MIAMI, FL

3rd Quarter Market Report

OVERVIEW:

The 3 Quarter was marked by the first significant step toward normalcy. Prospects stopped
looking and started leasing; investors started buying on a limited basis and the overall mood
began to improve. As the quarter closed, a sense of modest optimism accelerated as the shift
was about to occur in Washington.

Investment: Deep-pocket investor activity accelerated with large transactions in multiple
categories. Cap rates for true trophy assets fell below 7% and in some cases below 6%, Investors
with long hold periods acquired these trophies expecting strong rental growth as the economy
improves. The remaining asset classes have cap rates of 8% - 10%.

Retail: The retail market did not suffer from overbuilding over the last five years, Thus, it shifted
from an abnormal condition of full eccupancy to a more typical 10% vacancy. Rents have dropped,
principally due to reduced sales levels per sq. ft. versus excess inventory. The market seems to
have stabilized. As economic growth resumes, sales per sq. ft. will grow and rents will follow.

Industrial: Overall vacancy rates dropped by almost 1% in the last 9 months to 9.3%; there is
limited new construction and large blocks of space are being rented. Absorption should increase
through year-end as the US and Latin America economies improve. Major projects underway are:
the Port of Miami (to offer docking for super freighters that will traverse the soon-to-be widened
Panama Canal) and at the Miami International Airport - to increase capacity.

Office: This sector is the weak link. As the economy improves, it is driven by increased preductivity, not job growth. Expectations are job growth will
not resume until mid-2011, Vacancy rates will remain constant or increase in the CBD/Brickell submarkets; 1 million sq. ft. of new Class-A space was
delivered this quarter. Save for a few submarkets, occupancy rates will remain at current high levels or drift higher and rents will remain at low levels or
drift lower.
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