Compared to last quarter:

Vacancy

UP

Absorption
DOWN

v

Lease Rates

DOWN

v

Construction

DOWN

N

1o view available properties,
please visit:

wWww.voitco.com

Voit

Commercial Brokerage

LAS VEGAS / FOURTH QUARTER 2008

Othice Market Report

VOIT COMMERCIAL BROKERAGE

: Office Market Highlights

@ By the close of 2008, the Las Vegas office market

reported continued escalations in vacancies, as market
demand retreated. Availability varied by location as
several emerging areas witnessed vacancies reach above
20 percent, including the southwest, south, southeast
and north submarkets. Areas reporting below-average
vacancies included more mature areas that lacked
significant expansions, including the central portions
of the valley.

With new supply outpacing market demand, vacancies
reached 17.3 percent at year-end. Compared to the
preceding quarter (Q3 2008), vacancies were up 0.5
percent, while the year-over-year increase was 3.7
percent from 13.6 percent. During the past two years,
vacancies jumped 6.5 points from 10.8 percent.

During the final quarter of 2008, the market welcomed
246,800 square feet of new supply, contributing to the
annual tally of 2.8 million square feet. Total inventory
reached 48.6 million square feet in 1,842 buildings.
From a demand perspective, contraction in major
employment sectors contributed to negative net
absorption of approximately 42,600 square feet during
the fourth quarter. During 2008, the market demanded
638,000 square feet of space.

Major projects that completed construction during the
fourth quarter included the 144,300-square-foot
Eastgate Plaza IT in Henderson, approximately 65,000
square feet at 740 Pilot Road in the Hughes Airport
Center, and approximately 22,000 square feet in The
Plaza ac Whitney Ranch.

Forward-looking supply continues to pull back as
liquidity challenges continue given market
fundamentals. As of year-end, approximately 2.2
million square feet remained under construction.

Activity was most dominant in the southwest (1.1
million square feet) followed by the northwest (628,400
square feet). Projects of significance currently under
construction include the 226,100-square-foot building
in Rainbow Sunset Pavilion, Montecito Point located
in the northwest, space in Centennial Hills Center and
office product in the Arroyo masterplan. With
significant availability in existing buildings, demand
for newly-constructed product remains somewhat
uncertain as a limited amount of pre-leasing activity
has been reported.

Project proposals exist for 4.7 million square feet of space
throughout the valley, with a high concentration along
the beltway in the southwest portion of the market.
Given the current balance between supply and demand,
we expect little to no development activity to move
forward on speculative buildings in the near term.

Broader economic conditions in southern Nevada
continued to erode through year-end. Based on the
latest available data, leading market indicators continue
to fall, suggesting near-term improvements are unlikely.
Opverall employment valley-wide is down 0.5 percent
(-4,300 jobs) from the prior year, while unemployment
levels have reached 7.9 percent. Layoffs have become
prevalent and contraction in the construction sector has
driven the bulk of the decline. In addition to a soft
employment picture, the housing market continues to
report falling prices despite an uptick in the number of
resale homes being sold. Bank-owned properties
represent the lion’s share of sales activity. Softer-than-
average performances in the tourism industry have also
contributed to the current climate. We expect continued
corrections during the majority of 2009 as the core
sectors seek out a new equilibrium.
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2008 2007 2006 % CHANGE VS. 2007
Prepared by:
Jerry J. Holdner, Jr. Under Construction 2,201,000 3,555,000 3,585,000 -38.09%
Vice President of Market Research .
e-mail: jholdner@voitco.com Planned Construction 4,667,000 6,876,000 6,608,000 -32.13%
Vacancy 17.3% 13.6% 10.8% 21.21%
APPLI LYSIS Net Absorption 637,800 2,050,000 2,357,000 -68.89%

Real People. Real Solutions.
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HISTORICAL VACANCY RATE
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HISTORICAL NEW CONSTRUCTION
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VACANCY RATE BY SUBMARKET
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CONSTRUCTION ACTIVITY BY SUBMARKET
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This survey consists of buildings greater than 5,000 square feet.

ANNUAL INVENTORY VS. VACANCY RATE
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1,674,378 463,953
5,649,980 164,465
162,002 0
7,486,360 628,418
1,693,887 0
1,103,119 0
605,723 0
3,402,729 0
1,491,632 0
4,059,138 0
1,429,508 0
6,980,278 0
975,077 200,000
5,488,101 0
599,926 0
7,063,104 200,000
813,390 301,140
6,818,676 779,642
334,783 0
7,966,849 1,080,782
1,966,113 0
8,369,481 164,944
139,712 0
10,475,306 164,944
265,015 0
1,668,454 0
123,737 0
2,057,206 0
220,000 0
876,769 84,814
368,055 0
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176,638 0
1,654,917 42,454
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VACANCY

Square Vacancy

Feet Rate
Vacant 402008
194,400 11.6%
924,439 16.4%
13,498 8.3%
1,132,337 15.1%
43,650 2.6%
99,196 9.0%
55,680 9.2%
198,526 5.8%
88,682 5.9%
785,098 19.3%
212,221 14.8%
1,086,001 15.6%
51,047 5.2%
817,037 14.9%
60,253 10.0%
928,337 13.1%
225,833 27.8%
1,401,918 20.6%
36,689 11.0%
1,664,440 20.9%
705,002 35.9%
1,774,126 21.2%
14,644 10.5%
2,493,772 23.8%
172,557 65.1%
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0 0.0%
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463,455 11.8%
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PRODUCT TYPE

CLASS A

Most prestigious buildings competing
for premier office users with rents above
Northwest average for the area. Buildings have high
quality standard finishes, state of the art

systems, exceptional accessibility and a

definite market presence.

CLASS B

Buildings competing for a wide range
of users with rents in the average range for
the area. Building finishes are fair to good
for the area and systems are adequate, but
the building cannot compete with Class A
et at the same price.

Airport
CLASS C

Buildings competing for tenants
requiring functional space at rents below
the area average.

For further information, please contact:

ANAHEIM METRO OFFICE CHULA VISTA OFFICE IRVINE OFFICE LAS VEGAS OFFICE SAN DIEGO OFFICE
3500 W. Orangewood Ave. 660 Bay Blvd., Suite 210 2020 Main St., Suite 100 10100 W. Charleston Blvd., 4370 La Jolla Village Dr.,
Orange, CA 92868-1642 Chula Vista, CA 91910 Irvine, CA 92614 Suite 200 Suite 990
TEL: 714.978.7880  TEL: 619.498.4560  TEL: 949.851.5100 LS, NV 2128 San Dicgo, CA92122-1233

FAX: 714.978.9431 FAX: 619.498.4567  FAX: 949.261.9092  TEL:702.734.4500  TEL: 858.453.0505
FAX: 702.733.7690  FAX: 858.453.1981

To view available properties, please visit:

www.voitco.com

Voit CORFAC
Commercial Brokerage International

Real People. Real Solutions.

This survey consists of properties 5,000 square feet and larger in size, representing both single tenant and multi-tenant buildings. The information contained in this report is gathered from sources that are deemed reliable but no
guarantees are made as to its accuracy. This information is for Voit Commercial Brokerage use only, and cannot legally be reproduced without prior written from the of Voit Commercial Brokerage.




