13%
Foreign Buyers 14% 33% 50% 50% 13% 50%
Q4-08
Private Buyers 88% 83% 20% 33% 75% 67% 40% 20% 50% 100% 100%
R.E. Companies 13% 20% 40% 50%
REITs 50% 17% 20%
Institutions 20% 33% 25% 33% 40%
Foreign Buyers 17% 17% 20% 20%
Q3-08
Private Buyers 64% 50% 29% 100% 20% 70% 14% 80% 14% 36% 80% 100%
R.E. Companies 21% 8% 29% 20% 14% 27%
REITs 14% 20% 14% 43% 9%
Institutions 8% 29% 40% 10% 29% 29% 18%
Foreign Buyers 7% 25% 10% 14% 20% 14% 9% 20%
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Table 5d
Treasure Coast Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Market Conversion and Dist. R&D Class A Class B Large Centers Centers Standing
Future Occupancy
Q1-09
Higher 50% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Lower 50% 100% 50% 67% 100% 100% 100% 100% 100% 100%
Q4-08
Higher 20% 0% 0% 50% 33% 0% 0% 0% 0% 0%
Lower 0% 0% 80% 25% 67% 100% 100% 80% 100% 67%
Q3-08
Higher 57% 0% 0% 0% 33% 0% 14% 0% 0% 0%
Lower 14% 33% 60% 70% 33% 60% 57% 83% 80% 0%
Rental Rate Increases
Q1-09
Faster than Inflation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%
Q4-08
Faster than Inflation 20% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 80% 100% 80% 75% 100% 100% 100% 100% 100% 67%
Q3-08
Faster than Inflation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 57% 67% 100% 90% 67% 60% 100% 92% 80% 0%
Table 5e
Single Family Condominium

Treasure Coast

Development

Development

Future Absorption Rates

Q1-09
Higher
Lower

56%
11%

29%
43%

Q4-08
Higher
Lower

38%
25%

0%
67%

Q3-08
Higher
Lower

38%
31%

9%
45%

Future Price Increases

Q1-09
Faster than Inflation
Slower than Inflation

0%
89%

0%
100%

Q4-08
Faster than Inflation
Slower than Inflation

0%
100%

0%
100%

Q3-08
Faster than Inflation
Slower than Inflation

0%
92%

0%
91%
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Southwest Coast

o Cap ates inlhe Southwest Coast area are, on avetagher (0.25ercatage points) than the state mean, and range fro¥h 7.8
(Apartments) to 9.4% (Condo Conversior).

e Caprates have increased acrosgatiperty typewverthe last quarter, with thlargest changesibng seen irFree Standing(+0.78%
change)Condo Conversion(+0.67% changegndNeighborhood Centers(+0.6 26 change).

e Cap rates are expected to increase across the majority of property types. Respondents bé&lmwdotiGnversion, Flex Spaceand
Lar ge Retailare the most likely candidates for rate increases in the future.

e Required yields for th8outhwest Coast are lowem aveage, than that of the state, 11.73% compared to ¥2ditewide.
e Required yields are highest f@ondo Conversionat 17.5%andlowest forApartments at 10.0%.

e Required yields have decreased in the last quarter for the majority of property types, \aithebieshiftoccurring inApartments (-
2.8®b6 change) antarge Retail (-1.48% change).

¢ While the investmat outlook is rgative forFlex SpacelLarge Retail, andStrip Centers, it is more uncertain for the remaining property
types.

e The outlook forLand Developmentis negative for all but one land classification. The outlookand for Urban Redevelopmentis
more neutrallian its counterparts.

¢ Occupancyrates arexpected to decrease across most property types, with the strongest indications of rate decreases o€mdog for
ConversionandOffice: Class A.

¢ Rental rates are expected to increase slower than inflatioasaaliqroperty types.
e Future absorption rates are expected to be high&ifigie Familyand remain at current levels f@Gondominium Development
e Future price increases are expecteddour at a ratslower than inflation in botBingle FamilyandCondominium Development
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Table 6a

Southwest Coast Apartments - Condo Warehouse  Flex Space, Office: Office: Retail - Neighborhood Strip Free

Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers  Standing
Cap Rates
Q1-09
Percent Expecting Rise 50% 100% 56% 88% 50% 60% 83% 50% 64% 60%
Percent Expecting Fall 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Q4-08
Percent Expecting Rise 100% 50% 67% 75% 100% 89% 67% 60% 85% 25%
Percent Expecting Fall 0% 50% 0% 0% 0% 0% 33% 20% 8% 25%
Q3-08
Percent Expecting Rise 75% 67% 33% 100% 44% 57% 44% 38% 50% 45%
Percent Expecting Fall 0% 33% 0% 0% 0% 0% 11% 13% 13% 9%
Yields
Q1-09
Percent Expecting Rise 50% 0% 56% 50% 50% 50% 67% 75% 50% 40%
Percent Expecting Fall 0% 0% 0% 25% 25% 0% 0% 0% 7% 40%
Q4-08
Percent Expecting Rise 100% 50% 0% 57% 80% 38% 67% 44% 58% 25%
Percent Expecting Fall 0% 50% 0% 14% 0% 25% 33% 22% 17% 0%
Q3-08
Percent Expecting Rise 50% 33% 43% 67% 43% 50% 38% 43% 50% 30%
Percent Expecting Fall 0% 33% 0% 0% 14% 17% 50% 21% 25% 10%
Investment Outlook
Q1-09
Fair to Good 44% 13% 60% 30% 0% 23% 14% 50%
Bad to Poor 33% 75% 40% 50% 88% 46% 71% 50%
Q4-08
Fair to Good 14% 17% 25% 0% 27% 43% 50%
Bad to Poor 43% 33% 63% 71% 36% 36% 25%
Q3-08
Fair to Good 40% 33% 13% 40% 13% 20% 33% 25% 33%
Bad to Poor 0% 33% 50% 20% 38% 50% 33% 13% 0%
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Table 6b
Outlook for Land Development
Land without Lan'd Wit.h Land With Land. Wi.th Land W.ith Land for Urban
Southwest Coast . Residential Commercial Hospitality Industrial
Entitlements . . . - Redevelopment
Entitlements Entitlements Entitlements Entitlements
Q1-09
Fair to Good 23% 20% 8% 5% 15% 20%
Bad to Poor 58% 68% 73% 75% 58% 50%
Q4-08
Fair to Good 22% 28% 22% 17% 28% 19%
Bad to Poor A47% 44% A47% 53% 50% 47%
Q3-08
Fair to Good 27% 21% 19% 21% 25% 23%
Bad to Poor 54% 54% 52% 35% 38% 31%
Table 6¢
Investors by Property Type
Southwest Coast Single Condo Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Family Dev. Dev. Market Rental ~ Conversion and Dist. R&D Class A Class B Large Centers Centers  Standing
Q1-09
Private Buyers 70% 89% 50% 50% 90% 50% 60% 90% 38% 54% 73% 50%
R.E. Companies 20% 10% 13% 15% 13% 33%
REITs 20% 11% 13% 38% 15% 17%
Institutions 38% 20% 13% 15% 7%
Foreign Buyers 10% 50%
Q4-08
Private Buyers 92% 82% 67% 50% 100% 88% 33% 89% 57% 64% 93% 100%
R.E. Companies 8% 9% 50% 17% 9% 7%
REITs 33% 17% 9%
Institutions 33% 14% 18%
Foreign Buyers 9% 29%
Q3-08
Private Buyers 60% 42% 20% 67% 50% 63% 30% 88% 20% 17% 88% 92%
R.E. Companies 10% 17% 60% 20% 13% 20% 22%
REITs 10% 8% 20% 33% 10% 30% 39% 13% 8%
Institutions 5% 8% 10% 20% 20% 17%
Foreign Buyers 15% 25% 13% 10% 20%
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Table 6d
Southwest Coast Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Market Conversion and Dist. R &D Class A Class B Large Centers Centers Standing
Future Occupancy
Q1-09
Higher 25% 0% 10% 25% 0% 20% 0% 8% 7% 0%
Lower 25% 100% 60% 50% 100% 60% 88% 77% 87% 80%
Q4-08
Higher 25% 0% 0% 0% 0% 33% 0% 9% 8% 0%
Lower 25% 100% 67% 75% 83% 56% 86% 73% 69% 25%
Q3-08
Higher 75% 0% 11% 17% 25% 17% 11% 25% 13% 9%
Lower 25% 67% 22% 67% 50% 50% 56% 50% 63% 18%
Rental Rate Increases
Q1-09
Faster than Inflation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 75% 100% 100% 100% 100% 100% 100% 92% 100% 100%
Q4-08
Faster than Inflation 0% 0% 0% 13% 0% 0% 0% 0% 0% 0%
Slower than Inflation 75% 100% 100% 88% 100% 100% 100% 100% 100% 75%
Q3-08
Faster than Inflation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 50% 100% 78% 83% 100% 100% 67% 81% 100% 45%
Table 6e
Single Family  Condominium

Southwest Coast

Development

Development

Future Absorption Rates

Q1-09

Higher 60% 11%
Lower 10% 33%
Q4-08

Higher 42% 27%
Lower 50% 36%
Q3-08

Higher 45% 17%
Lower 20% 50%
Future Price Increases

Q1-09

Faster than Inflation 10% 11%
Slower than Inflation 90% 89%
Q4-08

Faster than Inflation 0% 0%
Slower than Inflation 92% 91%
Q3-08

Faster than Inflation 0% 0%
Slower than Inflation 85% 92%
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Daytona Beach Area

Cap rates in Daytona Beach are, on averaigber(0.37 percetage pointsjhanthe state mean, and range from%.@partments) to
9.5% (Condo Conversior).

Cap ratedave increased across all propeyyds in the latest quarter. The largest movements in cap rates have occhreed in
Standing (+0.71% change)Condo Conversion(+0.60% changeandNeighborhood Centers(+0.60% change).

Cap rates are expected to increase across the majority of propedywith the strongest indication for rate increases occurring in
Condo Conversion, Warehouse and DistributionandOffice: Class A

Required yields for Bytona Beach are, on average, higher than that of the staté/cl@fpared to 12.02% statewide

Required yields have decreased over the past quarter for most property types. The largestshiéid inApartments (-2.5%%6 change)
andLarge Retail (-1.1®6 change).

The investment outlook is mixed across property types. The most negative outlookfarccarge Retail.

The outlook forlLand Developmentis negative across all but two land classifications. The outlookdnd with Industrial
Entitlements andLand for Urban Redevelopmentis slightly more neutral than their counterparts.

Occupancyate expetations are negative across the majority of property tyfffessstrongest indication of a future decrease in occupancy
rates occurs icondo Conversion.

Rental rates are expected to increase slower than inflation across all property types.
Absorption rée expectations are neutral to positive$imgle Family and uncertain fo€ondominium Development
Future price increases are expecteddourslower than inflation in bot&ingle FamilyandCondominium Development
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Table 7a
Daytona Beach Apartments - Condo Warehouse  Flex Space, Office: Office: Retail - Neighborhood Strip Free
Area Market Rental Conversion and Dist. R &D Class A Class B Large Centers Centers Standing
Cap Rates
Q1-09
Percent Expecting Rise 50% 100% 100% 40% 100% 43% 40% 67% 64% 67%
Percent Expecting Fall 25% 0% 0% 40% 0% 14% 0% 17% 7% 0%
Q4-08
Percent Expecting Rise 78% 100% 50% 17% 67% 40% 75% 88% 64% 43%
Percent Expecting Fall 0% 0% 0% 0% 0% 0% 0% 13% 0% 0%
Q3-08
Percent Expecting Rise 67% 100% 33% 50% 75% 14% 100% 40% 60% 50%
Percent Expecting Fall 0% 0% 0% 0% 0% 0% 0% 0% 0% 17%
Yields
Q1-09
Percent Expecting Rise 50% 0% 67% 50% 0% 0% 50% 50% 43% 0%
Percent Expecting Fall 25% 100% 0% 25% 100% 0% 25% 17% 7% 67%
Q4-08
Percent Expecting Rise 29% 67% 67% 60% 33% 50% 75% 50% 45% 0%
Percent Expecting Fall 14% 0% 0% 0% 33% 13% 0% 25% 18% 67%
Q3-08
Percent Expecting Rise 13% 50% 50% 100% 67% 0% 67% 40% 20% 25%
Percent Expecting Fall 13% 50% 0% 0% 0% 0% 0% 0% 0% 0%

