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friends. We would also like to e
workers, medical personnel and

The National Real Estate Index extends its deepest sympathies
and condolences to the victims of the World Trade Center,
Pentagon and Pennsylvania tragedies and their families and

who have come to the aid of those affected.

xtend our gratitude to the rescue
other professionals and citizens

Report Format

This report is aganized as folles. Section |
provides a snapshot that highlights they kecoe
nomic, demographic and real estate-relat
findings of the studySections Il through IX
provide an in-depth look (generally in a tedr
format) at the & economic, demographic, pub
lic policy, and quality of life &ctors that can
affect the demand for real estate.

In Section I, recent population trends a
reported. Section Il analyzes the local ec

nomic base and current labor force and job fc

mation trends.Various educational costs an
parameters are primed in Section IVLocal liv-
ing costs arexplored in Sectiov. Health care

costs andailability are detailed in Sectiovil.

A series of other importantaétors, including
edretail sales trends and international trade, are
reported in SectioWIl. Local and statei$cal
policies, including tags and federal spending,
are highlighted in SectioWlll. Several key
guality-of-life considerations are summarized in
Section IX.

e In Section X, local mast price, rent and capi

0 talization rate trends for the preceding 12 months
I are reported. Section Xl prioles a quarterly

d review, including analysis of the local econgmy
as well as analyses of theiog, light industrial,
retail, apartment, and hospitality sectors.
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New York: Metropolitan Map/Market Definition

New York PMSA:

Bronx County Queens County
Kings County Richmond County
New York County Rockland County
Putnam County Westchester County

Land Area of New York MSA: 1,147.6 sqg. miles
Population Density (1999): 7,592 people per sq. mile
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Nassau-Suffolk: Metropolitan Map/Market Definition

Nassau-Suffolk PMSA:

Nassau County
Suffolk County

Land Area of Nassau-Suffolk PMSA: 1,198 sq. miles
Population Density (1999): 2,244 people per sq. mile
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l. New York: Snapshot

A. Economic Summary (See Sections Il & IIl.)
Job Gravth (Loss) 12 Months (Ending in December): (2.2%)
Unemplyment Rate (December): 6.5%
Metropolitan Population Gwmath (Loss), 19902000 9.0%
Total Metropolitan Populatior200Q 9.3 million
B. Fourth Quarter 2001 Property Price and Rent Trends
CBD Suburban
Office Office Warehouse Retail Apartment
AVERAGE AVERAGE AVERAGE AVERAGE AVERAGE
Price  Rent Cap Price  Rent Cap Price  Rent Cap Price Rent Cap Price  Rent Cap
sf sf Rate sf sf  Rate sf sf Rate sf sf Rate sf sf  Rate
New York -t Downtown
4th Q.01 | $278.28 $45.11 85% nla nla nla na  nla nla na  nla nla nfa  nla nla
3rd Q. ‘01 299.99 46.08 8.0 na nla nla na  nla nla na  nla nla na nla nla
4th Q. ‘00 290.21 49.00 8.1 na nla nla na  nla nla na  nla nla na nla nla
New York -- Midtown
4th Q. ‘01 388.03 60.05 8.3 na nla nla na  nla nla n/a na nla na nla nla
3rd Q. ‘01 406.92 62.85 8.1 na nfa nla na  nla nla n/a na nla na nla nla
4th Q. ‘00 413.70 64.75 8.2 na nla nla na  nla nla n/a na nla na nla nla

Source: National Real Estate Inges Mark et Monitor.




l. Nassau-Suffolk: Snapshot

A. Economic Summary (See Sections Il & IIl.)
Job Gravth (Loss) 12 Months (Ending in December): 0.4%
Unemplgyment Rate (December): 3.7%
Metropolitan Population Guath (Loss), 1990-2000: 5.5%
Total Metropolitan Population, 2000: 2.8 million
B. Fourth Quarter 2001 Property Price and Rent Trends
CBD Suburban
Office Office Warehouse Retail Apartment
AVERAGE AVERAGE AVERAGE AVERAGE AVERAGE
Price  Rent Cap Price  Rent Cap Price  Rent Cap Price Rent Cap Price Rent Cap
sf sf Rate sf sf  Rate sf sf Rate sf sf Rate sf sf Rate
4th Q.01 | $157.89 $27.67 8.2%| $144.69$25.18 8.4%| $49.78 $6.63 8.9%| $132.39 $21.39 9.2% | $122.22 $19.65 9.0%
3rd Q. ‘01 15430 27.70 84 143.38 2531 85 5047 6.66 8.8 132.54 2144 9.2 122.66 19.72 9.0
4th Q. '00 156.40 27.78 8.3 146.29 2530 8.3 51.06 6.66 8.7 135.22 21.35 9.0 113.31 1882 9.3

Source: National Real Estate Inges Mark et Monitor.




/A New York: Demographics

A. Metro Population

New York PMSA Nassau-Suffolk United States

Population — 2000*: 9,314,200 2,753,900 284,796,900
% Gronth—1990-2000*: 9.0% 5.5% 14.5%
% Gravth—1980-1990: 3.3% 0.1% 9.8%

*U.S. figures reflect mid-2001 population estimates.

B. County Population Growth

County 2000 Population % Growth 1990-2000
Nassau 1,334,500 3.7
Suffolk 1,419,400 7.4
Bronx 1,332,700 10.7
Kings 2,465,300 7.2
New York 1,537,200 3.3
Putnam 95,700 14.1
Queens 2,229,400 14.2
Richmond 443,700 17.1
Rockland 286,800 8.0
Westchester 923,500 5.6

C. Area Cities With At Least 50,000 Residents

City 2000 Population % Growth 1990-2000
Mt. Vernon 68,400 2.0
New Rochelle 72,200 7.1
New York 8,008,300 9.4
Yonkers 196,100 4.2

10



/M Demographics (cont.)

D.

State Population Growth

E.

2001 % Growth % Growth
Population 1990-2001 Ranking*  1995-2025 Ranking*
New York 19,011,400 5.7 42 5.1 49
United States 284,796,900 14.5 N/A 23.7 N/A

*Ranking of all 50 states, plus the District of Columbia, with the #1 ranking representing the highest state
population percentage guth.

Source U.S. Census Bureau.

Household & Population Composition

New York Metro  Nassau-Suffolk  U.S. Metro

Median Household Size: 2.7 3.0 2.7
MedianAge: 36.9 38.0 354
% of Population Under 5 7.2 7.2 7.5
% of Population 35 - 54 29.4 29.4 28.0
% of Population Oer 64 134 13.4 12.8

Note: Separate age brerits are not\ailable for the Ne York and Nassau-Sialk PMSAs.

11



/M Demographics (cont.)

F.  Metropolitan Population Gain (1990-2000)

Population Growth
(% Gain/Loss, April 1990-April 2000)

LasVegas 83.3% Tampa-St. Petersig 15.9%
Austin a47.7 Oakland-East Bay 14.9
Phoenix 45.3 Columtus 14.5
Atlanta 38.9 UNITED STATES 13.2
Raleigh-Durham 38.9 Central Nev Jersg 13.0
Orlando 34.3 Oklahoma City 13.0
West Rlm Beach 31.0 Memphis 12.7
Denver 30.4 San Digo 12.6
Dallas-Ft.Worth 29.3 San Jose 12.4
Ft. Lauderdale 29.3 Kansas City 12.2
Charlotte 29.0 Chicago 11.6
Portland 26.6 New York 9.0
Houston 25.8 Cincinnati 8.9
Riverside-SB 25.7 San Francisco 8.0
Nashville 25.0 LosAngeles 7.4
Salt Lale City 24.4 Baltimore 7.2
Jacksonille 21.4 Newark-No. Nev Jersg 7.1
Sacramento 21.3 Boston 5.5
Albuquerque 21.0 Nassau-Sufblk 5.5
Seattle 18.8 Milwaukee 5.1
Orange County 18.1 Honolulu 4.8
Minneapolis 16.9 St. Louis 4.5
Washington, DC 16.6 Detroit 4.1
Indianapolis 16.4 Philadelphia 3.6
Miami 16.3 Cleveland 2.2
Greenille-Spartaniirg 15.9 Hartford 2.2

Note: The 2000 census hasealed inconsistencies in earlier population data, primarily due to an underes
timation of the number of immigrants entering the courithys is beliged to be responsible for some
unusual swings in the latest statistics.

Source U.S. Census Bureau.
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/M Demographics (cont.)

G. International Immigration to Metropolitan Areas

Total International Immigration: 1990-1999

(in 000s)
New York/Nassau-Sufblk 1,045.4  Portland 48.0
LosAngeles 902.1 Minneapolis-St. Bul 46.0
Chicago 366.6 Orlando 44.9
Miami 337.2  Tampa-St. Petersingy 42.8
Newark-No. NJ 266.0 Honolulu 42.7
Washington DC 240.1 LasVegas 36.1
Orange County 233.2 Baltimore 32.7
Houston 209.9  Austin 27.6
Dallas-Ft.Worth 177.0 St. Louis 25.3
San Francisco 165.3 Hartford 24.7
San Digo 164.0  Salt Lale City 20.9
San Jose 159.1 Cleveland 17.2
Boston 141.7 Raleigh-Durham 16.5
Oakland-East Bay 135.0 Kansas City 15.9
Riverside-San Bernardino 119.0  Charlotte 15.0
Philadelphia 91.7 Oklahoma City 14.5
Ft. Lauderdale 90.2 Albuquerque 13.8
Atlanta 82.5 Jacksonille 13.7
Seattle 79.4 Nashville 12.4
Central Nev Jersg 69.4 Columhus 12.2
Detroit 68.4 Milwaukee 12.1
Phoenix 62.3 Indianapolis 9.9
Sacramento 60.0 Cincinnati 9.4
Denver 51.0 Memphis 7.3
West RIm Beach 48.1 Greewille-Spartankirg 6.1

Immigration Per 1,000 Residents

(1990-1999)
Local Market Per 1,000 Ranking*
New York/Nassau—Silk 91.7 5

*Ranking of 50 metropolitan areas analyzed by the INDEX, with the #1 ranking representingekepar
capita immigration rate.

