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THE DALLAS/FORT WORTH  
METROPLEX ECONOMY 

 
Employment Growth Continues 
 
The Dallas/Fort Worth area is second in the nation in 
job growth. Metroplex payroll employment increased by 
1.7% – 50,000 jobs – over the 12 months ending 
October 2008. By comparison, national employment 
declined by 0.8% over this period.  Most core sectors of 
the local economy experienced growth during the 
quarter. The Education/Health and Trade, 
Transportation and Utilities sectors fueled job growth in 
the Metroplex, adding 14,200 and 11,000 jobs, 
respectively, in the 12 months ending October 2008.   
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The Dallas/Fort Worth unemployment rate was 5.5% in 
October 2008, up from 4.0% a year earlier but below a 
cyclical high of 7.4% in the summer of 2003. The 
national unemployment rate was 6.5% in October. 
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An update on the Metroplex’s core industries: 

• The Financial Services sector nationally is in 
turmoil because of the credit crunch, yet it continues 
to grow locally. 

• The Manufacturing sector continued to contract, 
with manufacturers pessimistic about current and 
future business conditions. 

• Transportation & Warehousing activity has 
slowed slightly; rising operating costs and a national 
economic slowdown have impeded growth.  

• The Hospitality & Convention sector continues to 
perform well; the new Cowboys Stadium has been 
selected to host the 2014 NCAA men’s Final Four. 

Core Industries
Dallas/Fort Worth

2007

Note: Subcomponents of core industries were redefined in June 2007.
Source: GMU Center for Regional Analysis, Delta Associates; December 2008.

Total GRP:                 $314     100%

Financial, Professional,
and Technical Services      $50 16%

State & Federal Government      $28 9%
Manufacturing $24 8%
Construction $16 5%
Transportation & Warehousing $12 4%
Hospitality and Conventions $11 4%
Education & Health Services     $10 3%

Core Industries $ (Bil) % GRP

Total Core Industries: $152  49%
Other $163 51%

GRP = Gross Regional Product  
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The Financial Services sector continues to see solid 
(but slowing) job growth in the Metroplex, adding 3,300 
jobs — a 1.4% increase — over the 12 months ending 
October 2008.  Plano-based ViewPoint Bankers 
Financial Mortgage has announced plans to expand its 
Texas operations. ViewPoint Bank, the banking arm of 
Plano-based ViewPoint Financial Group, is finalizing a 
deal to assume the leases on eight retail mortgage 
offices across the state from CTX Mortgage, the 
financing arm of Dallas-based Centex Corp. Four of the 
offices are located in the Dallas-Fort Worth area, two 
are in the Houston area, one is in Austin, and one is in 
Corpus Christi. ViewPoint has more than $1 billion in 
mortgages assets, of which 75% are in the retail market. 
The bank has assets totaling $1.86 billion dollars and 29 
branch locations. ViewPoint reported net income of $3 
million in the six months ending in June, up 23% from 
the prior 12 month period. 
 
The regional Manufacturing industry lost 5,500 jobs – a 
1.9% decrease – over the 12 months ending October 
2008.  Trinity Containers, LLC, a subsidiary of Dallas-
based Trinity Industries, Inc., has announced the 
closing of a transportation tank manufacturing plant in 
Saginaw, Texas. According to the filing with the Texas 
Workforce Commission, 207 staff positions will be 
impacted by the closing. The October report of the 
Texas Manufacturing Outlook Survey from the Federal 
Reserve Bank of Dallas continues to report a soft 
manufacturing sector. Most of the Fed’s indicators 
remained weak, with volume and productivity indices 
remaining negative. Most measures for future activity 
declined from the previous month, with pessimism 
regarding current and future business conditions. The 
Texas Industrial Production Index increased 1.7% in the 
12 months ending October 2008 because of a 3.2% 
increase in mining.  
 

Texas Industrial 
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The Trade, Transportation and Utilities sector gained 
11,000 jobs – 1.8% – over the 12 months ending 
October 2008. According to the Foreign-Trade Zone 
Board’s 68th annual report to Congress, the Alliance 
Global Logistics Hub has been named the number one 
general purpose foreign-trade zone in the U.S. in terms 
of the amount of foreign merchandise admitted into the 
zone. Data from 2006, the most recent available, shows 
more than $4 billion in foreign products were admitted 
into the zone.  The Alliance Hub is followed by Port 
Hueneme in California, the Newark/Elizabeth hub in 
New Jersey, the Harris County hub in Texas, and the El 
Paso hub in Texas, all of which rank in the top five in 
terms of most merchandise admitted into the zone. 
 