Investment Outlook

Q109
Fair to Good 40% 50% 50% 25% 20% 50% 50%

Bad to Poor 20% 25% 17% 50% 60% 33% 43%

Q4-08

Fair to Good 67% 25% 43% 83% 50% 0% 50% 17% 29%
Bad to Poor 0% 0% 0% 0% 25% 100% 38% 50% 14%
Q3-08

Fair to Good 78% 25% 33% 50% 40% 67%
Bad to Poor 0% 25% 11% 0% 20% 0%
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Table 7b
Outlook for Land Development
Daytona Beach Land without Lan'd Wlt.h Land Wltl.q Land. Wl.th Land W.Ith Land for Urban
Area Entitlements Re_S|dent|aI Commerual Ho_spltallty In_dustrlal Redevelopment
Entitlements Entitlements Entitlements Entitlements
Q1-09
Fair to Good 19% 23% 15% 12% 15% 23%
Bad to Poor 62% 58% 69% 65% 50% 46%
Q4-08
Fair to Good 27% 27% 22% 14% 32% 27%
Bad to Poor 49% 549% 51% 43% 35% 43%
Q3-08
Fair to Good 29% 26% 26% 23% 31% 26%
Bad to Poor 46% 49% 29% 40% 23% 26%
Table 7c
Investors by Property Type
Daytona Beach Single Family Condo Apartments - Condo Warehouse  Flex Space, Office: Office: Retail - Neighborhood Strip Free
Area Dev. Dev. Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers Standing
Q1-09
Private Buyers 56% 50% 40% 100% 100% 83% 100% 88% 40% 83% 86% 100%
R.E. Companies 22% 25% 17% 13% 40% 14%
REITs 13% 20%
Institutions 11% 20% 17%
Foreign Buyers 11% 13% 20% 20%
Q4-08
Private Buyers 67% 100% 30% 75% 43% 83% 83% 25% 38% 79% 100%
R.E. Companies 20% 40% 25% 14% 67% 17% 25% 38% 7%
REITs 29% 17% 33% 13%
Institutions 7% 20% 50% 13%
Foreign Buyers 7% 14%
Q3-08
Private Buyers 90% 70% 36% 50% 33% 100% 25% 67% 67% 50% 80% 100%
R.E. Companies 10% 10% 27% 50% 25% 22% 33% 17% 20%
REITs 33% 25% 17%
Institutions 18% 33% 25% 11%
Foreign Buyers 20% 17%
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Table 7d

Daytona Beach Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Area Market Conversion and Dist. R &D Class A Class B Large Centers Centers Standing
Future Occupancy
Q1-09
Higher 25% 0% 50% 17% 0% 0% 0% 17% 0% 0%
Lower 25% 100% 50% 33% 0% 63% 60% 67% 50% 67%
Q4-08
Higher 20% 0% 0% 0% 33% 0% 0% 0% 7% 0%
Lower 30% 33% 50% 50% 67% 27% 75% 50% 64% 29%
Q3-08
Higher 33% 33% 0% 0% 0% 0% 33% 0% 0% 0%
Lower 17% 67% 33% 25% 33% 33% 33% 33% 40% 20%
Rental Rate Increases
Q1-09
Faster than Inflation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 75% 67% 100% 83% 100% 100% 80% 83% 86% 100%
Q4-08
Faster than Inflation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 90% 75% 83% 100% 100% 91% 50% 75% 86% 71%
Q3-08
Faster than Inflation 8% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 75% 67% 67% 75% 100% 88% 67% 60% 20% 40%

Table 7e

Daytona Beach
Area

Single Family
Development

Condominium
Development

Future Absorption Rates

Q1-09

Higher 44% 25%
Lower 0% 25%
Q4-08

Higher 20% 0%

Lower 27% 20%
Q3-08

Higher 30% 10%
Lower 30% 30%
Future Price Increases

Q1-09

Faster than Inflation 0% 0%

Slower than Inflation 100% 100%
Q4-08

Faster than Inflation 0% 0%

Slower than Inflation 100% 80%
Q3-08

Faster than Inflation 0% 0%

Slower than Inflation 80% 90%

© 2008 University of FloridaBergstromCenter for Real Estate Studies



Survey of Emerging Market Conditions March2009

Orlando Area

e Cap ates in @lando are, on averageigher (0.22ercantage points) than the state mean, and range frdvh Apartments) to 9.4%
(Condo Conversior).

e Cap rates have increased over the past quarter for all but one propentyittyplee lone exception beirstrip Centers. The largest shifts
occurredn Free Standing(+0.64% change)Condo Conversion(+0.53% changegndNeighborhood Centers(+0.53% change).

e Cap rates are expected to increase over the next quarter for most property types. The strongest indietimrazHsas occurs for
Condo Conversion.

e Required yields for Orlando are, on averdggher than that of the state, 12.31% compared to ¥24adtewide.
e Required yields are highest fGondo Conversionat 18.26 and lowest foApartments at 10.8%.

e Over tle past quarter, required yields have experienced significant shifts in both directions across property types. Therkagest dec
occurred impartments (-1.80% change), while the largest increase was reportébfuto Conversion(+1.3%% change).

e The nvestmehoutlook is mixed across property types. The most optimistic outlook for investment ocelexs 8pace while the most
negative outlook occurs i@ondo Conversion.

e The outlook forLand Developmentis negative fot.and with Hospitality Entitlemen ts. The outlooks for the remaining land
classifications are slightly more neutral.

e Occupancy rates are expected to decrease across most the majority of properReggasdents indicate that rate decreases are most
likely to occur inLarge Retail.

e Rentdrates are expected to increase slower than inflation for all property types.

e Absorption rates are expected to decreas€fmdominium Development while future rate movements remain uncertainSimgle
Family Development.

e Future price increases arepexted taccurslower than inflation in bot®ingle FamilyandCondominium Development
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Table 8a
Orlando Area Apartments - Condo Warehouse  Flex Space,  Office: Office: Retall - Neighborhood Strip Free
Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers Standing