Source U.S. Census Bureau.
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| Demographics (cont.)

H. Domestic Migration to Metropolitan Areas

Total Domestic Migration: 1990-1999

(in 000s)

Atlanta 506.8 Albuquerque 22.9

LasVegas 406.7 Oklahoma City 13.0

Phoenix 395.8 Salt Lale City 12.7

Dallas-Ft.Worth 240.9 Memphis 8.5

Dernver 200.4 Central Nev Jersg (33.2)
Orlando 177.9 Baltimore (48.2)
Portland 176.2 Oakland-East Bay (61.8)
Riverside-San Bernardino 172.1 Milwaukee (71.5)
Austin 170.6 St. Louis (72.2)
Tampa-St. Petersig 163.0 Hartford (81.4)
Charlotte 158.0 Cleveland (102.3)
Raleigh-Durham 157.4 Honolulu (112.7)
Ft. Lauderdale 151.9 Washington DC (127.6)
West RIm Beach 128.2 San Digo (135.8)
Nashville 108.9 San Francisco (151.3)
Seattle 75.6 San Jose (175.9)
Minneapolis-St. Bul 66.7 Orange County (196.0)
Houston 61.4 Boston (211.9)
Jacksonille 60.7 Miami (236.1)
Greerville-Spartanirg 55.6 Detroit (251.0)
Sacramento 50.3 Philadelphia (279.3)
Indianapolis 48.2 Newark-No. NJ (383.2)
Kansas City 36.3 Chicago (527.8)
Columtus 34.6 New York/Nassau-Sufblk (1,531.8)
Cincinnati 24.0 LosAngeles (1,560.7)

Domestic Migration Per 1,000 Residents

(1990-1999)
Local Market Per 1,000 Ranking*
New York/Nassau—Sidlk (134.4) 49

*Ranking of 50 metropolitan areas analyzed by the INDEX, with the #1 ranking representingeékepar
capita migration rate.

Source U.S. Census Bureau.
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/M8 New York: Job Trend Formation and Labor Costs

A. Job Formation

Metr opolitan Area
Employment Gravth (Loss)—% 12-Month (Ending in December):
Total Number of Net Ne Jobs, 12 Months (Ending in December):
Leading SectgiConstructior—% Employment Grovth:
Leading SectgiConstructior—Number of Net N& Jobs:
% Emplogment Grevth in Other Ky Sectors
Manufacturing:
Business Services:
% Unemplged, December 2001:
% Unemplged, 12 Months Before:

National

Employment Grovth (Loss)—% 12-Month (Ending iDecembey.
% Unemplged, Decembef001:

% Unemplyed, Decembe2000:

(2.2%)
(95,400)
1.4%
2,300

(5.7%)
(7.2%)
6.5%
4.8%

(0.8%)
5.4%
3.7%

B. Economic Base—Employment By Sectors

% of Total Employment

Sector Metro National
Services 39.4 30.9
Business Services* 8.6 7.1
Retail Trade 12.9 18.2
Government 15.4 16.2
Manufacturing 6.3 12.9
Transportation 5.4 5.3
FIRE 11.5 5.8
Wholesal€eTrade 51 5.3
Construction 3.8 5.1

*Business Services is a subset of the Servicegagte

This table is updatedrery 6 months. Last update: 4Q 2001.
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/M Nassau-Suffolk: Job Trend Formation and Labor Costs

A. Job Formation

Metr opolitan Area
Employment Gravth (Loss)—% 12-Month (Ending in December):
Total Number of Net Ne Jobs, 12 Months (Ending in December):
Leading SectqiGovernmert—% Employment Grovth:
Leading SectqiServices—-Number of Net Ne Jobs:
% Emplogment Graevth in Other Ky Sectors
Manufacturing:
Business Services:
% Unemplged, December 2001:
% Unemplged, 12 Months Before:

National

Employment Grovth (Loss)—% 12-Month (Ending iDecembe.
% Unemplged, Decembef001:

% Unemplyed, Decembef000:

0.4%
5,400
2.0%
5,100

(4.0%)
N/A
3.7%
2.6%

(0.8%)
5.4%
3.7%

B. Economic Base—Employment By Sectors

% of Total Employment

Sector Metro National
Services 33.1 30.9
Business Services* N/A 7.1
Retail Trade 19.0 18.2
Government 15.9 16.2
Manufacturing 8.6 12.9
Transportation 4.7 5.3
FIRE 6.6 5.8
Wholesal€eTrade 7.0 5.3
Construction 51 5.1

*Business Services is a subset of the Servicegaate

This table is updatedrery 6 months. Last update: 4Q 2001.
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Job Trend Formation and Labor Costs (cont.)

C. Metropolitan Total Employment Gain (1990-2001)

LasVegas

Austin

Orlando

Phoenix
Raleigh-Durham
Salt Lale City
Tampa-St. Petersig
Riverside-San Bernardino
Derver-Boulder
Dallas-Ft.Worth
West RIm Beach
Atlanta
Charlotte
Jacksonille
Nashville
Albuquerque
Fort Lauderdale
Portland
Houston
Sacramento
Kansas City

San Digo
Oklahoma City
Columhus
Seattle
Indianapolis

85.9
72.0
55.3
54.6
48.1
43.8
43.8
43.1
42.5
41.5
41.3
41.2
39.6
39.3
39.2
37.4
355
30.2
29.6
29.6
27.8
27.7
26.9
26.2
26.1
25.9

Job Growth
(% Gain/Loss, December 1990-December 2001)

Source: U.S. Gowernment, Bureau of Labor Statistics.
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Minneapolis-St. Bul
Greewille-Spartaniirg
Memphis

San Jose

Central Nev Jersg
Orange County
Washington, DC
UNITED STATES
Miami

Oakland

Cincinnati

Detroit

Boston

San Francisco
Chicago

Mil waulkee-Racine
St. Louis
Nassau-Sufblk
Cleveland
Baltimore
Philadelphia
Newark-No. Nev Jersg
New York
LosAngeles
Honolulu

Hartford

24.8
24.4
24.3
23.4
23.1
22.4
215
20.4
19.6
18.9
16.6
15.2
15.1
13.4
13.2
13.0
12.2
11.6
11.1
11.0
8.5
8.1
4.9
0.7
(2.0)
(3.0)



Job Trend Formation and Labor Costs (cont.)

D. Metropolitan Average Wages—Select Occupations

Position Average Annual Wage
Accountant $52,478
Secretary $32,400
Computer System&nalyst $74,872
Computer Programmer $57,593
Electrical Engineer $71,514
Machinist N/A

Source U.S. Dept. of LabgmNational Compensation SuueNew York-Northern Nev Jersg-Long Island
consolidated metropolitan are&pril 2000.

E. Production Wages & Union Membership

Average National % Workers National
Annual Wage* Rank in Union Rank
New York $26,936 22 28.2% 1
U.S.Average $26,874 - 16.2% --

*Average annual age is for production arkers only The #1 ranking represents the highesrage vage and the
largest percentage of unionizearkers.

Source U.S. Dept. of Labor and U.S. Census Bureau.
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Job Trend Formation and Labor Costs (cont.)

F. State Workers’ Compensation Costs

Workers’ Compensation Costs
—The average cost per $100 of payroll—

(1999)
1999 1998
Rater Index** Rating-** Rating
New York $4.23 1.209 33 35

*This is the rate for a prototypical mamgfurer based on the manual rate,dsvand assessments, payroll
distribution, premium discountsxperience rating, and grother weighted adjustments that were made in
order to produce a non-biased countrywide comparison.

**The base rate (or nationav@rage) for this Indeis $3.50.

***The rating is based on an analysis of 44 states with #1 representinguibst @erage rate.

Source Actuarial & Technical Solutions, Inc. (516) 471-8655.

G. Minimum Wage/Overtime Status

Current MinimumwWage* $5.15

State Oertime Standard** 40-hour week

*The federal minimum wage increased to $5.15 in September 198@.federal rate sets the floor under
which states cannot go. Some statesyeher, have lover rates for a minority of @rkers who are not
covered by the &r Labor Standard&ct. Some states alsovetemporary lover rates and “subminimum
wages” for certain groups ofoskers, e.g., minors and/or d¢ianing emplgees.

**Eederal lav stipulates the payment ofertime to all pwvate emplgees &cept supervisors, salaried
professionals and unionizedvkers after 40 hours of labor in avgh week.

Source Bureau of NationaAffairs, Payroll Administation Guide

19



\'/A New York/Nassau-Suffolk: Education

A. Educational Levels

% of Adults % of Adults
With Less Than % of Adults Who Graduated
9th Grade Who Graduated From 4-Year
Education From High School College/University
New York 10.4 76.4 29.0
Nassau-Sdiblk -- 86.9 31.0
U.S. MetroAverage -- 83.4 25.2

Source U.S. Dept. of Commercend U.S. Dept. of Education, 1999.

B. Educational Expenditures and Salaries

Student:
Per-Pupil Teacher Teacher
Expenditures Rank Salaries Rank Ratio Rank

New York $9,371 3 $49,437 3 14.0 40
U.S.Average $6,455 - $40,580 - 16.1 -

These iigures represent stat@le (and national)veragesThe rankings include all 50 states, plus the
District of Columbia. Br expenditures and salaries, #1 represents the highest dollar amount; #1 -also rep
resents the highest student—teacher ratio.

Source National EducatiorssociationRankings of the States 2000
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\'/Am Education (cont.)

C. College Tuition

Tuition National Annual National

Only* Rank** Average* Rank**
New York $3,905 14 $9,688 8
U.S.Average $3,226 - $8,018 --

*The tuition and annualarage are based on in-state tuition, fees, and room and board for full-time stu
dents in public fouyear institutions.

**Ranking of all states with the #1 ranking representing the highest tuition and avetsja

Source U.S. Dept. of Education, based on 1999 data.