Cargo Volume
DFW International Airport
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The Hospitality/Convention sector added 10,300 jobs 
over the 12 months ending October 2008 — a 3.7% 
increase.  NCAA officials have announced that the new 
Dallas Cowboys stadium will host the 2014 NCAA 
men’s Final Four basketball tournament. The $1.1 billion 
stadium is scheduled to open in June 2009. It is slated 
to host the 2010 NBA All-Star Game and the 2011 
Super Bowl.  
 
Dallas/Fort Worth’s Information/Telecom sector lost 
2,000 jobs over the 12 months ending September 2008, 
a 2.2% decrease. Multiple technology firms have 
announced plans to cut jobs at their DFW-area 
locations. THQ Inc., a video game publisher based in 
Agoura Hills, California, has announced plans to close 
its 57-person office at 1501 LBJ Fwy. in Farmers 
Branch, effective January 2.  Centennial, Colorado-
based Verio, a web hosting company, plans to cut 71 
positions at its office in the Infomart at 1950 Stemmons 
Fwy. in Dallas beginning on January 19th. Sun 
Microsystems, a maker of computing equipment and 
software based in California, has announced that it will 
cut 14 jobs in January at its office at 16000 Dallas 
Pkwy. in Dallas. This follows the elimination of 24 
positions at the same location in September. 
 
The median single-family home price in the Dallas/Fort 
Worth metro area declined by 2.3% over the 12 months 
ending in September to $150,200, according to the 
National Association of Realtors. The Dallas/Fort Worth 
market continues to be more resilient than many others 
in the country. As home prices in the 20 largest U.S. 
metro areas peaked an average of 107% above their 
January 2000 levels, prices in the Dallas/Fort Worth 
metro area rose 27%. This has led to a softer landing 
for the Metroplex housing market in the national housing 
downturn. Nationally, the average U.S. home price fell 
11.3% over the 12 months ending in October. However, 
foreclosure filings in Texas have been on the rise. 
According to reports from Realty Trac Inc., 27,445 
homes in Texas entered the foreclosure process in the 
3rd quarter of 2008, down 5.7% from the previous 
quarter but up 2.5% over the 3rd quarter of 2007. 
 

Median Single Family Home Price
Dallas/Fort Worth Metro Area

2005 – 3rd Quarter 2008

$138

$140

$142

$144

$146

$148

$150

$152

2005 2006 2007 Q1 08 Q2 08 Q3 08

Th
ou

sa
nd

s 
of

 $

Source: National Association of Realtors; December 2008.  
 

 
 
 

THE DALLAS/FORT WORTH METROPLEX 
ECONOMIC OUTLOOK 

 
The Metroplex economy will likely continue to be among 
the best in the nation in 2009, with a broad range of 
growing economic sectors helping to shield it from some 
effects of a national economic downturn. However, the 
declining price of energy will hinder employment growth 
in that sector. We estimate Dallas/Fort Worth will add an 
average of 30,000 jobs per year through 2010 – enough 
jobs to support a sturdy commercial real estate market 
into 2009, notwithstanding recessionary market 
conditions at the national level.  
 

Job Forecast
Dallas/Fort Worth

2008 – 2010

-80,000

-60,000

-40,000

-20,000

0

20,000

40,000

60,000

80,000

100,000

120,000

A
nn

ua
l J

ob
 G

ro
w

th

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010

Source:  BLS, Delta Associates, 12/01 Source: Bureau of Labor Statistics, Delta Associates; December 2008.

3-Year Projected 
Average = 

30,000/Annum

16-Year Average = 58,800/Annum

 



   
 

 
 
 

             
 
 

 

5
Year-End 2008 Dallas/Fort Worth Metroplex 

Outlook
A market report for commercial real estate executives A market report for commercial real estate executives 

Office Absorption and Employment
Dallas/Fort Worth

1981 –2008

-6

-4

-2

0

2

4

6

8

10

12

81 82 83 84 85 86 87 88 89 90 91 92 93 94 95 96 97 98 99 00 01 02 03 04 05 06 07 08*

N
et

 A
bs

or
pt

io
n 

(M
ill

io
ns

 o
f S

F)

-100

-50

0

50

100

150

200

C
ha

ng
e 

in
 E

m
pl

oy
m

en
t (

00
0'

s)

Net Absorption Change in Employment

Source: Bureau of Labor Statistics, Delta Associates; December 2008. *12-month job growth ending October 2008.  
 