Cap Rates

Q1-09

Percent Expecting Rise 33% 80% 78% 67% 56% 67% 73% 60% 78% 67%
Percent Expecting Fall 10% 0% 0% 11% 0% 8% 9% 10% 11% 0%
Q4-08

Percent Expecting Rise 60% 50% 50% 56% 55% 50% 64% 63% 63% 64%
Percent Expecting Fall 0% 0% 6% 0% 5% 0% 18% 8% 7% 7%
Q3-08

Percent Expecting Rise 61% 50% 32% 30% 57% 31% 70% 43% 43% 36%
Percent Expecting Fall 0% 0% 11% 30% 0% 19% 10% 5% 7% 9%
Yields

Q1-09

Percent Expecting Rise 22% 33% 30% 22% 38% 27% 67% 42% 53% 33%
Percent Expecting Fall 22% 33% 20% 33% 25% 9% 8% 11% 11% 0%
Q4-08

Percent Expecting Rise 42% 75% 33% 31% 45% 33% 64% 46% 42% 18%
Percent Expecting Fall 5% 0% 27% 25% 15% 6% 18% 17% 17% 36%
Q3-08

Percent Expecting Rise 30% 20% 22% 10% 36% 20% 50% 43% 33% 30%
Percent Expecting Fall 4% 10% 6% 30% 14% 13% 20% 10% 17% 0%
Investment Outlook

Q1-09

Fair to Good 52% 0% 43% 64% 55% 44% 13% 29% 30% 38%
Bad to Poor 13% 100% 21% 0% 9% 19% 81% 21% 50% 0%
Q4-08

Fair to Good 41% 17% 28% 41% 30% 33% 0% 34% 25% 44%
Bad to Poor 14% 33% 6% 6% 17% 17% 64% 38% 42% 19%
Q3-08

Fair to Good 69% 11% 63% 50% 47% 28% 20% 46% 42% 50%
Bad to Poor 0% 67% 11% 0% 16% 28% 47% 29% 21% 19%
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Table 8b
Outlook for Land Development
. Land with Land with Land with Land with
Orlando Area II_Earlr:::I;Vr:Z(r)l:]st Residential Commercial Hospitality Industrial ;23252{03::2;
Entitlements Entitlements Entitlements Entitlements
Q1-09
Fair to Good 23% 20% 20% 15% 22% 31%
Bad to Poor 57% 50% 54% 61% 41% 35%
Q4-08
Fair to Good 20% 27% 16% 11% 21% 30%
Bad to Poor 50% 50% 50% 55% 44% 42%
Q3-08
Fair to Good 19% 22% 19% 18% 32% 26%
Bad to Poor 55% 54% 34% 44% 22% 23%
Table 8c
Investors by Property Type
Orlando Area Single Family Condo Apartments - Condo Warehouse  Flex Space, Office: Office: Retail - Neighborhood Strip Free
Dev. Dev. Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers  Standing
Q1-09
Private Buyers 72% 90% 46% 67% 50% 73% 45% 69% 25% 46% 82% 63%
R.E. Companies 17% 10% 29% 7% 9% 18% 19% 13% 13% 9% 25%
REITs 6% 8% 14% 9% 19% 13% 13%
Institutions 13% 7% 18% 13% 13% 17%
Foreign Buyers 6% 17% 14% 18% 25% 13%
Q4-08
Private Buyers 74% 50% 48% 86% 63% 65% 39% 75% 29% 57% 71% 69%
R.E. Companies 6% 17% 5% 18% 9% 13% 14% 23% 4% 6%
REITs 10% 5% 18% 9% 7% 3% 7% 13%
Institutions 6% 20% 30% 16% 22% 4% 36% 13% 6%
Foreign Buyers 10% 10% 5% 22% 8% 14% 4% 6%
Q3-08
Private Buyers 79% 46% 41% 60% 37% 43% 5% 56% 13% 17% 89% 50%
R.E. Companies 4% 23% 24% 10% 21% 29% 21% 11% 13% 21% 11% 19%
REITs 7% 10% 16% 7% 16% 20% 34% 19%
Institutions 15% 17% 26% 7% 42% 17% 33% 14%
Foreign Buyers 17% 15% 10% 11% 11% 20% 7% 6%
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Table 8d
Orlando Area Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Market Rental Conversion and Dist. R &D Class A Class B Large Centers Centers Standing
Future Occupancy
Q1-09
Higher 17% 17% 8% 0% 10% 0% 13% 13% 14% 25%
Lower 35% 33% 50% 36% 70% 67% 75% 70% 67% 38%
Q4-08
Higher 29% 0% 6% 19% 17% 9% 21% 14% 7% 0%
Lower 21% 60% 65% 44% 74% 59% 57% 75% 71% 44%
Q3-08
Higher 46% 10% 16% 9% 6% 18% 14% 4% 6% 0%
Lower 7% 20% 21% 27% 38% 18% 43% 41% 61% 40%
Rental Rate Increases
Q1-09
Faster than Inflation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 91% 100% 75% 91% 90% 100% 88% 91% 95% 75%
Q4-08
Faster than Inflation 0% 0% 6% 6% 0% 0% 0% 0% 0% 0%
Slower than Inflation 79% 80% 76% 75% 100% 100% 86% 96% 89% 69%
Q3-08
Faster than Inflation 7% 0% 21% 18% 6% 18% 0% 0% 17% 0%
Slower than Inflation 43% 30% 37% 55% 50% 59% 86% 63% 72% 73%
Table 8e
Single Family Condominium

Orlando Area

Development

Development

Future Absorption Rates

Q1-09

Higher 33% 10%
Lower 28% 60%
Q4-08

Higher 27% 11%
Lower 20% 67%
Q3-08

Higher 42% 15%
Lower 17% 23%
Future Price Increases

Q1-09

Faster than Inflation 0% 0%

Slower than Inflation 89% 100%
Q4-08

Faster than Inflation 0% 0%

Slower than Inflation 90% 88%
Q3-08

Faster than Inflation 4% 0%

Slower than Inflation 88% 100%
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Lakeland-Winter Haven

o Cap ates in Lakeland®Vinter Haven are, on averadegher(0.62percatage pointsjhan the tate mean, and range from &1
(Apartments) to 9.8% (Condo Conversior).