D. Graduate Education

Academic Rankings of Local Graduate Programs

University Biological Sciences Engineering General Sciences/Other

Albert Einstein
College of Medicine Physiology (17) - -

Columbia Biochemistry (11) Electrical (15) Chemistry (7)
Developmental Biology (19) Economics (12)
Genetics (12) Mathematics (10)
Neuroscience (6) Physics (12)
Physiology (10)

NYU Pharmacology (14) -- Computer Science (17)
Physiology (14) Economics (17)

Mathematics (8)

Roclefeller Uni. Developmental Biology (2) -- --
Neuroscience (13)
SUNY-Story Brook Ecology (10) -- Mathematics (20)

Source NationalAcademy of Sciencefeseath-Doctoate Piograms in the United State$995 (this
report is updatedvery ten years)The NAS reviewed more than 3,600 doctoral programs inidl$ at 274
universities for the 1993 academic yeariteria included the academic quality of each sceda€ulty; the
effectiveness of the schoslteaching, and theuel of its research.df programs that were ra@d at 100 or
more schools, we ha listed the top 20 uwersities; for programs that were raakat fever than 100
schools, we hee listed the top 10The top uniersities are shvn with their respecte national ratings for
each disciplineWe hare included 21 of 41lidlds. Please note that thé\S did not include graduateusi
ness programs in its study
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\'/Am Education (cont.)

E. University R&D Expenditures

Federal R&D % of Total R&D % of
Expenditures Leading Expenditures Leading

($$ in mil.) School* ($$ in mil.) School*

Columbia $137.1 63.8 $158.4 59.1
City Univ. of NY $2.0 0.9 $2.6 1.0
Fordham Unversity $1.5 0.7 $2.0 0.7
NY Medical Colleye $9.5 4.4 $12.1 4.5
NYU $73.1 34.0 $97.5 36.4
Polytechnic Uniersity $5.9 2.7 $8.9 3.3
Rockefeller Uniersity $34.9 16.2 $65.6 24.5
SUNY-Health Sci. Ctr $12.2 5.7 $21.3 7.9
SUNY-Story Brook $46.8 21.8 $70.5 26.3
Yeshva Uniersity $57.4 26.7 $72.7 27.1

Source NationalAcademy of Sciencefeseath-Doctoate Pograms in the United State$995 (this
report is updatedvery ten years)These amounts reflect theemage annualxpenditures from 1986 to
1992 (based on 1988 dollars).

*The percentage column reflects the amount spent by the local institution(sjereétatihe amount
expended at the top spending institution in each of tlecatgories.
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New York/Nassau-Suffolk: Housing & Related Costs

A. Overall Cost of Living

Metropolitan Cost of Living Index*
(3rd Qtr. 2001)

250 -
200
150
100

50

Manhattan Nassau-Suffolk U.S. Metro

*The ACCRA Cost of Lving Index measures relat prices for consumer goods and services in participat
ing areas. Housing is an important component of thexIridees averagefor all participatingareass 100
Each are& number is read as a percentage of thatage.

Source ACCRA Cost of Lving Inde, Louisville, KY, (502) 897-2890.

B. Metropolitan Housing Permits

Multifamily (5+ Units) Multifamily (5+ Units)
Nassau-Suffolk New York PMSA

¢ (13.0%) T 6.5%

4Q 00 Q0 40 00 4001

Local Data: Figures represent total permits granted yeatate in the N& York and Nassau-Siatk
PMSAs.

U.S. Data: The percent change in multihily permits nationwide as (2.4%).

Source U.S. Census Bureau.
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/A Housing & Related Costs (cont.)

C. Homeownership

% of Households Owning Residences
(2000)

100 -

New York Nassau-Suffolk U.S. Metro

Source U.S. Census Bureau. Honveership rates represent metropolitarrages as of yeand 2000.

D. Single Family Home Costs

Fourth Quarter 2001

Median % Change
Home Price From Year Before
(000s)

$266.5 $269.9

New York Nassau- U.S. New York Nassau- U.S.
Metro* Suffolk Metro Metro* Suffolk Metro
Metro Metro

*Represents home prices throughoutNérk, Northern Nes Jersg, and Long Island.

Source NationalAssociation of Realtofs
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/A Housing & Related Costs (cont.)

E. Local Utility Costs

Commercial Electric Industrial Electric Residential Electric

(30,000 kwh per mo.) (5,000 kw per mo.) (1,000 kwh per mo.)
New York City $5,357 $400,884 $180
U.S.Average $2,300 $135,829 $84

These numbers reflect rates that were factfJuly 2000.

Source Edison Electric Institutelypical Bills andAverage Rates RepgrSummer 2000.

F. Tourism & Entertainment Taxes

Local Hospitality Taxes

Hotel Restaurant Car Rental
Tax Tax Tax*
New York 13.25% 8.25% 8.25%
Average of 50
Suneyed Cities 12.36% 7.29% 8.40%

*This is the basic rate. It does not include applicable sugelsar

Source Travel IndustryAssociation ofAmerica,Washington, DC.
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l'/Ml New York/Nassau-Suffolk: Health Care Characteristics & Costs

A. Hospitalization Costs

Hospitalization Costs Per In-Patient Day

Costs Index
New York City $946.14 87.4
Nassau-Stiblk $890.62 82.3
U.S. MetroAverage $1,082.06 100.0

Source American HospitaRAssociation, Chicago, IL.

B. Health Insurance

Health Insurance Coverage

(1999)
% of Pop. Cugered  Avg. Monthly % of Pop.
by HMO Premiunt Uninsured Rank*
New York 335 $198.00 17.3 35
Nassau-Sudblk 35.9 $195.00 17.3 34

*Average chaye for indvidual coserage in a traditional HMO plan.
**Ranking of 59 metropolitan areas with the #1 ranking representing the area with the smallest percentage
of uninsured residents.

Source InterStudy Publications$Competitive Edg Part 11l: Regional Market Analysis,(800) 844-3351.
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//Bl Health Care Characteristics & Costs (cont.)

C. State Health Rating

2001 Ranking* 2000 Rank 1999 Rank
New York 34 42 43

*The 21 factors considered include teenage birth rateninfortality rate, childhood immunization rate,
accessibility to health care, and health cayeaditures.

Source The Mogan Quitno Press, (800) 457-0724.

D. State Livability Index

2001 Index 2001 Rank 2000 Rank
Rating*
New York 22.74 35 38

*The livability index rating is based on 43 cgteies including crime rate, unemptoent rate, hazardous
waste sites, quality of infrastructure (e.g., roads, bridges, etc.), high school graduation rate, spending on the
arts, and taxurden.The highest possible score is 50.

Source The Mogan Quitno Press, (800) 457-0724.
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/Il New York/Nassau-Suffolk: Other Economic Indicators

A. 2000 Metropolitan Median Household Income
70000
60000
50000 $60,941
40000
30000 $41,967
20000
10000

New York  Nassau-Suffolk U.S. Metro*

Market Rank**
New York 45
Nassau-Stblk 3

*The U.S. Metro igure represents the median income of 323 metropolitan areas; $39,129 is the
median income nationwide.

**Ranking of 57 metropolitan areas, with the #1 ranking representing the highest median house
hold income.

Source Sales & Marlting Managemen2001 Surve of Buying Bwer.

B. Poverty

Total Residents & Children Living Below Official Poverty Level

% Total Residents % Children (5-17)

New York Metro

Bronx County 29.2 40.6
Kings County 25.7 35.1
New York County 20.0 37.7
Putnam County 4.3 6.0
Queens County 17.2 25.0
Richmond County 9.5 14.7
Rockland County 10.3 16.3
Westchester County 9.1 13.9
Nassau-Suiblk Metro
Nassau County 6.2 84
Suffolk County 7.6 10.1
National 12.7 17.5

Source U.S. Census Burealncome & Pverty Estimates]998 (the most recent datza#able on a nationalvel).
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/Il Other Economic Indicators (cont.)

C. Metropolitan Retail Sales Trends

Metropolitan Retail Sales -- % Change
(November 2000 - November 2001)

Greater Ney York (0.9%)

National (1.4%)

Source International Council of Shopping CentersyNéork, NY.

D. 2000 Metropolitan Average Retail Sales

50000 -
40000
$46,368
30000
$36,094
20000
$24,829
10000
0
New York Nassau- U.S. Metro*
Suffolk
Market Rank**
New York 56
Nassau-Suiblk 6

*The U.S. Metro iigure represents theverage retail sales per household of 323 metropolitan areas;
$34,450 is thewrage retail sales per household nationwide.

**Ranking of 57 metropolitan areas, with the #1 ranking representing the highest amount of retail sales
per household.

Source Sales & Marleting Managemen2001 Surve of Buying Bwer.
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/Il Other Economic Indicators (cont.)

E. E-Commerce Retail Sales

Third Quarter 2001
($$ in billions)

Total E-Commerce
Retail Sales Retail Sales % of Total

Uu.S. $786.6 $7.5 0.9
Prior Quarter $807.4 $7.5 0.9
YearAgo $772.8 $6.9 0.9

Source U.S. Department of Commerce.

F. High-Tech Industry Employment

Share of Total Number of Number of
Employment Rank Establishments Rank Employees Rank

Nassau—-Sablk 5.4% a7 3,043 18 61,769 20
New York 2.9% 117 4,905 4 115,532 8

Rankings are based on a comparison of 304 metropolitan areas for 1998, with the #1 ranking-represent
ing the highest amount in each caigy.

Source The High-€d Industry: Clustes and CompetitiorDynamic Resource Solution&bington, RA.
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/Il Other Economic Indicators (cont.)

G.

H.

Metropolitan Area Patents

Patents Per 100,000 Residents
(1999)

New York  Nassau-Suffolk U.S. Metro

Market Rank*

New York
Nassau-Sdiblk

*Ranking of 52 metropolitan areas, with the #1 ranking representing gestarumber of per capita patents.

Source Dept. of Commerce,&ent & Trademark Cfice, April 2000.

New York — JFK International

Major Airport Activity
Total
(2000)
Passengers
(in millions) 32.8
Cago

(in thousands—metric tons) 1,825.9

New York - La Guardia

Passengers

(in millions) 25.2
Cago

(in thousands—metric tons) 71.1

% Change National
from 1999 Rank
3.5% 14
5.7% 4
5.9% 19
(1.3%) 56

World
Rank

20

34

129

*Ranking of 672 international airports, with the #1 ranking representing thestanumber of passengers

and the lagest amount of cgo.

