





Madison, Wisconsin

Milwaukee, Wisconsin

Contact
NAI MLG Commercial
+1 608 663 6000

Madison’s unemployment rate has ranged between 5.2%
and 6.1% for most of the year, which is less than the State
of Wisconsin and national unemployment averages. Madison
benefits from the state government and the University of
Wisconsin system, which provides the insulation necessary
to keep the economy as stable as it can be. New construction
has come to a halt except for the University, which continues
to build or renovate campus facilities.

Madison’s office market continues to be soft. Landlords are
offering increased improvement dollars and free rent to
attract new tenants. Current office vacancy is 14.1%, but a
few suburban submarkets are seeing vacancies approach
20%. The downtown market is actually quite healthy with
vacancies of 6% to 7%. No new construction has taken
place as anchor tenants are non-existent at this time and
financing for these projects is not available.

Madison’s industrial market remains healthy with a vacancy
rate of 5.9% compared with 7.2% last year. There has been
positive absorption of approximately 88,000 SF since
the first of the year. Similar to the office market, industrial
landlords are offering concessions and flexible lease terms
to attract new tenants.

Madison retail remains strong and vacancy remains
unchanged, though deals include significant landlord
concessions. Major lease transactions include Willy Street
Coop on University Avenue, Ashley Furniture at Greenway
Station and Pawn America and The Tile Shop on East

Contact
NAI MLG Commercial
+1 262 797 9400
(Brookfield)
+1 414 347 9400
(Milwaukee)

Milwaukee businesses have expressed optimism toward
future economic growth in 2012. The majority see gains in
sales, profit and employment levels compared to year-ago
levels. However, profit expectations expressed at the start

| of 2011 were tempered somewhat midway through 2011.

Through May, 2011, jobs in the metro area have risen on a
year-over-year basis for 11 consecutive months. (Source:
MMAC)

The Milwaukee office market remains relatively stable. The
overall vacancy rate is 21%, the same as in the year prior.
There has been positive absorption in the market over the
course of the first half of 2011. Class A occupancy in
Milwaukee’s downtown CBD remains at approximately 10%,
which continues to prompt discussion of new Class A office
development.

The Milwaukee retail market has seen a slow but steady
decline in vacancy rates. Lease rates have remained
relatively flat from 2010. Retailers are continuing to
show optimism for 2012 and beyond and are working to
identify new sites in the market. Walmart remains on a very
aggressive expansion pace and is working through
approvals for numerous new sites throughout the market.
Similarly, Target has broken ground on a Supercenter
concept in Brookfield. Traditional grocers, faced with
pressure from the likes of Walmart and Target, are continuing
to expand their operations. Macy’s announced their new
location at the Southridge Mall in Greendale that will open in

Metropo-lltan An?a Springs Drive. Downtown retail space remains in high Me‘mpo_"ta" A"fa 2012.In addition, Vo Maur is looking at a potential new site
Economic Overview demand as lease rates have remained unchanged. Several Economic Overview in Brookfield that would mark their entrance to the market.
2011 development projects are in the works and credit-worthy 2011 Milwaukee's industrial market has seen continued absorption,
Population 574,836 | tenants continue to sign leases. Projects in the works Population 1,660,237 | stemming off of 2010's positive numbers. There have been
2016 Estimated include Target's Hilldale Mall location, anodman 's grocery 2016 Estimated m.ultiple 100,000SF to 250_,000 SF leases gxecuteq recently,
Population 599,721 stor.e', a Marcus Theatre and' a Costco in suburban Sun Population 1577.538 ywth the balance of significant transacﬂqns bemg_ sales

Prairie, as well as the Madison area’s second Hy-Vee in the 20,000 SF to 40,000 SF range. Milwaukee is also
Employment grocery store location. Employment experiencing a slight increase in user occupied new construction.
Population 418,000 Large and small investment buyers alike continue to look Population 880,000 | |ease rates have continued to trend doyvn and incentive
Household for value added opportunities, and cap rates vary from Household packages, mostly rental abatement, have increased.
Average Income $78,090 | project to project depending on the credit worthiness of the Average Income $72,186
R existing tenants and vacancy Ie\{els. Office cap rates range ST
Household Income  $60.960 from 8.5% to 10.5%, while retail cap rates range from 8% Household Income $69,600