e Capratesincreased across all property tyma®r the last quartemhe largest changes occurred-iiee Standing(+0.87 % change),
Condo Conversion(+0.76% change), amdeighborhood Centers(+0.76% change).

e Cap rates are pected to increase across the majority of property types in the next quarter. The strongest indications of rate increases
occur inCondo ConversionandApartments.

e Required yields for Lakelar@inter Haven arsignificantly higher, on average, than thathe state, 14.08% compared to 12.02%
¢ Required yields are highest fGondo Conversionat 19.86 and lowest foApartments at 12.4%.

e Required yields increased across all property types in the last giadargesthange®ccurred inCondo Conversion(+3.9%6
change) aniVarehouse and Distribution (+3.9®6 change).

¢ The investment outlook is neutral to positive across available property types. The most positive outlook delexrSface.

e The outlook forLand Developmentis mixed acrostandclassifi@ations. It appears that the most negative outtmmrsfor Land with
Residential Entitlements, while there is notable uncertainty foand with Industrial Entittements andLand for Urban
Redevelopment

e Occupancy rates are expected to decrease for nupsnty typesThe most significant indications of potential rate decreases occur in
Condo ConversionandFree Standing

¢ Rental rates are expected to increase slower than inflatidinefanajority ofproperty typesThe strongest indications for such ampa
occur inCondo Conversion, Office: Class BandFree Standing

e While absorption rate are expected to remain at current levelimndominium Development expectations are slightly more positive
for Single Family.

e Future price increases are expecteddcurslower than inflation for botBingle FamilyandCondominium Development.
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Table 9a
Lakeland-Winter Apartments - Condo Warehouse  Flex Space, Office: Office: Retail - Neighborhood Strip Free
Haven Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers Standing
Cap Rates
Q1-09
Percent Expecting Rise 75% 100% 67% 67% 0% 33% 0% 43% 63% 67%
Percent Expecting Fall 25% 0% 0% 33% 0% 33% 0% 14% 25% 0%
Q4-08
Percent Expecting Rise 71% 50% 36% 17% 43% 60% 80% 70% 82% 33%
Percent Expecting Fall 0% 0% 18% 0% 14% 0% 20% 0% 9% 0%
Q3-08
Percent Expecting Rise 78% 100% 50% 67% 80% 33% 60% 67% 50% 83%
Percent Expecting Fall 0% 0% 10% 33% 0% 0% 0% 0% 0% 0%
Yields
Q1-09
Percent Expecting Rise 50% 0% 29% 67% 0% 33% 0% 43% 63% 33%
Percent Expecting Fall 25% 100% 29% 33% 100% 0% 0% 0% 0% 0%
Q4-08
Percent Expecting Rise 57% 50% 50% 67% 43% 25% 80% 50% 50% 0%
Percent Expecting Fall 0% 0% 10% 0% 14% 0% 20% 10% 20% 33%
Q3-08
Percent Expecting Rise 50% 100% 22% 0% 40% 33% 25% 40% 50% 67%
Percent Expecting Fall 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Investment Outlook

0Q1-09

Fair to Good 50% 56% 60% 50% 50% 38%

Bad to Poor 25% 11% 20% 0% 38% 25%

Q4-08

Fair to Good 43% 25% 27% 43% 43% 60% 0% 30% 18%

Bad to Poor 0% 50% 9% 14% 0% 0% 80% 40% 45%

Q3-08

Fair to Good 78% 73% 60% 0% 33% 57% 40% 14%
Bad to Poor 0% 18% 20% 25% 0% 14% 20% 14%
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Table 9b

Outlook for Land Development
Lakeland-Winter Land without Lan.d Wlt.h Land Wlth Land. Wl.th Land W.Ith Land for Urban
Haven Entitlements R§S|dent|al Commer0|al Hqspltallty In.dustrlal Redevelopment

Entitlements Entitlements Entitlements Entitlements
Q1-09
Fair to Good 27% 15% 27% 19% 27% 35%
Bad to Poor 54% 62% 50% 50% 27% 27%
Q4-08
Fair to Good 26% 29% 24% 18% 38% 47%
Bad to Poor 47% 59% 44% 53% 35% 29%
Q3-08
Fair to Good 27% 33% 37% 27% 47% 37%
Bad to Poor 47% 40% 20% 30% 13% 23%

Table 9c

Investors by Property Type
Lakeland-Winter Single Family Condo Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Haven Dev. Dev. Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers  Standing
Q1-09
Private Buyers 63% 83% 25% 100% 78% 60% 100% 50% 63% 67% 67%
R.E. Companies 13% 17% 25% 50% 25% 22% 33%
REITs 25% 11% 33%
Institutions 25% 11% 20% 13%
Foreign Buyers 25% 20% 67%
Q4-08
Private Buyers 83% 67% 57% 75% 55% 71% 14% 100% 40% 30% 100% 67%
R.E. Companies 8% 33% 29% 25% 9% 14% 29% 20% 40%
REITs 14% 27% 14% 14% 20%
Institutions 9% 29% 40% 10%
Foreign Buyers 8% 14% 33%
Q3-08
Private Buyers 63% 33% 22% 67% 27% 67% 20% 50% 33% 43% 60% 71%
R.E. Companies 33% 33% 33% 27% 33% 14% 40% 14%
REITs 13% 36% 25% 33% 29% 14%
Institutions 33% 44% 9% 80% 25% 14%
Foreign Buyers 25% 33%
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Table 9d
Lakeland-Winter Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Haven Market Rental Conversion and Dist. R &D Class A Class B Large Centers Centers Standing
Future Occupancy
Q1-09
Higher 0% 0% 11% 20% 0% 0% 33% 13% 11% 0%
Lower 25% 100% 67% 60% 0% 50% 0% 38% 56% 100%
Q4-08
Higher 14% 0% 36% 50% 17% 0% 0% 0% 9% 0%
Lower 43% 50% 45% 33% 67% 40% 100% 90% 73% 0%
Q3-08
Higher 33% 0% 11% 50% 0% 0% 0% 14% 0% 0%
Lower 33% 0% 22% 0% 0% 67% 50% 57% 60% 57%
Rental Rate Increases
Q1-09
Faster than Inflation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 50% 100% 89% 80% 0% 100% 33% 88% 78% 100%
Q4-08
Faster than Inflation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 86% 75% 70% 67% 100% 75% 80% 90% 90% 67%
Q3-08
Faster than Inflation 0% 0% 11% 50% 0% 0% 0% 14% 0% 0%
Slower than Inflation 67% 67% 44% 50% 25% 100% 67% 57% 80% 86%