Source Airports Council InternationalVashington, DC.
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/Il Other Economic Indicators (cont.)

International Trade

International Trade Volume

Import Export Total
New York City Customs District
January-October 2001 ($$$ in billions) $118.1 $64.7 $182.8
% Change (from year ago) (2.9%) (0.7%) (2.1%)
Total U.S.
January-October 2001 ($$$ in billions) $968.5 $617.8 $1,586.3
% Change (from year ago) (4.3%) (4.4%) (4.3%)

Source Dept. of Commerce,dteignTrade Dvision.

J. Area Exports

Metropolitan Area Exports

1999Value % Change % Change

($$3 in billions) Rank* 1998-1999 1993-1999
New York $24.5 4 (7.9%) (13.2%)
Nassau-Sublk $4.7 28 5.6% 67.2%
Total U.S. $692.8 N/A 1.8% 49.0%

These igures only measure local sales inished goods leang the country andxelude both compo
nents and ra materials that are ultimately incorporated impart products.

*Ranking of 53 metropolitan areas, with the #1 ranking representing the highest dhitar v

Source Dept. of Commerce, InternatioribdladeAdministration.
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/Il Other Economic Indicators (cont.)

K. Gross State Product

% Change
1989 1999 1989-1999
New York Ranking* 2 2 --
New York Total ($$% in billions) $589.7 $728.9 23.6%
U.S.Total ($$$ in billions) $6,538.6 $8,934.1 36.6%

*Ranking of all 50 states (including the District of Columbia), with the #1 ranking representing the highest
dollar amount.

Note: While the dollar amounts are no longer inflation-adjusted; #ne “chain-weighted” to makthem
comparable to the speieifl 1996 base period.

Source U.S. Dept. of Commercé&ross State Rduct, 1977-1999

L. Gross Metropolitan Product

GMP
($$ in billions)
% Change
000 Rank (from 1999)
New York, NY $437.8 1 7.4%
Nassau-Sublk, NY $106.8 16 7.0%

*Ranking of 100 metropolitan areas, with the #1 ranking representing the highest dollar amount.

Source U.S. Conference of Mayors.
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VIl

A.

New York/Nassau-Suffolk: Taxes and Expenditures

State Tax Rates/Employer Expenses

Tax Rate
BusinessTaxes:
Corporate Income/Franchise 8.5%
Unemplgy/ment Insurance 5.4%

Individual Taxes:

Sales/Use 4.0%
Maximum Local Ley 4.5%
Food Exemption Yes
CigaretteTax (per package) $1.11*

Personal Income Rates 4.0% to 6.85%

Beginning Income for Maximum Rate** $40,000

StateTaxes Rid in 1999 Per $1,000 Personal Income:

Local: $64 United States:$66

*This rate became fe&ctive on March 1, 2000.
**E or those marriedling jointly.

Source(s) Tax Foundation; Federation dax Administrators; and INDEX research.

Comparative State Income Taxes

A Comparison of the State Income Tax Rate
Assessed at the Local Median Income Level

Marginal State Metropolitan
Median Income IncomeTax Rate Ranking*
New York $40,345 4.88%~* 40
Nassau-Stblk $60,941 5.55%* 46

*For those with taxable incomeseay $40,000, a tax of $1,946 plus 6.85% of the amowet $40,000 is
assessed.

*The state income tax ranking is based on a comparison of the 56 metropolitan asras by the
National Real Estate IndeMarkets are rated in ascending order (i.e., number 56 denotes the highest tax
rate at the respewé median household income in the study).

Note of Explanation: Simple maginal tax rates are not digient for comparing taxurdens across jurs

dictions.A more useful measure is to compare what a median income houselubtbliikely be assessed
in each jurisdiction.

Additional Local Income Tax

New York City (residents) 3.02% to 3.78%

Note:As a result of adpril 2000 ruling by the Nw York State Court of\ppeals, the city of N& York’s
earnings tax has been eliminated for peopiadi outside Ne& York stateThe tax vas eliminated for Ne
York state residentsXeept those liing in New York City) in July 1999.
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VIl

C.

D.

Taxes and Expenditures (cont.)

Local Commercial Property Taxes

1999 Commercial Property Tax Rate
(Per $100 Valuation)

City Basic Rate Effective Rate Ranking*
New York City* $10.37 $4.67 86

*Commercial property is tad at 45% of mask value.Additional assessment ratioary widely between
jurisdictions.

*The commercial property tax ranking is based on a comparison of 86 communities analyzed by the
National Real Estate IndeMarkets are rated in ascending otd®lumber 86 denotes the highest tax rate
in the study)

Source Basic tax rates (and assessment ratios) werdded byVertex Inc., Berwyn, R, (800) 355-
3500.The “effective” rates &ctor in the proportion of propertyalie assessed for taxation purposes, and
were calculated by the National Real Estate xretaf. Where arangeof basic rates applied, the median
was utilized.

Except where noted,ventory and intangible property are completely (ayé8yr) exempt from taxation, and
tangible personal property is takat rates and assessment ratios comparable to those for real property

Important : Please beveare that because of the wide disparities in tax rates, assessment ratios, and
assessment periods from jurisdiction to jurisdictiomeewithin some metropolitan areas), the rates
reported represempproximationonly. Actual tax assessments couldry substantiallydepending on
property class, age and location.

Local Residential Property Taxes

2000 Residential Property Tax Rate
(Per $100 Valuation)

Location Effective Rate Ranking
New York City CMP $2.05 48
Long Island $2.52 55

* The residential property tax ranking is based on a comparison of 56 metropolitan areas analyzed by the
National Real Estate IndeMarkets are rated in ascending otd®umber 56 denotes the highest tax rate
in the study)

Source Runzheimer International, Roches¥f. Runzheimer International, a management consulting
firm specializing in transportation, W&l and lving costs, preided the dictive residential property tax
rate. In lage cities where a range of residential tax rates is applied,weaibad Runzheimertomposite
tax rate (CMP). Br more information on empjee relocation, mang costs, and treel expenses, con
tact Runzheimer at 1-800-558-1702.

Important : Please beveare that because of the wide disparities in tax rates, assessment ratios, and
assessment periods from jurisdiction to jurisdictiome(ewithin some metropolitan areas), the rates

reported represefpproximationonly.

35



VIl

E.

F.

Taxes and Expenditures (cont.)

State Tax Revenue

State Tax Revenue*
($$ in millions)

July-Sept. 2000 July-Sept. 2001 % Change

New York $9,927 $8,988 (9.5%)
u.s. $108,565 $105,226 (3.1%)

*Totals include reenue from a state’personal income, corporate income and sales tanly
The fscal year bgins on July 1 for all 50 stategaeptAlabama (Oct 1), Michign (Oct 1), Nev York
(April 1), andTexas (Sept 1).

Source NelsonA. Roclefeller Institute of Geernment State Reenue Report

Federal Balance of Payment Per Capita

Federal Taxes National Balance of National
Collected Rank Payment* Rank
New York $5,834 14 ($890) 41

The national gerage of federal tas collected is $5,48Fhese national rankings are based on all 50
states, plus the District of Columbia, with number 1 representing the highest dollar amounts.

*The difference between federal spending reegi(see Chart G) and &sccollected is the “balance of pay
ment” between each state and the federagégonent.

Source Harvard Unversity and the U.S. Senafihe Federl Budget and the Statesjdeal Year 1999.
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'[|IH Taxes and Expenditures (cont.)

G. Federal Spending Per Capita — State

Salaries/ Procurement Defense Total National
Wages Contracts Spending Federal Spending Rank*

New York $415 $364 $294 $5,814 21

U.S.Average $647 $783 $835 $5,740 -

*This national ranking, which is based on all 50 states, plus the District of Columbia, is for total federal
spending. Both salariesAges and procurement contracts include all sypbaraitures. Defense spend
ing includes only those procurement contracts aages (and othexpenditures) that relate to defense.

Source U.S. Census Burea@onsolidated Bderal Funds Report for iBcal Year 2000.

H. Federal Spending Per Capita — Leading Local Counties

Defense Spending  Total
Salaries/ Procurement Defense % Change Federal
Wages Contracts Spending from 1999 Spending

Nassau County $291 $601 $525 (8.5) $4,969
New York City & County* 424 219 76 (14.6) 5,898
Suffolk County 491 641 298 30.7 4,740
Westchester County 328 243 170 (36.6) 4,768

U.S.Average $647 $783 $835 (2.6) $5,740

Both salarieshages and procurement contracts include all supbkralitures. Defense spending
includes only those procurement contracts aages (and othexpenditures) that relate to defense.

*The Naw York City & County listing includes Bronx, Kings, Queens, and Richmond Counties.

Source U.S. Census BureaGonsolidated Edeal Funds Report for iScal Year 2000.
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)@ New York/Nassau-Suffolk: Quality of Life

A. Crime Rate

Crime Per 100,000 Inhabitants—2000

% Change % Change

Violent from 1999 Property  from 1999
New York Metro 872.3 (7.8) 2,666.2 (8.3)
U.S. MetroAverage 561.4 (3.8) 3,866.7 3.7)

Source U.S. Dept. of Justic&rime in the United States

B. Child Welfare

Overall Drop-Out  Juvenile Teen Birth  Immunization

Ranking* Rate Crime Rate Rate
New York 34 22 8 16 23

*The overall ranking is based on ten ageies including child death rate, children irveny, divorce
rate, drop-out rate, infit mortality teen birth rate, jienile crime rate, and immunization rafée high
est possible ranking of all states (includivgshington, DC) is 1.

Drop-Out Rate: The number one ranking represents the state with Westoercentage of teenagers
(16-19) who are high school drop-outs.

Juvenile Crime: The number one ranking represents the state with westaaumber of arrests of indi
viduals under 18 dided by the population of the state.

Teen Birth Rate: The number one ranking represents the state with thestonumber of births for
teenagers (15-19) per 1,000 births. (There are only 49 statesiranthis catgory.)

Immunization Rate: The number one ranking represents the state with the highest percentage of tw
yearolds who hge been immunized.

Source: Childrens Rights CouncilWashington, DC, July 1999.
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)@ Quality of Life (cont.)