0 9%.
Total Population Total Population
Median Age Median Age 36
Madison At A Glance Milwaukee At A Glance
(Rent/SF/YR) Low High Effective Avg. Vacancy (Rent/SF/YR) Low High Effective Avg. Vacancy
DOWNTOWN OFFICE DOWNTOWN OFFICE
New Construction (AAA) N/A N/A N/A N/A New Construction (AAA) N/A N/A N/A N/A
Class A (Prime) $ 13.00 $ 23.00 $ 18.00 6.60% Class A (Prime) $ 25.00 $ 32,00 $ 30.00 10.00%
Class B (Secondary) $ 6.00 $ 13.00 $ 950 6.10% Class B (Secondary) $ 15.00 $ 19.00 $ 16.00 32.00%
SUBURBAN OFFICE SUBURBAN OFFICE
New Construction (AAA) N/A N/A N/A N/A New Construction (AAA) N/A N/A N/A N/A
Class A (Prime) $ 10.00 $ 18.00 $ 14.00 12.50% Class A (Prime) $ 22.00 $ 24.00 $ 22.00 18.00%
Class B (Secondary) $  6.00 $ 12.00 $  9.00 16.80% Class B (Secondary) $ 15.00 $ 19.00 $ 16.00 22.00%
INDUSTRIAL INDUSTRIAL
Bulk Warehouse $ 250 $ 950 $  5.01 8.90% Bulk Warehouse $ 200 $  4.00 $ 350 7.90%
Manufacturing $ 415 $ 950 $ 58 1.40% Manufacturing $ 3.00 $ 450 $ 375 7.90%
High Tech/R&D $  3.00 $ 12,00 $ 767 10.00% High Tech/R&D $  4.00 $  6.00 $ 425 7.90%
RETAIL RETAIL
Downtown $ 14.00 $ 3500 $ 20,00 11.50% Downtown $ 12,00 $ 30,00 $ 14.00 10.00%
Neighborhood Service Centers $  8.00 $ 18.00 $ 12.00 11.00% Neighborhood Service Centers $ 6.00 $  25.00 $ 15.00 8.00%
Community Power Center $ 12.00 $ 30.00 $ 15.00 4.50% Community Power Center $ 800 $ 2400 $ 16.00 7.00%
Regional Malls $ 14.00 $ 50.00 $ 27.00 1.00% Regional Malls $ 18.00 $ 60.00 $ 32.00 5.00%
DEVELOPMENT LAND Low/Acre High/Acre DEVELOPMENT LAND Low/Acre High/Acre
Office in CBD N/A N/A Office in CBD NA NA
Land in Office Parks $ 218,000.00 $ 523,000.00 Land in Office Parks NA NA
Land in Industrial Parks $ 30,500.00 $  43,500.00 Land in Industrial Parks NA NA
Office/Industrial Land - Non-park N/A N/A Office/Industrial Land - Non-park NA NA
Retail/Commercial Land $ 300,000.00 $1,650,000.00 Retail/Commercial Land NA NA
Residential N/A N/A Residential NA NA
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Northeastern (Fox Valley/Green Bay), Wisconsin

Casper, Wyoming

Contact
NAI MLG Commercial
+1 920 997 9990

The Northeastern Wisconsin market is heading towards
stabilization and is experiencing growth in both multifamily
and industrial markets. This will hopefully stimulate retail
and office demand moving into 2012. The perception of

' value in regard to commercial real estate as an investment

has grown and lenders are re-entering the market with
favorable rates and terms. That being the case, 2012 should
have an increase in expansion, start-up and investment
transactions.