Table 9e

Lakeland-Winter
Haven

Single Family
Development

Condominium
Development

Future Absorption Rates

Q1-09

Higher 50% 0%

Lower 0% 17%

Q4-08

Higher 17% 33%
Lower 42% 67%
Q3-08

Higher 25% 0%

Lower 25% 50%
Future Price Increases

Q1-09

Faster than Inflation 0% 0%

Slower than Inflation 100% 100%
Q4-08

Faster than Inflation 0% 0%

Slower than Inflation 100% 100%
Q3-08

Faster than Inflation 13% 0%

Slower than Inflation 75% 33%
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Tampa-St. Petersburg

Cap rates in the Tamgist. Petersburg area are, on averaggher (0.25ercentage points) than the state mean, and range frém 7.8
(Apartments) to 9.4% (Condo Conversior).

Cap rates increased over the past quarter across all propertyithdke largest changexcurringin Free Standing(+0.84% change),
Condo Conversion(+0.73% ChangeandNeighborhood Centers(+0.73% change).

Cap rate otlooksindicate that rates are expected to increase across most property types in the next quarter. The strongest indications of
cap rate increases occur@ifice Class: B, Strip CentersandCondo Conversion.

Required yields for Tamp&t. Petersburg atd@gher, on averge, than that of the state, 12.60% compared to ¥ fidtewide.
Required yields are highest fGondo Conversionat 18.36 and lowest foApartments at 10.9%6.

Required yields increased across the majority of property types in the lastr quaetlargest shifts occurred Apartments (-1.68%
change) an€ondo Conversion(+1.4®6 change).

The investment outlook imixed across property types, with the most positive outlook occurri@ffice: Class Aand the most negative
outlook occurringm Condo Conversion.

Theoutlook forLand Developmentis mostly negative across land classifications, though expectatiobarfdiwith Industrial
Entitlements andLand for Urban Redevelopmentare slightly more neutral than their counterparts.

Occupancyates are expected to decrease across the majority of property types. The strongest indications of occupancy rate decreases
occur inOffice: Class AandStrip Centers.

Rental ratesire expected to increase slower than inflation across all property typabewnext quarter.

Future absgotion rate expectations are uncertain for @tmdominium DevelopmentandSingle Family Developments there appears
to be significant difference in opinion amongst respondents.

Future price increases are expecteddourat a rate that is slower than inflation fasth Single FamilyandCondominium
Development
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Table 10a

Apartments - Condo Warehouse  Flex Space, Office: Office: Retail - Neighborhood Strip Free
Tampa-St Pete . ) -

Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers Standing
Cap Rates
Q1-09
Percent Expecting Rise 53% 63% 47% 58% 50% 67% 55% 50% 67% 9%
Percent Expecting Fall 0% 0% 13% 0% 25% 0% 18% 13% 6% 9%
Q4-08
Percent Expecting Rise 53% 63% 47% 58% 50% 67% 55% 50% 67% 9%
Percent Expecting Fall 0% 0% 13% 0% 25% 0% 18% 13% 6% 9%
Q3-08
Percent Expecting Rise 55% 57% 31% 31% 46% 38% 73% 55% 47% 31%
Percent Expecting Fall 0% 0% 6% 8% 0% 0% 0% 0% 0% 6%
Yields
Q1-09
Percent Expecting Rise 29% 25% 50% 25% 56% 50% 38% 53% 61% 33%
Percent Expecting Fall 18% 25% 17% 25% 0% 10% 15% 7% 4% 22%
Q4-08
Percent Expecting Rise 43% 63% 50% 45% 50% 33% 50% 43% 54% 0%
Percent Expecting Fall 0% 13% 21% 9% 25% 7% 20% 21% 0% 0%
Q3-08
Percent Expecting Rise 45% 50% 36% 25% 36% 20% 38% 37% 23% 19%
Percent Expecting Fall 10% 0% 0% 0% 0% 0% 31% 21% 8% 6%
Investment Outlook
Q1-09
Fair to Good 48% 0% 50% 17% 58% 42% 28% 45% 38% 43%
Bad to Poor 13% 83% 13% 50% 0% 25% 67% 30% 38% 14%
Q4-08
Fair to Good 43% 11% 20% 7% 29% 9% 13% 33% 16% 57%
Bad to Poor 5% 56% 27% 43% 21% 48% 60% 38% 53% 21%
Q3-08
Fair to Good 52% 33% 2% 71% 47% 40% 20% 39% 29% 32%
Bad to Poor 0% 56% 11% 14% 18% 20% 45% 29% 24% 26%
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Table 10b
Outlook for Land Development
. Land with Land with Land with Land with
Tampa-St Pete Land without Residential Commercial Hospitality Industrial Land for Urban