C. Climate
Average Temperature (Fahrenheit)
High Low
Winter 38 26
Spring 61 44
Summer 85 68
Autumn 66 50
AverageAnnual Precipitation: 44 inches
Elevation: 87 ft
% of Suniy Days Pelrear: 58%
D. Mode of Travel to Work
New York Metro Nassau-Suffolk Metro U.S. Metro
6.5%
Public

5.6%

Other
11.4%
Public

30.7% Transit

Drive Alone

L 73.0%

Public
Transit

Drive Alone

*Includes those who wrk at home.

Source U.S. Census Bureadourney toWork & Migration Statistics.
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)@l Quality of Life (cont.

E. Daily Commute Time

One-Way
Avg. Travel Time (Min.)
New York PMSA: 35.3
Nassau-Sudblk PMSA: 30.0
U.S. MetroAverage: 23.2

Source U.S. Census Bureadourney toWbrk & Migration Statistics.

F.  Major Professional Athletic Franchises

National Football League

New York Jets, N& York Giants
(co-tenants of Giants Stadium inWdersg)

Major League Baseball

New York Yankees, N& York Mets

National Basketball Association

New York Knicks

National Hockey League

New York Islanders, N& York Rangers
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)@ Quality of Life (cont.)

G. Performing Arts

Symphonies

Bronx Symphow Orchestra
Brooklyn Philharmonic Orchestra
Long Island Philharmonic (Melville)
Manhattan Philharmonic
Manhattan SymphgnOrchestra
New York Chamber Symphgn

New York City Symphow

New York Philharmonic

New York Pops Orchestra

Queens SymphgnOrchestra
Sympholy for the United Nations
Symphoty of Long Island (Uniondale)

Operas
Center for Contemporary Opera (N¥ork)
Long Island Opera (‘¥st Hempstead)
Manhattan OperAssociation
Metropolitan Oper&ssociation (Ne York)
National Grand Opera (Garden City)
New York City Opera
New York Gilbert & Sullvan Players
New York Grand Opera Compgn
Queens OperAssociation (Brooklyn)

Ballets
Alvin Ailey American Danc@ heater (N York)
American BallefTheater (N& York)
Ballet Manhattan
Contemporary Ballet Compwr{Oyster Bay)
DanceTheatre of Harlem
DanceTheatre of Long Island (Powashington)
Long Island Dance Compwgi§Story Brook)
Martha Graham Dance CompafiNew York)
New York City Ballet
New York Theatre Ballet

Source Musical America: International Diectory of the BrformingArts, New York, NY. Though maxg
sulurban communities va established symphonies and dance troupes, etc., this chart reflects the major
ongoing performing arts groups (in the eddhree caggories) that are located in the central city and
selected lage communities of this metropolitan area.
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)8 New York/Nassau-Suffolk: Current Prices, Rents, and Cap Rates’
A. Class A Property Sectors—National, Regional, Local
CBD Suburban
Office Office Warehouse Retail Apartment
AVERAGE AVERAGE AVERAGE AVERAGE AVERAGE
Price Rent Cap Price  Rent Cap Price  Rent  Cap Price Rent Cap Price  Rent Cap
sf sf Rate sf sf  Rate sf sf Rate sf sf Rate sf sf  Rate
National $204.33 $32.63 8.9% | $174.02 $25.47 8.6% | $43.69 $5.61 9.1% | $118.42 $17.49 9.3% |$103.58 $14.54 8.5%
Northeast 27099 43.81 88 187.05 2831 8.6 4822 647 9.2 12728 19.02 9.3 | 11896 19.14 89
Region
New York — Downtown
4th Q. '01 $278.28 $45.11 8.5% na nla nla nla  nla nla nfa na nla na nla nla
3rd Q. ‘01 299.99 46.08 8.0 na  nla nla na  nla nla nla na nla na  nla nla
4th Q. '00 29021 49.00 8.1 na nla nla na  nla nla nla na nla na  nla nla
New York — Midtown
4th Q. ‘01 388.03 60.05 8.3 na nla nla nla  nla nla nla na nla na nla nla
3rd Q. ‘01 406.92 62.85 8.1 na  nla nla na  nla nla nla na nla na  nla nla
4th Q. '00 41370 64.75 8.2 na nla nla na  nla nla nla na nla na nla nla
Nassau—Suff olk
4th Q.01 $157.89 $27.67 8.2% | $144.69 $25.18 8.4% | $49.78 $6.63 8.9% | $132.39 $21.39 9.2% |$122.22 $19.65 9.0%
3rd Q.01 15430 27.70 8.4 14338 2531 85 50.47 6.66 8.8 13254 21.44 92 | 12266 19.72 9.0
4th Q. ‘00 156.40 27.78 8.3 146.29 2530 8.3 51.06 6.66 8.7 13522 2135 9.0 | 11331 1882 9.3

Other Property Classes — Most Recent Period

Property Sector Price Per SF
Nassau-Sufblk
Class BApartment $77.74

1 Source(s):NREI Market Monitor For more information on this or other INDEX-seyed metropolitan areas, con
tact the National Real Estate Ixd¢800) 992-7257.
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Current Prices, Rents, and Cap Rates (cont.)

C. Local Market Rankings

4th Qtr. 2001 - Rankings™

CBD Sulurban Class B
Office Office Warehouse Retail Apartment Apartment
Manhattan Downtown
Prices 5 -- - -- -- -
Rents 5 -- -- -- -- --
Manhattan Midto wn
Prices 1 -- -- -- - -
Rents 1 -- -- -- -- --
Nassau-Sufblk
Prices 19 27 14 10 9 10
Rents 18 14 13 7 6 7

*Local marlet ranking among the 58 metropolitan areas (plus Manhattamtben and Midtevn for CBD ofice) ana
lyzed by the National Real Estate Ixdiith the #1 ranking representing the highest CAapsice and/or rent per square
foot for the noted time period.
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)(Ml Nassau-Suffolk: Market Analysis

A. Nassau-Suffolk—Market Snapshot

Job Growth Moderates

Long Island (i.e., Nassau and falit Counties)

added 5,400 jobs during 2001, representing a 0.4

expansion of the local emplment baseThis is a
significant slide from the 16,300 net jobs added
during the 12 months ending in Septembb&e
unemplyment rate grne from 2.6% in December
2000 to 3.7% one year later

The service sector weathe greatest grath with the
addition of 5,100 jobs. Gernment vas second,
producing 3,900 nve positions. Other major
employment catgories that @panded during the

year included retail, which added 2,900 to its-pay
roll, transportation, with 300 jobs, and constructio

which grev by 100.

Three emplgment sectors salosses: manaictur
ing eliminated 4,500jrance, insurance, and rea

estate (FIRE) lost 1,600; and wholesale trase s&a

decline of 800.

OFFICE

In a reversal from the record o vacancies and

strong positre absorption in 2000, Long Islandisa

vacang rates consistently climb in 2001, as abs

tion levels remained mgative through each progres

sive quarterThe overall vacang rate in the fourth
quarter 2001 stood at 14.6%, an increase from

in the third quarterand more than double the 6.7%

rate posted at the end of 2000.

Westemn Nassau County Bsts HighestVacancy:
The third quarter delery of the acant one million
square foot I. &k kuilding, a former Lockheed
Martin site being redeloped into a high-tech hub
Lake Success, is being credited for the dramatic

spike in Long Island overall vacang rate as well as

in theWestern Nassau submatKThis area eperk
enced the highesteang rate in the fourth quarter
at 23.8%, unchanged from last quarbet a whop

ping 18.7 percentage point climb from the 5.1% rat

one year earlieA fairly small submardt at 6.7 mi
lion square feet, it is not surprising that the additi
of a compl& as lage as |. Brk pushed acang into

the double digits so quickiNet absorption, though

positive, was miniscule in the fourth quarter

or

19

in

on

P

e
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In Eastern Nassau, RainkdNetworks opened its
new technology center complén Bethpage during
the second half of 200The companp set up shop
in buildings formerly evned by Northrop-
Grumman. One ilding consisted of dite space;
the other is a former avehouse that as comerted
for office use.

Courthouse Coiporate Center Brings More
Space to Mid-Sufblk: Developers completed reno
vations on the Courthouse Corporate Center
(175,000 square feet) at 320 Carlefuvenue in
Central Islip delrering the hilding to the mar&t
70% \acantAccordingly, the Mid-Sufolk submar
ket carried the second-highesicang rate (18.9%)

1» at the end of 200TThis represents an increase from

12.6% in the third quarter and more than a ten per
centage point hi from the fourth quarter 2000.

Net absorption dug deeper into the red during the
fourth quarter totaling a gative 162,000 square
feet, compared to a gative 43,000 square feet last
quarter One year ago, net absorptioasypositie,

but just barely at 5,000 square feEhe 408,000
square foot dfce comple undervay in Hauppauge
missed its tagyet date for completion (by the end of
2001) and remains under constructiarb0,000
square foot bilding continues construction on
Commack Road. Owned by Memorial Sloan-
Kettering Cancer Centers, it is slated for completion
in early 2002.

Projects that came on-line during 2001 inf&lif
County include the 277,000 square foot Reckson
Executive Rark kuilding on South Service Road in
Melville, the 183,000 square foot 100 Motor
Parkway phase 1 in Hauppauge, the abomen
tioned 175,000 square foot Courthouse Corporate
Center on CarletoAvenue, and the 149,000 square
foot Melville Corporate Center on Mass Road.

In 2001 sales adtity, Broadway Real Estate pur
chased the 350,000 square fodtoaf comple at

1979 MarcusAvenue.The huilding is 99% occu
pied.Also, Metropolitan RealtAdvisors bought
theWoodlands in Hauppauge consisting of 127,000
square feet of Class Bfife space for about $12
million.



)(Ml Market Analysis

A.

INDUSTRIAL

The overall vacang rate for industrial space on
Long Island tightened to 4.6% in the fourth quarter
the second consecwti drop of the yeafThis repre
sents a slight decline from the 4.8%cang rate
reported in both the third quarter 2001 and at the
end of 2000. Oerall net absorption totaled agae
tive 704,000 square feet in 2001, compared to thé
positive 295,000 square feet in 200he Nassau
submarlet claims Long Island’highest industrial
vacang at 6.9%, while Staten Island (only 300,000
square feet) as fully occupied. CB Richard Ellis
tracks industrial properties in Nassau and@kf
Counties, as well as Kings and Queens Counties
and Staten Island.