With the increase in foreclosures in the area, multifamily
properties have experienced an increase in demand to the
point where not only are investors purchasing existing
properties, but developers are building new product and
rehabbing older developments to satisfy the demand for
nicer apartment projects.

While multifamily and industrial use is trending upward,
Northeastern Wisconsin is still experiencing sluggishness in
office and retail use. The Fox River Mall and other big box
developments still have a good demand, but in other areas
the overabundance of product is evident and is keeping
rents down. This is particularly true in the Appleton/Grand
Chute and Oshkosh markets. This being the case, tenants
are in a good position to create rent control with the general
caveat that the term will increase as a concession, much
like the market of 2010.

Much like the rest of Wisconsin, the values in the area are
still down, but it appears the bottom has been hit, and

Contact
NAI Luker
+1 307 265 8000

Casper has the amenities of a metro area with the
convenience and accessibility of a smaller community. With
a population of 75,000 in Natrona County, the Casper area
is the largest Metropolitan Statistical Area in Wyoming and
supports a vibrant economy. Casper cradles a broad industry
base built around natural resources and is expanding
to manufactures who desire low overhead with a central
western presence.

Industrial rents are $4 to $12/SF net, with a supply of 5
Million SF and a vacancy rate of less than 3%. Office rents
are $10 to $20/SF net, with a supply of 2 Million SF and a
vacancy rate of around 15%. Retail rents are $12 to $30/SF
net, with a supply of 2.25 Million SF and a vacancy rate of
around 10% mainly due to a vacant big box site that was
previously an Office Depot.

There has been industrial, office and retail development on
Casper’s east side. This area includes new Baker Hughes,
Chesapeake Energy and Coca-Cola distributors. A new
regional hospital accompanied by 300,000 SF of
office/medical campuses and a 100,000 SF church are part
of this mix. The 600,000 SF regional mall hosts, a Walmart,
Sam's, Home Depot, Menards and Kohls in addition to five
national hotel chains, four car dealers, an eight plex movie
theatre, and a multitude of restaurants and smaller retail
space. A 700 acre development is currently under way with
rail spur access through Burlington Northern, close proximity
to Natrona County International Airport and is located in a