Entitlements

Entitlements Entitlements Entitlements

Entitlements

Redevelopment

Q1-09
Fair to Good 20% 19% 18% 14% 20% 33%
Bad to Poor 53% 56% 56% 58% 46% 40%
Q4-08
Fair to Good 16% 15% 15% 16% 22% 25%
Bad to Poor 57% 62% 52% 48% 46% 43%
Q3-08
Fair to Good 19% 26% 24% 25% 39% 31%
Bad to Poor 60% 52% 31% 32% 21% 26%
Table 10c
Investors by Property Type
Tampa-St Pete Single Family Condo Apartments - Condo Warehouse  Flex Space, Office: Office: Retail - Neighborhood Strip Free
Dev. Dev. Market Rental ~ Conversion and Dist. R&D Class A Class B Large Centers Centers  Standing
Q1-09
Private Buyers 2% 68% 46% 83% 67% 50% 38% 31% 39% 60% 88% 79%
R.E. Companies 6% 11% 25% 17% 17% 8% 46% 11% 15% 4% 21%
REITs 6% 5% 8% 11% 8% 8% 22% 10%
Institutions 17% 17% 23% 15%
Foreign Buyers 17% 11% 8% 22%
Q4-08
Private Buyers 83% 68% 48% 67% 38% 50% 29% 4% 40% 62% 85% 93%
R.E. Companies 13% 5% 17% 11% 6% 14% 9% 20% 24% 10% 7%
REITs 4% 13% 7% 4% 10%
Institutions 9% 17% 22% 19% 14% 64% 9% 27% 5%
Foreign Buyers 14% 19% 14% 7% 4% 13%
Q3-08
Private Buyers 74% 62% 39% 78% 39% 47% 6% 65% 15% 32% 81% 79%
R.E. Companies 11% 15% 25% 22% 20% 24% 15% 20% 18% 5% 5%
REITs 6% 11% 33% 13% 29% 20% 39% 14% 16%
Institutions 3% 4% 21% 11% 6% 7% 35% 15% 25% 4%
Foreign Buyers 3% 15% 11% 6% 5% 20% 7%

© 2008 University of FloridaBergstromCenter for Real Estate Studies



Survey of Emerging Market Conditions

March2009

Table 10d
Tampa-St Pete Apartments - Condc_) Warehquse Flex Space, Office: Office: Retail - Neighborhood Strip Fre_e
Market Rental Conversion and Dist. R &D Class A Class B Large Centers Centers Standing
Future Occupancy
Q1-09
Higher 18% 0% 20% 0% 8% 17% 12% 5% 12% 7%
Lower 27% 40% 40% 60% 83% 50% 65% 60% 73% 50%
Q4-08
Higher 36% 11% 13% 15% 14% 5% 0% 5% 5% 7%
Lower 27% 44% 56% 62% 79% 64% 73% 65% 85% 21%
Q3-08
Higher 33% 57% 19% 23% 19% 16% 11% 11% 10% 0%
Lower 4% 14% 25% 38% 44% 26% 53% 39% 55% 33%
Rental Rate Increases
Q1-09
Faster than Inflation 5% 0% 7% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 68% 80% 73% 80% 92% 100% 88% 90% 96% 50%
Q4-08
Faster than Inflation 5% 11% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 73% 67% 81% 85% 100% 95% 87% 90% 95% 71%
Q3-08
Faster than Inflation 0% 14% 6% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 48% 57% 63% 69% 69% 79% 75% 82% 90% 61%
Table 10e
Single Family Condominium

Tampa-St Pete

Development

Development

Future Absorption Rates

Q1-09
Higher
Lower

22%
17%

17%
33%

Q4-08
Higher
Lower

36%
23%

29%
43%

Q3-08
Higher
Lower

32%
38%

13%
50%

Future Price Increases

Q1-09
Faster than Inflation
Slower than Inflation

0%
100%

0%
100%

Q4-08
Faster than Inflation
Slower than Inflation

0%
100%

0%
100%

Q3-08
Faster than Inflation
Slower than Inflation

6%
85%

8%
79%
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Sarasota-Bradenton

e Cap rates in the Sarasd@sadenton area are, on averagjgghtly lower (0.006ercentage points) than the state mean, and range from
7.5% (Apartments) to 9.2 (Condo Conversior).

e Cap rates increased across all but one property type in the last quiinténe lone exception beirstrip Centers. Thelargest changes
occurredn Free Standing(+0.58% change)X;ondo Conversion(+0.46% clange), andNeighborhood Centers(+0.468% change).

e Cap rate expectations are neutral to positive across most property types. The strongest indication of an expectecreaperatecin's in
Office: Class A Respondents also indicate that cap rate€fmdo Conversionmay decrease in the next quarter.

e Required yields for SaraseBradenton are, on average, lower than that of the state, 11.34% compared %o state@ide.
e Required yields are highest f@ondo Conversionat17.1% and lowest foApartments at 9.6%.

e Required yields have decreased this quarter across most propertyl typéargest shifts occurred Apartments (-2.9%6 change) and
Large Retail (-1.5%6 change).

e The investment outloois mixed across available property typ&se most positiveutlook occurs inWarehouse and Distribution,
while the most negative outlook occurdizrge Retail.

e The outlook forLand Developmentis mixed across landassifications. It appears that the most negatiook occurs fot.and
without Entitlements.

¢ Occupancyrates are expected to decrease over the next quarter for the majority of property types. The strongest indicationd of expecte
occupancy rate decreases occutdmdo ConversionandOffice: Class A.

¢ Rental rates are expected to increase sloweritiflation across most property types over the next quarter. The strongest indications of
such movements occur lex SpaceandNeighborhood Centers

e Future &somption rate movements are uncertain for sithgle Family DevelopmehandCondominium Develgment.

e Respondents indicate that future prices will increase at a rate slower than inflabothf®mgle FamilyandCondominium
Development.
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Table 11a

Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Sarasota-Bradenton ) ) )

Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers Standing
Cap Rates
Q1-09
Percent Expecting Rise 25% 0% 43% 40% 57% 50% 50% 50% 44% 14%
Percent Expecting Fall 0% 50% 0% 0% 0% 0% 25% 0% 11% 0%
Q4-08
Percent Expecting Rise 33% 33% 50% 71% 100% 70% 100% 33% 67% 18%
Percent Expecting Fall 0% 0% 0% 0% 0% 0% 0% 0% 8% 9%
Q3-08
Percent Expecting Rise 67% 60% 14% 50% 60% 17% 71% 63% 67% 36%
Percent Expecting Fall 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Yields
Q1-09
Percent Expecting Rise 0% 0% 25% 40% 43% 22% 60% 38% 44% 14%
Percent Expecting Fall 0% 0% 0% 0% 0% 0% 0% 0% 11% 14%
Q4-08
Percent Expecting Rise 50% 33% 20% 29% 100% 11% 100% 33% 36% 10%
Percent Expecting Fall 0% 33% 0% 0% 0% 0% 0% 0% 9% 10%
Q3-08
Percent Expecting Rise 67% 60% 29% 50% 20% 17% 17% 14% 33% 18%
Percent Expecting Fall 0% 0% 0% 0% 20% 0% 67% 57% 17% 9%
Investment Outlook
Q1-09
Fair to Good 40% 75% 20% 71% 60% 20% 0% 43% 71%
Bad to Poor 40% 13% 20% 14% 0% 80% 56% 29% 14%
Q4-08
Fair to Good 67% 0% 33% 38% 50% 10% 14% 9% 60%
Bad to Poor 0% 100% 17% 38% 0% 30% 71% 27% 20%
Q3-08
Fair to Good 50% 40% 29% 60% 14% 14% 33% 25% 38%
Bad to Poor 0% 40% 14% 20% 0% 43% 33% 0% 15%
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Table 11b
Outlook for Land Development
Land without Lan.d Wit.h Land With Land. Wi.th Land W.ith Land for Urban
Sarasota-Bradenton . Residential Commercial Hospitality Industrial
Entitlements . . - ] Redevelopment
Entitlements Entitlements Entitlements Entitlements
Q1-09
Fair to Good 20% 31% 17% 20% 20% 31%
Bad to Poor 57% 43% 51% 49% 40% 31%
Q4-08
Fair to Good 22% 19% 25% 17% 28% 25%
Bad to Poor 47% A47% 39% 42% 42% 28%
Q3-08
Fair to Good 26% 29% 26% 34% 34% 32%
Bad to Poor 53% 42% 26% 24% 21% 24%
Table 11c

Investors by Property Type

Single Family Condo Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Sarasota-Bradenton ) . )

Dev. Dev. Market Rental Conversion and Dist. R&D Class A Class B Large Centers Centers  Standing

Q1-09
Private Buyers 82% 80% 40% 100% 100% 80% 29% 70% 40% 67% 56% 71%
R.E. Companies 10% 40% 29% 10% 22% 14%
REITs 9% 14% 10% 20% 11% 14%
Institutions 20% 20% 29% 11%
Foreign Buyers 9% 10% 40% 11%
Q4-08
Private Buyers 91% 75% 83% 75% 67% 88% 50% 90% 67% 57% 92% 73%
R.E. Companies 9% 13% 14% 9%
REITs 17% 25% 17% 25% 10% 33% 29%
Institutions 13% 25% 9%
Foreign Buyers 13% 17%
Q3-08
Private Buyers 67% 58% 25% 50% 57% 100% 86% 14% 22% 75% 92%
R.E. Companies 13% 25% 50% 29% 20% 11% 13%
REITs 7% 14% 40% 43% 56% 8%
Institutions 7% 25% 17% 40% 14% 11%
Foreign Buyers 7% 17% 17% 29%
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Table 11d

Apartments - Condo Warehouse Flex Space, Office: Office: Retail - Neighborhood Strip Free
Sarasota-Bradenton N i .

Market Rental Conversion and Dist. R &D Class A Class B Large Centers Centers Standing
Future Occupancy
Q1-09
Higher 25% 0% 0% 0% 0% 10% 0% 13% 0% 0%
Lower 50% 100% 50% 80% 86% 60% 75% 63% 67% 43%
Q4-08
Higher 17% 0% 20% 14% 25% 11% 33% 0% 0% 9%
Lower 17% 33% 40% 43% 75% 67% 67% 50% 64% 18%
Q3-08
Higher 33% 20% 0% 0% 25% 0% 0% 0% 0% 0%
Lower 33% 40% 33% 100% 25% 50% 71% 67% 57% 46%
Rental Rate Increases
Q1-09
Faster than Inflation 25% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 75% 50% 63% 100% 86% 90% 75% 100% 78% 86%
Q4-08
Faster than Inflation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 67% 33% 80% 86% 100% 67% 100% 100% 100% 64%
Q3-08
Faster than Inflation 14% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Slower than Inflation 57% 80% 83% 100% 67% 100% 67% 63% 100% 69%

Table 11e

Sarasota-Bradenton Single Family Condominium

Development Development

Future Absorption Rates

Q1-09
Higher 36% 22%
Lower 18% 11%
Q4-08
Higher 18% 38%
Lower 27% 25%
Q3-08
Higher 47% 27%
Lower 7% 18%

Future Price Increases

Q1-09
Faster than Inflation 0% 11%
Slower than Inflation 82% 78%
Q4-08
Faster than Inflation 0% 0%
Slower than Inflation 100% 88%
Q3-08
Faster than Inflation 20% 18%
Slower than Inflation 80% 82%
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Jacksonville

e Cap rates in Jacksonville are, on averdigher (0.34percentage pointghan the st meanand rangdrom 7.% (Apartments) to 9.3%
(Condo Conversior).

e Cap rates have increased across all property tyyptsthe largesthanges occurring iRree Standing(+0.9®%6 change)Neighborhood
Centers(+0.85% changepndCondo Conversion(+0.8%% change).

e For most property types, cap rates are expected to increase over the next quarter. The strongest indications of @eagerateum in
Warehouse and DistributionandOffice: Class A.

e Required yields for Jacksonville are, on averdm&er than that of the state, 11.21% compared to P3.6tatewide.
e Required yields are highest f@ondo Conversionat 17.®6 and lowest foApartments at 9.5%.

e Required yields decreased across the majority of property types in the last qimerlargest slfis occurred irApartments (-2.71%
change) andlarge Retail (-1.31% change).

e The investment outlook imixedacross property type$he most negative outlook appears to bd_fmge Retail.

e The outlook forLand Developmentis negative folLand without Entitlements andLand with Residential Entitlements. The outlook
is more neutral for the remaining land classifications.

e Future occupancy rate expectations are mixed across propertyRgpes.are expected to decreasd_foge Retail, Neighborhood
Centers,andStrip Centers.

e Rental rates are expected to increase slower than inflation across all property types.

¢ While future aberption rate movements are uncertain$amgle Family Development,respondents experdtes to either remain at
current levels or gssibly decrease f@&€ondominium Development.

¢ Respondentexpect future prices to increase at a rate slower than inffatidooth Single Family andCondominium Development
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