In sales and leasing agty, ELM Freight Handlers
has leased 106,000 square feet afelouse space
at 400 Rabro Dvie in the Hauppauge Industrial
Park and Martin Rie Rartners sold the 75,000
square foot 85 Marcus D@ in Melville to Gould
Investors for $6 millionThe property is 100%
leasedVery little nev construction s undenay

in the fourth quarteA 95,000 square foot self-stor
age fcility is slated for completion ingemingville
in Spring 2002.

Exports/Imports Decrease:The \alue of &ports
handled by the NeYork City Customs District
decreased 0.7% through October to $64 billion.
Imports fell 3% to $118 billion.

RETAIL

In a report released by $aik County’s Department
of Planning in &Il 2001, the &cany rate for shop
ping centers &s 12%, while dontown retail space
was 8% wacant.The study also shes that acany
rates in both stand-alone shopping centers anti-do
town husiness districts wa declined since the last
study in 1997. Rgardless, the reportams that the
county needs to absorb itacant retail space before
embarking on annew shopping centers.

Developers Fight to Build: Several deelopers are
finding it an uphill battle to get storesilb on Long
Island. For instance, a deloper has proposed a ong
million square foot rgional shopping mall in

Yaphank, bt Sufolk County oficials are aginst
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Nassau-Suffolk—Market Snapshot (continuea)

the planThey contend that the county has enough
retail space and point to the 775,000 square foot
Tanger Outlets in Rerhead as eliminating the need
for the proposed mall. Opened in 1994, the
Riverhead compleis an etremely popular shoep
ping destination.

Trouble is also brging in Riverhead wer an
attempt by Lave’s to luild a warehouse andagden
center on County Road 5&8.New Jersg developer
has fled a lavsuit with the state agnst the
Riverheadlown Board to compel it to appre a
site plan for a 173,000 square foatifity. One pre
ject under construction in the area is East End
PropertiesHome Depot, about a mile east of the
proposed Lwe’s. That project only bro& ground
after years of lgal haggling.

Home Depot is running into stifesistance eer
construction of other melocations on the Island,
however. The opposition comes from citizens who
fear increased tri€ around their homes and mer
chant groups who see the big-box chain as a “killer
of local competition”. Protests are still lriag over
the compay's plans to bild a reliever store in
Plainview to handle werflow from its Farmingdale,
Jericho, and Huntington outlefBhe site currently
contains a 135,000 square foot industriility

that would be razed for the 130,000 square foot
store. Similar opposition isuidding over another
planned store at Rockville Centiighe compan
contends that demand for its home imyament
wares will support more than twice the number of
stores (17) the chain hasilb on Long Island.

APARTMENT

The fourth quarteracang rate for apartments on
Long Island stood at 5.5%, according to Property &
Portfolio Researchrhis reflects a steady rise from
4.8% at yeaend 2000 and 5.2% in 20@1third
quarter Developers are getting the messaglee

1,160 multibmily permits issued in 2001 represent
a 13% decrease from 2000.

It is no easy task to get apartment projects ajguto
on Long Island, bt the most likly developments to
succeed are luxury comples. Rising home prices,
improving migration trends, and healtfob grovth
have all contriluted to a rise in demand for these
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A. Nassau-Suffolk—Market Snapshot (continuea)

high-end residential units. One project that is und
way is FRairfield Properties202-unit Rirfield Hills
South in Rrmingville, scheduled for completion in
June 2002.

Large projects that managed to complete in 2001
includeAvalonBays 340-unitAvalon Court North
and the ifst phase offrammell Crav’'s 795-unit
Alexan Brookhaen project.

HOSPITALITY

Long Islands hotel occuparncrested at 71.5% at
the end of 2001This was davn from 73% in the
third quarter and from 75.9% at the end of 2000,
according to SmitAravel ResearchThe Long
Island Hotel and Lodgingssociation reported a
40% plunge in occupapcates at manhotels
immediately after th&Vorld Trade Center attacks,
but by the frst week in Octoberates had picd
up aguin. Havever, the association points out
“Normally at this time of yeaiLong Island hotels
are about 80% full, mostly with ceantioneers.

A 161-room Hampton Inn opened iafmingville’s
Brookhaven tavnship in February 2002 and a 145-
room Inn at Bx Hollow recently opened in
Woodkury. A 163-room Red Roof Inn will open this
Spring inWesthury.
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B. Nassau-Suffolk—Submarket Inventory/Vacancy

OFFICE*

SUBMARKET INVENTORY

VACANCY

ABSORPTION CONSTRUCTION

NASSAU COUNTY

*Reported as of fourth quarter 2001.

Source: CB Richard Ellis (Garden City).

Western Nassau 6,691,526 23.8% 7,126 0
Cental Nassau 10,803,495 12.3% (216,780) 0
Eastern Nassau 5,285,797 7.0% (63,342) 0
Southern Nassau 1,094,230 4.9% 7,842 0
Nassau County 23,875,048 14.0% (265,154) 0
SUFFOLK COUNTY

Mid-Suffolk County 5,360,185 18.9% (162,512) 0
W. Suffolk County 7,561,335 11.2% 13,838 458,000
Suffolk County 12,921,520 14.4% (147,678) 458,000
MARKET TOTAL 36,796,568 14.6% (412,832) 458,000

INDUSTRIAL*
SUBMARKET INVENTORY VACANCY
Kings 33,672,121 2.7%
Nassau 22,184,394 6.9%
Queens 35,210,964 4.5%
Staten Island 300,000 0.0%
Suffolk 18,036,079 5.7%
MARKET TOTAL 109,403,558 4.6%

*Reported as of fourth quarter 2001.

Source: CB Richard Ellis (Garden City).
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C. New York—Market Snapshot

Job Growth Plummets in 2001

Job losses associated with iverld Trade Center
tragedy and further weeking in the natios’ econ
omy through the end of 2001 put greatemN\rk
at the top of the list for job losses in 200he
metropolitan area a95,400 positions eliminated,
representing a 2.2% decline in the local emplo
ment baseThis is a dramatic turnaround from the
19,800 net jobs created in 200he unemplg-
ment rate rose from 4.8% in December 2000 to
6.5% one year later

Five Sectors Hit Hard: The fnance, insurance, and
real estate (FIRE) sectoxgerienced the greatest
job declines, cutting 32,800 from its payrdihe
local service sector folleed with the elimination of
19,300 positions. Manatturing s& 16,300 jobs
swept avay, transportation eliminated 11,400, retai
lost 11,100, and wholesale trade cut 7,900.

Only two major emplgment sectors posted job
gains—construction, with the addition of 2,300 pos
tions, and geernment, which gined 1,100 ng jobs.

OFFICE

Year Ends on aWeak Note

As predicted, the Manhattanfice marlet contin
ued to soften through the fourth quarter 2001 as
metropolitan wcang rate rose to 8.6%his repre

Downtown Occupancy Unchanged fom Last
Quarter: Downtown Manhattars fourth quarter
10.6% \acang rate remained essentially unchanged
from the third quarter (10.4%), according to CB
Richard Ellis. Havever, this represents a sigitiint
increase from 2008’fourth quarter when the
vacang was a slim 3.1%. Batteryalk, Greenwich
Village, and the Financial District contuted

greatly to Devntown’s rising \acang rate.All three
gained nine percentage points during the yEae
smallest increase (4.4 percentage points) occurred
in the Insurance District.

In sales actity, Capital Real Estate is in contract
with United Nations Deelopment Corporation to
buy huildings 1, 2, and 3 at UN Plaza for approxi
mately $161 millionThe title transfer iswaaiting
sign-ofs from the nev mayoral administration and
the UN.The compl&, which does not include the
main UN general assemblyilding, consists of 1.2
million square feet of éite space, 85% of which is
leasedThe transaction a@rs the grage and déite
condos under the Millennium Hoteljildings 1 and
2, with the right to by the land from the Bishop
family in 20 years, andudding 3, which UNICEF
leases and carup for $1 in 25 years. Capital Real
Estate is a U.S. filfate of an Israeli companin
another pending sale, arv@stment fund controlled
by the prvate banking group of UBS signed a €on
tract in January tody 370 LeingtonAvenue for

hgust over $60 million.The 240,000 square foot

building represents thér$t major post-September

sents an increase of one percentage point from the 11th deal of a secondaryfick product.

third quarterand four percentage points from year

end 2000. Net absorption imwmex slightly during
the quarterbut remains in the red at agagive 4.2
million square feet, aaf cry from the 675,000
square feet of posie absorption posted one year
earlier Midtown recorded the highest gedive
absorption at 3.7 million square feet, most of
which came from Midteen North.A proliferation

of naw projects put fourth quarter construction at
nine million square feet, more than double thé v
ume undenay at the close of 2000. Firms dis
placed by th&Vorld Trade Center attacks are mak
ing their way back into Manhattan, mamiting the
need to be nediall Street and the NeYork

Stock Exchange.
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The United Federation deachers completed its
lease for 400,000 square feet at 52 Braagdand is
under contract tody the neighboring 50 Broadw.
Morgan Stanlg has signed tevdeals to place some
of its World Trade Center empjees in ne offices.
The companp sublet 146,000 square feet from
PhotoDisc at 7¥arick Street and tookver RCN
Corporations lease for 112,000 square feet at 825
Third Avenue.The lagest displaced tenant of the
World Trade CenterMorgan Stanlg, recently sold
Roclefeller Plazalest to Lehman Brothers.

Midto wn South Softens MostMidtown South
experienced the greatest annual uptakvacang,
rising more than eight percentage points during
2001 to 11.4%. Double-digitacang rates were
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C. New York—Market Snapshot (continued)

reported in eery Midtovn South submask led by
the Garment District and/est Midtavn South, both
sporting 12.2% rates. East Migin South had the
lowest \acang rate at 10.3%.