Metropolitan Area operators and investors are back out assessing the market Metropolitan Area Foreign Trade Zone. This area is ideal for manufacturing and
Economic Overview 10 get the best deal. With many appraisals coming in under Economic Overview distribution.
2011 tax value, the buyers have the ability to purchase at record 2011 Drilling and oil service companies have continued to show
Population 535,000 lows as well as an opportunity to appeal and reduce property Population 91,335 strong demand in the market bringing employment and
) taxes. Owners looking to sell investment office/retail ) commerce to Casper. Casper’s location facilitates access to
f,mﬁ Estimated properties (with non-credit tenants) are going to find cap 2016 Estimated worldwide markets through an international airport, routes
opulation 551,000 X Population 99,529 . X
rates in the 10% to 11% range. along 1-25 and Burlington Northern railroad.
Employment Multifamily investors are experiencing cap rates of B Casper is a regional medical, finance and retail hub with
Population 309,000 ) X Population 49,713 . . .
approximately 9%. Raw land has continued to be stagnant a trade area encompassing central Wyoming and a high
Household with the exceptions of multifamily and in municipalities that Household quality of life for its residents. Companies are opening new
Average Income $66,768 are offering TIF dollars. Average Income $69,542 facilities, while established industries expand, create jobs,
el T infuse capital, and solidify investment.
Household Income $60,000 Household Income $55,838
Total Population Total Population
Median Age 36 Median Age 37
Northeastern (Fox Valley/Green Bay), Wisconsin At A Glance Gasper At A Glance
(Rent/SF/YR) Low High Effective Avg. Vacancy (Rent/SF/YR) Low High Effective Avg. Vacancy
DOWNTOWN OFFICE DOWNTOWN OFFICE
New Construction (AAA) N/A N/A N/A N/A New Construction (AAA) $ 18.00 $ 20.00 $ 19.00 5.00%
Class A (Prime) $ 1200 $ 19.00 $ 1350 N/A Class A (Prime) $ 15.00 $ 20.00 $ 1750 10.00%
Class B (Secondary) $ 6.00 $ 12.00 $ 9.00 N/A Class B (Secondary) $ 10.00 $ 15.00 $ 1250 12.00%
SUBURBAN OFFICE SUBURBAN OFFICE
New Construction (AAA) $ 11.25 $ 1950 $ 1550 N/A New Construction (AAA) $ 16.00 $ 19.00 $ 18.00 7.00%
Class A (Prime) $ 1200 $ 19.00 $ 1450 N/A Class A (Prime) $ 15.00 $ 18.00 $ 17.00 5.00%
Class B (Secondary) $ 6.00 $ 15.00 $ 9.00 N/A Class B (Secondary) $ 8.00 $ 14.00 $ 10.00 9.00%
INDUSTRIAL INDUSTRIAL
Bulk Warehouse $ 200 $ 400 $ 300 N/A Bulk Warehouse $ 300 $  8.00 $  5.00 3.00%
Manufacturing 2.00 $  7.00 $ 450 N/A Manufacturing $ 400 $ 1200 $ 7.00 3.00%
High Tech/R&D $ 400 $  7.00 $ 550 N/A High Tech/R&D $  6.00 $ 12,00 $ 9.00 3.00%
RETAIL RETAIL
Downtown $  4.00 $ 13.00 $ 850 N/A Downtown $ 12.00 $ 16.00 $ 14.00 8.00%
Neighborhood Service Centers $ 800 $ 16.50 $ 1225 N/A Neighborhood Service Centers $ 10.00 $ 16.00 $ 12,00 6.00%
Community Power Center $ 1200 $ 18.00 $ 15.00 N/A Community Power Center $ 12.00 $ 25.00 $ 16.00 10.00%
Regional Malls $ 15.00 $ 3500 $ 18.00 N/A Regional Malls $ 800 $ 22,00 $ 15.00 10.00%
DEVELOPMENT LAND Low/Acre High/Acre DEVELOPMENT LAND Low/Acre High/Acre
Office in CBD N/A N/A Office in CBD $  125,000.00 $  200,000.00
Land in Office Parks $  20,000.00 $  325,000.00 Land in Office Parks $  140,000.00 $  200,000.00
Land in Industrial Parks $  19,000.00 $ 200,000.00 Land in Industrial Parks $  45,000.00 $ 125,000.00
Office/Industrial Land - Non-park $  50,000.00 $  500,000.00 (Office/Industrial Land - Non-park $  45,000.00 $ 100,000.00
Retail/Commercial Land $  45,000.00 $ 1,000,000.00 Retail/Commercial Land $ 150,000.00 $ 900,000.00
Residential $  25,000.00 $  45,000.00 Residential $  40,000.00 $ 300,000.00
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= Glossary

Acre
Area of land equal to 43,560 SF (4,047 M2).

Bulk Warehouse (Warehouse)
All modern distribution facilities 25,000 SF (2,500
M?) or greater. Quoted annual rate,
net basis.

CBD (City Center)
The central business district is a market’s
primary concentration of business activity,
much like a traditional downtown.

Class “A” Office (Prime)
Excellent location (5,000 SF or 500 M?), high-
quality tenants, high-quality finish, excellently
maintained; usually new, or old buildings that are
competitive with new construction.

Class “B” Office (Secondary)
Good location (5,000 SF or 500 M?), fairly high-
quality construction and tenants. Buildings with
only minimal deterioration or obsolescence.

Community Power Centers (Big Box)
Retail centers over 250,000 SF - 600,000 SF
(25,000 M2 - 56,000 M?), which include one or
more “category killers”, life-style centers and out-
let centers.

Development Land Prices in 2011
Based on land sales recorded. The guide quotes
the rate paid for land with available utilities and
zoning in place for the use noted.

Downtown Office (City Center)
Sites in the market’s central business district.