Construction Pipeline Stoled in Midtown North:
Midtown North was 6.1% ®cant at the end of 2001
representing a one percentage point increase from
the third quarter and a four percentage poing hik
from one year agdhis submarkt remains the sole
area for deelopment claiming all of Manhattan’
nine million square feet of meconstruction, more
than double thealume posted at the end of 2000.
The Rark Lexington and Roaodéfeller Center submar
kets recorded Midten North's lovest \acancies at
3%. MadisomAvenue had the highest rate at 9%.

Enron Debacle HitsTimes Squae: The fallout
from Enrons collapse is reaching all theawto
Manhattan, where the weTimes Squardower is
undervay on the south side of 42nd Street between
SeventhAvenue and Broaday. The nev $625 mit
lion skyscraper dces the real possibility of losing itg
anchor tenamrthur AndersenThe accountingifm
has pre-leased approximately 600,000 square fee
the 1.2 million square foot project. But/estige
tions intoAndersers role in Enrors accounting
transgressions and the shredding of crucial docu
ments are causing mato question the accounting
firm’s long-term viability That would spell trouble
for Times Squardower. If Andersen is not able to
meet its leasing commitment, that space will be
added to 548,000 square feet that still sits on the
marlket un-leasedlimes Squardower is just across
the street from another Boston Properties project, 5
Times SquareThat 1.1 million square footuiidding
is fully leased to accountingi Ernst &Young.

Other lage projects in deelopment in the fourth
quarter include Columis Circle (2.6 million square
feet), of whichAOL Time Warner and its three
developers will talke 925,000 square feet, 300
MadisonAvenue (1.2 million square feet), One
Roclefeller PlazaNest (one million square feet),
383 MadisorAvenue (866,000 square feet), which
is fully leased by Bear Stearns, 73xlmgton
Avenue (850,000 square feet), and 222 East 41st:
Street (374,000 square feet).

Empire Blue Cross/Blue Shield Picks up Spec
Space:In November Empire Blue Cross/Blue
Shield agreed to t&k322,000 square feet for its
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operations stafat Forest City Ratnes 700,000

square foot Nine Metrdech Centerundervay in
Brooklyn. The compawn was unable to replace the
large 480,000 square foot block of space it lost in
theWorld Trade Center attacks, so it decided to
split its headquarters and operationsfstie com
pary signed an earlier lease for 105,000 square feet
at 11West 42nd Street.

Westchester County Lose3exaco: The \acang

rate forWestchester County rose from 11.4% in the
third quarter 2001 to 14% at yeand.This repre
sented a four percentage point climb from 10% in
20005 fourth quarter

The SouthwesiVestchester submaekhad the

largest quarterly &cang increase, rising a whep
ping 16 percentage points to nearly 25%, while the
yearly uptale represents an 18 percentage point
hike. The reason for such a ¢pr increase as an
adjustment, which added a 150,000 square foot
vacant bilding to this submamsd. The impact s
substantial due to the submetk small size, just

1.4 million square feet.

INThe East 1-287 Corridor submatisa its vacany

rate jump ive percentage points to 16% between
the third and fourth quarter$his can be directly
attributed toTexaco \acating 492,000 square feet on
WestchesteAvenue in HarrisoriThe compan is
meging with Cheron and will be headquartered in
San Franciscdbsorption slid from a posite

43,000 square feet to agagive 572,000 square feet
during this timeframe as a result of the defection.

Manhattan Relocations: Noteworthy yearend
leases include MetLife’contract for 55,000 square
feet on HamiltorAvenue and\ustin Nichol's
planned lease for 32,000 square feet\@stchester
Road, both inWhite PlainsThe leases are the
result of relocations from Manhattan.

INDUSTRIAL

Not a Speculatve Building in Sight

TheWestchester County industrial matlkalso soft
ened, It the change is less dramatic than in the
office sectarSimilar to the dice sectarCB
Richard Ellis made some adjustments teeirtory
which added &cant space to the matkin the
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C. New York—Market Snapshot (continued)

fourth quarterThe vacang rate climbed from 7%
at yearend 2000 and 7.4% in 20@1third quarter

to 8.6% at the end of the fourth quarigne only
construction underay during the quarteras a
105,000 square foot single-tenantilding in

Bedford Hills and a pre-leased 33,000 square foo
building at 125 Clearbrook Road in Elmsford.

NorthernWestchester posted the higheatang at
21.3% while Southwestestchester as the tight
est submarbt with a 5.3% rateThis latter submar
ket is the lagest industrial area in the county

Exports/Imports Decrease:The \alue of &ports
handled by the NeYork City Customs District
decreased 0.7% through October to $64 billion.
Imports fell 3% to $118 billion.

RETAIL

You Can'’t Keep a Good City Davn: In a city
with residents knan for being boisterous and
brash, the silence in Manhattan feliag theWorld
Trade Center attacksas disquieting. Prominent
retailers such at Bgdorf's, Barngs, and
Bloomingdales lowered their shades out of respect
for WTC victims and consumers indulged only their
barest shopping needghe erosion of the customer
base vas @ident—from the loss of thousands of
workers in theNTC area to the dearth of both inte
national and local visitors. But this global shopping
mecca did not remain silent for long.

As soon as tharfancial markts switched on their
lights, leases were being signed—the Bjgple’s

Analysts at the Nation@ssociation of Realtors
(NAR) estimated Ne& York City’s retail \acang
rate at 6% in December 2001.

Newcomer on the Block:A testimory to Nev
York’s tolerance and dérsity, relatve nevcomer
H&M has won over city shoppersThe Swedish
fashion compansurprised jaded retaikperts with
the resounding success of itstf U.S. store in
2000. Its FifthAvenue location still dras cravds

for low-priced \ersions of the latesaghionsThe
warm reception promptedecutves of the chain to
step up gpansion in thei¥e boroughsThe com
pary now operates three Manhattan locations, frang
ing in size from the 20,000 square foot SoHo unit
to the 66,000 square foot spacé\ast 34th Street
and Broadwy. H&M also recently delted at
King’s Plaza in Brooklyn.

Drug Chain Jumps at Opportunity: More than a
survivor, New York’s number one drug chain,
Duane Reade, has quickly adapted to the post-
September 11thusiness erironment. Instead of
retreating to see what the matkwill do, it is
speeding up construction of stores in areas that are
more densely populated, suchTasies SquareThe
compamy’s strong belief in the city prompted it to
open 30 stores last yeaopping its original bdget

by five units.The chain already has a 60% share of
the Manhattan drugstore matkand 40% in other
boroughs, bt local analysts think the $1 billion
compaly can capture more customersie Nev

York metropolitan mart reportedly has one of the
lowest drugstore-to-population ratios in the country

New York Works for Home Depot: Home Depot

glow was returning. Demand for store locations has jumped Igal hurdles in the early 1990s to bring a

hardly sufered.Although overall asking rents for
retail space are @ considerably compared to one
year ago, the dip td@rs a mixed blessing. Rental

big-box store to N York and has thvied here eer
since. In the past gen years, it has opened six
stores in Queens, one in the Bronx, one in Staten

rates \ary throughout the city and are creating sone |sland, and tw in Brooklyn.All of the stores are

prime opportunities for smaller retailers in the ma
ket for 10,000 square feet or le$sere is nw
some elbw room at the rgotiating table and twer

among Home Depat’kusiest, with the Brooklyn
stores grossing the highest sales in the compan
Four more locations are under construction and

rental rates are decreasing opening costs and entic slated to open this year—Mill Basin and Starrett

ing new stores and retailenues into the city
Tenants seeking lge chunks of space in prime
areas are lwéng a more dfficult time, havever, as
very little space is\ailable.A steady stream of
demand comes fronvery industry—home furnish
ings, apparel, beaytgnd mom & pop shopFhis
diversity and fleibility is expected to put the retail
market back on track in the near term.
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City, both in BrooklynVanderbiltAvenue on Staten
Island, and Castle Hill in the Bronx. In 2003, the
compary will take on Manhattan for thér$t time,
with a site at 116th Street in East Harlem. By the
end of 2004, the compgiintends to hee 20 loca
tions in the metropolitan area.
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Outside of Manhattan, the Queens Center mall in
Elmhurst is about to get biggéihe city’s

Economic Dgelopment Corporation is going to sel
the malls avner a parcel of adjacent land enabling
it to add 422,000 square feet to the 605,000 squa;
foot shopping centelhe epansion will include a
two-level retail bridge spanning 92nd Street linking
the «isting mall and the ve addition.

Same-store sales in greatenmN¥ork fell 0.9% in
November 2001 compared to one year earlibis
reflects less of a drop than in most other areas ar
was belov the 1.4% &ll nationwide.

APARTMENT

New York’s apartment masgk had a acang rate of
4.3% at the close of 2001, an increase from 4.19
one year earligraccording to Property & Portfolio
ResearchThis is a miniscule gin and still indica
tive of relatvely tight conditionsAccordingly,
multifamily permits increased 6.5% from 2000 to
9,600 in 2001.

The fear of Wing in high-rise residential veers,
which emeged folloving the terrorist attacks,
appears to he been a shortved phenomenon.
The most recent trend has awgiog number of res
idents scooping up apartments left behind by resi
dents who are still struggling with the psychotogi
cal scars of the disaster

One Tenant’'s Nightmare IsAnother’s Dream:
Traditionally competition for apartments in e
York City has beenidrce and landlord concessions
were mostly adntasy But in the vake of the terror
ist attacks, demand fell and concessions made a
comeback, particularly indildings close to ground
zero. Rrt of the allure of \iing in Battery Rrk City
(located at the tip of iwer Manhattan along the
Hudson Ryer, just minutes from the formé&vorld
Trade Center) as the ge-catching viers offered to
tenants on the upper floors of high-risevéos. But
now the landscape sess as a painful reminder of
September 11th and matenants hee relocated to
safer areas, leang several lildings as much as
30% \acant.

In Octobey this prompted landlords tofef rent
reductions to tenants who chose to stay in the af
By November sarvy renters were on the pwb for
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bamgains. Concessions argpected to continue as
long as air quality and transportation issues remain
unresoled.