Downtown Retail (City Center)
Any prime ground floor retail space in the mar-
ket’s central business district, excluding space
in enclosed malls. United Kingdom and Ireland
presented on Zone A Basis.

Effective Average Rent

Net present value rate taking concessions, such
as free rent and escalations into account.

Full Service Basis
Indicates that the landlord pays all expenses.

High Tech/R&D (Flex)
Modern buildings with space dedicated to
research/product development, or buildings
in industrial settings with high percentage of of-
fice/showroom style finish.

GLA
Gross leasable area.

GSA
General Services Administration, the US
Government’s property procurement agency.

Hectare
Area of land equal to 2.47 acres.

Highway/Commercial Land
Refers to any commercially zoned land that has
frontage along, and access to, a major state or
interstate highway.

Industrial Rents

This report quotes the annual rate on a
net basis.

Manufacturing Space

All facilities of 25,000 SF (2,500 M?) or greater used
in the production or development of goods.

Neighborhood Service Centers

(Retail Units on Parks)
Retail centers ranging in size from 75,000 to
250,000 SF (7,500 M? to 25,000 M?), anchored
by foot and/or drug stores providing general
services to the local market—including pad
sites. United Kingdom and Ireland presented on
Zone A Basis.

Net Basis
Indicates the tenant pays for most of the
operating costs such as utilities, maintenance,
repairs and cleaning.

Office Rents
This report quotes the annual rate as
full-service basis. Europe quoted as annual
rates, net basis.

Regional Mall

(Regional Shopping Center)
Suburban or downtown properties over
600,000 SF (60,000 M?) with at least two major
department store anchor tenants.

Retail Rents
This report quotes the annual rate on a
full-service basis. Europe quoted as annual
rates, net basis.

SF; s.f.
Square foot or square feet, depending on the
reference. 1 square foot = 0.093 M2,

SM; sm; M2
Square meter. 1 S.M. = 10.764 square feet.

Solus Food Stores
Stand-alone large supermarkets or
hypermarkets from 50,000 SF (5,000 M?)
and up. Quoted as annual rates, net basis.

Suburban Office
Stand-alone buildings and business parks not
within the metro city limits.

Vacancy Rate
The percentage of market space being
directly offered by the landlord or properties for
lease and the amount of sublease space being
offered by tenants. In cases where the space is
under lease but not occupied, count it as part
of the vacancy.

Zone A
The area at the front of the shop at pedestrian
level. It is usually 6.1 meters deep, this
measurement equating 20 feet. In a very
limited number of locations, Zone A can be
30 feet deep (9.1 meters).
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Build on the power of our network.™

NAI Commercial is a full-service commercial real estate brokerage serving the Canadian
market with 12 regional offices coast to coast.

With a staff of 200 professionals serving its domestic and international clients,

NAI Commercial provides unsurpassed market knowledge, local expertise and client service
supported with a broad range of in-house services including research, mapping, marketing,
advertising services and state-of-the-art technology.

OUR SERVICES
Investment Sales

Tenant/Buyer Representation
Corporate Services

Property Management
Business Brokerage
Consulting & Special Situations
Retail Representation

Hotels & Resorts

. Montreal Toronto
Industrial Property tol + 514 866 3333 tel + 416 205 9222
Land fax + 514 875 0310 fax + 416 205 9228

Ottawa Vancouver

tel + 6132302100 tel + 604 683 7535
fax + 613 230 3454 fax + 604 691 6688
Halifax Langley

tel + 902 429 1811 tel + 604 534 7974
fax + 902 429 1891 fax + 604 534 0764
Calgary Victoria

tel + 403 214 2344 tel + 250 381 2265
fax + 403 214 0244 fax + 250 381 7803
Regina Edmonton

tel + 306 525 3344 tel + 708 436 7410
fax + 306 565 8131 fax + 708 436 9882

NA I Co m m e rc i a I www.naicommercial.ca

© 2012 NAI Global

Commercial Real Estate Services, Worldwide.