Apartment projects undesy during the fourth
€ quarter includ@Vest 23rd Street apartments (431
units) in Chelsea, 50 Murray Street (400 units) in

) downtown, PennMark (330 units) in Chelsea, 20

River Terrace (262 units) in Batteryafk City

North, 39th Street and 2idrenue (260 units) on

the East Side, anthe Seille (144 units) on the
d Upper East Side.

Walls Go up onWestchesterApartments:
Construction has lgein in devntown While Plains
on a $137 million apartment compl®cated on a
vacant site that had prieusly been considered for
an ofice huilding, movie theaterand hotel. LCOR
is constructing 500 rental units inawowers; occu
pang is scheduled to lgén in the Spring of 2003.

LCOR and J.PMorgan FlemingAsset Management
are partners in the project, which is to bewnas
Bank Street Common$heWestchester County
Industrial DeelopmentAgeng is providing tax ben
efits in exchange for LCOR setting aside 30 apart
ments at bele-marlet rates to qualid renters.

HOSPITALITY

Hotel occupangwas 73% at the end of 2001,
according to Smitfravel Research. It has been on
the decline since posting an 83% rate at the close of
2000. Occupanchad already slipped to 76% by the
end of June, a result of the sluggish econday

offs, and cuts in Wsiness treel.

The 509-roomV Times Square hotel opened in
December in time for NeYears Ewve. The 858-
roomWestin atTimes Square is currently under
construction with an opening date slated fall F
2002. Bothw andWestin are part of Staaed
Hotels & Resorts.

ea.
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D.

OFFICE—Manhattan*

New York—Submarket Inventory/Vacancy

OFFICE—Westchester County*

SUBMARKET INVENTORY ~ VACANCY  ABSORPTION CONSTRUCTION
DOWNTOWN

Battery Park 8,911,985  16.3% (239,432) 0
City Hall 10,009,070  10.2% 75,838 0
Financial District 32,731,890  11.6% (54,155) 0
Insurance District 19,606,854 7.4% (121,544) 0
Greenwich Village 12,253,740  11.9% (183,981) 0
World Trade Center 10,521,456 71% 0 0
DOWNTOWN TOTAL 94,034,395  10.6% (523,274) 0
MIDTOWN NORTH

Columbus Circle 17,886,198 5.1% (141,410) 1,902,491
Grand Central / U.N. 40,064,548 8.5% (544,680) 1,573,646
Madison Ave 12,467,334 9.0% (191,481) 1,200,000
Park /Lexington 26,758,792 3.0% (109,183) 850,000
Plaza District 17,333,842 8.3% (226,006) 0
Rockefeller Center 24,094,055 3.0% (211,466) 1,035,180
Third Ave 11,345,981 8.6% (437,518) 0
Times Square /Theater 20,190,045 5.5% (176,303) 2,352,035
Midtown North 170,140,795 6.1% (2,038,047) 8,913,172
MIDTOWN SOUTH

East Midtown South 38,078,308  10.3% (299,167) 0
Garment District 28,112,544  12.2% (244,032) 0
Penn Station 12,857,868 12.1% (561,220) 0
West Midtown South 8,180,570  12.2% (557,050) 0
Midtown South 87,229,290 11.4% (1,661,469) 0
MIDTOWN TOTAL 257,370,085 7.9% (3,699,516) 8,913,172
MARKET TOTAL 351,404,480 8.6% (4,222,790) 8,913,172
*Reported as of fourth quarter 2001.

Source: CB Richard Ellis (New York).
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SUBMARKET INVENTORY VACANCY ABSORPTION CONSTRUCTION
White Plains CBD 6,367,334 18.1%  (129,458) 0
East |-287 Corridor 11,323,536 16.0%  (572,366) 0
Southeast Westchester 2,006,472  4.8% 11,250 0
West 1-287 Corridor 7,008,825 13.4% (26,398) 0
Southwest Westchester 1,423,406 24.9%  (121,781) 0
Northern Westchester 5,665,143 7.5% 61,532 20,000
MARKET TOTAL 33,794,716 14.0% (777,221) 20,000

*Reported as of fourth quarter 2001.

Source: CB Richard Ellis (Stamford, CT).

INDUSTRIAL—Westchester County*

SUBMARKET INVENTORY VACANCY ABSORPTION CONSTRUCTION
East [-287 Corridor 2,574,865 6.7%  (34,659) 0
North Westchester 4261101 21.3%  (49,551) 105,000
Southeast Westchester 6,470,807  7.0% 144,850 0
Southwest Westchester 8,298,885  5.3%  (44,820) 0
West 1-287 Corridor 4,748,885 6.3% (109,531) 33,000
MARKET TOTAL 26,354,543 8.6%  (93,711) 138,000

*Reported as of fourth quarter 2001.

Source: CB Richard Ellis (Stamford, CT).




Methodology

Metro Market Facts is based on property transaction and supplemental data compiled by the National Real Estate Index.
Property Prices, Rents, and Cap Rate Data

The National Real Estate Index (INDEX) reports data on large income-producing properties bought and sold nationwide. The primary market mak-
ers include pension plans, real estate investment trusts, banks, savings and loans, commercial real estate brokers, appraisers, and investment pro-
gram sponsors. The properties analyzed in the INDEX include office buildings, warehouse/distribution properties, retail centers, apartments, and
hotels.

Mean Prices: The INDEX Market Monitor compiles and reports average transaction prices, rents, capitalization rates for Class A properties in
local and regional markets throughout the United States, as well as prices for lower quality properties in many markets. All transactional data is
calculated at the point of purchase/sale, reflecting values based on arm’s length negotiations.

Effective Gross Rents: Except for retail, stated rents reflect all occupancy costs. Because reported rents include rent concessions and operating
cost chargebacks, if any, reported rents are therefore effective gross rents. Reported retail rents include in-lying small shop space only and are
triple net. Warehouse rents reflect lease rates for warehouse space only.

Capitalization Rates: Cap rates are determined from reported actual net operating income, either from property sales or from representative
properties.

Important: Please note that because the rent figures represent quoted rates (after concessions) on space currently available (rather than the total
rental income for all buildings surveyed), prices, rents, and cap rates may not always appear “internally” consistent. Reported price and rent
trends are moderated by independent market surveys conducted by the INDEX research staff. Where there are too few transactions to constitute
a statistically-significant sample or the underlying data for the transactions are incomplete, the performance of prototype properties is used to
supplement the transaction data in deriving average values and cap rates.

BUILDING NORMS: In order to maintain quality data and monitor rental rate trends, specific “prototype” or “tracked” properties that conform to
the norms discussed below have been identified in each market.

All tracked properties have no leases that are significantly higher or lower than the market rates for similar space. Buildings are of high quality, have
current construction materials and techniques, and are aesthetically modern and attractive. The buildings are representative of local conditions, sta-
bilized with modest vacancy, and ten years old or less. Norms for specific property types (and local market prototypes) reported in the INDEX are
as follows:

Office: Ten stories or greater size, steel frame (or other high quality) construction, and a high quality modern exterior finish and glass applica-
tion. Properties are located in the Central Business District (CBD) or, where noted, a submarket recognized as a primary office location.

Warehouse/Distribution: The INDEX employs space originally designed and used for true warehouse/distribution or storage as the property norm.
Buildings are usually of tilt-up concrete construction, with flat roofs and a clear space span of at least 18 feet. No more than 20% of the total space
is office build-out. The buildings have a minimum of 50,000 square feet and are located in a quality industrial park or other superior location.

Retail: A “neighborhood” or small community center, rather than an enclosed mall, is the property norm for shopping centers. The typical cen-
ter is 75,000-225,000 square feet and contains at least one major anchor tenant, usually a high quality national or regional grocery store.
Generally, 30%-50% of the space in prototype retail centers is occupied by anchor tenants. All construction is single story and of modern design,
with a 3.5:1 parking-lot-to-developed-space ratio. Properties are located in established neighborhoods.

Apartment: Apartments are garden- or campus-style. Construction is standard stud frame with a stucco or other high quality exterior. Some deco-
rative facia is applied, usually of brick, and the peaked roof is built on prefabricated trusses of material other than blacktop buildup. There is quality
landscaping with some mature trees and shrubbery. Prototype apartment communities contain 100-300 units and have amenities appropriate for
the geographic region. Amenities usually include a pool, tennis courts and/or health/fitness rooms. Tenants have covered parking for at least one car
per apartment unit. Class B apartments are defined as properties built or substantively renovated from 1980 through 1989.

Note: As for most statistical data services, previously-reported data is revised as needed to reflect the receipt of new data. Specifically, because
a number of property transactions for any given quarter are reported too late to be included in that quarter's issue of the Market Monitor, the
INDEX revises data released in prior issues if the values previously reported have changed significantly. We believe this approach helps assure
the most reliable data over the long-term.
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Nonproprietary Data Sources

Sources In reporting property transaction prices, rents, and cap rates, the National Real Eskate Inde
relies primarily on proprietary data sources, includingxeresve property database.

The publishers supplement the proprietary property transaction data with non-proprietary information
and background material in the areas of property stock, absorptionaeauggvtrends.The National
Real Estate Inderecognizes the folleing distinguishedifms, publications, and indduals for their

contritutions in these areas.

CB Richard Ellis (Office, Industrial)
Sales &Marketing Management2001 Surey of Buying Pwer (Income and Retail Sales)

Other Metro Market Facts Reports

Albuquerque
Atlanta

Austin

Baltimore

Boston

Central Nev Jersg
Charlotte
Chicago
Cincinnati
Cleveland
Columhus
Dallas-Ft.Worth
Derver

Detroit

Fort Lauderdale
Greewille-Spartankirg
Hartford

Honolulu
Houston
Indianapolis
Jacksonille
Kansas City
LasVegas
LosAngeles
Memphis
Miami

Mil waukee
Minneapolis-St. Bul
Nashville

Newark-No. Nev Jersg
New York-Nassau Siiblk

Oakland-East Bay
Oklahoma City
Orange County

Orlando
Philadelphia
Phoenix

Portland
Raleigh-Durham
Riverside-San Bernardino
Sacramento

Salt Lale City

San Digo

San Francisco

San Jose

Seattle

St. Louis
Tampa-St. Petersiog
Washington, D.C.
West RIm Beach

To order, call 800.992.7257 or visit www.realestateindex.com.
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