 

THE DALLAS/FORT WORTH METROPLEX 
OFFICE MARKET 

 
Market Expansion Decelerates 
 
The Dallas/Fort Worth office market slowed in the 4th 
quarter 2008. Vacancy rates rose and absorption 
softened, especially in Dallas. Rental rates began to 
edge down. 
 
Absorption Slow in 4th Quarter  
 
Net absorption of office space totaled 247,000 SF in the 
Metroplex in the 4th quarter of 2008, compared to 1.6 
million SF in the 3rd quarter. The delivery of pre-leased 
space has boosted absorption in 2008. Net absorption 
by class of space: 
 

 4th Quarter          2008 

• Class A: (623,000) SF            (175,000) SF 
• Class B:   775,000 SF           3,356,000 SF                
• Class C:     95,000 SF              104,000 SF           
 
 
Dallas Metro net absorption totaled negative 145,000 
SF in the 4th quarter.  The Upper Tollway/West Plano 
submarket saw the most absorption, 346,000 SF, in part 

due to the delivery of 6957 Plano Pkwy., a 111,000 SF 
medical office building that was 100% pre-leased. 
Dallas Class A properties saw net absorption of 
negative 582,000 SF during the quarter. Class B 
properties accounted for 382,000 SF of absorption, 
while Class C properties saw 55,000 SF of absorption. 
 
Fort Worth Metro net absorption totaled 392,000 SF in 
the 4th quarter.  Class A properties accounted for 
negative 41,000 SF of absorption. Class B properties 
saw 393,000 SF of net absorption in the 4th quarter. The 
Alliance Air/Fossil Creek submarket was the strongest 
performer in Fort Worth, absorbing 202,000 SF, in part 
due to the delivery of a 204,000 SF building at 13650 
Heritage Pkwy. that was 100% pre-leased to Daimler 
Financial Services.  
 

Net Absorption of Office Space
and Vacancy Rate Trends

Dallas/Fort Worth
1998 –2008
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The amount of sublease space immediately available in 
the Metroplex increased by 30,000 SF in the 4th quarter 
2008, after remaining unchanged in the 3rd quarter; for 
the year, sublease space increased by 360,000 SF. 
There is 2.6 million SF of sublease space on the market 
– a healthy level of 0.9% of the standing inventory. 
 
Vacancy:  Edging Upwards 
 
The overall Metroplex vacancy rate was 17.2% at year-
end 2008, up from 17.0% at 3rd quarter and 17.1% a 
year ago. 
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The direct office vacancy rate rose to 16.3% at year-end 
from 16.1% in the 3rd quarter and 16.1% a year ago. 
The sublease vacancy rate is down 10 basis points over 
the past 12 months.   
 
DFW vacancy rate by class at year-end 2008: 

   Direct  Overall 
• Class A  15.6%    17.0% 
• Class B  17.9%    18.6% 
• Class C  10.5%    10.6% 
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Overall vacancy rate at year-end 2008 in select 
submarkets: 

• Dallas CBD   21.3% 
• East LBJ Freeway  21.1% 
• North Dallas Tollway  18.9% 
• Fort Worth CBD     9.3% 
 

We expect DFW’s office vacancy rate to rise up to 100 
basis points by year-end 2010 as speculative space 
delivers to the market.  
 
Construction Down Over the Year;  
Pre-Leasing Healthy 
 
There is 6.6 million SF of office space under 
construction or renovation in the Metroplex at year-end 
2008, down from 6.8 million SF in the 3rd quarter and 
9.0 million SF a year ago.  
 
Space under construction or renovation at year-end 
2008 is 59% pre-leased, compared to 52% in the 3rd 
quarter and 53% a year ago.  There is currently 2.7 
million SF of speculative space under construction in 
the DFW market. 
 
 
 

Total Total Direct Vacancy Rate Vacancy SF Under Net Absorption (SF) 2/

Total Rentable SF Vacant SF At End Of: Rate Constr. or
Submarket Bldgs All Bldgs. 1/ All Bldgs. 2005 2006 2007 2008 w/ Sublet Renovation 2005 2006 2007 4th Q 08 2008

Dallas 2,057 232,166,290    42,842,770    18.6% 18.1% 17.4% 17.4% 18.5% 5,103,813            2,151,000   4,531,000     3,310,000  (145,000)    2,605,000   

Fort Worth 672 45,907,276      5,023,675      11.0% 9.6% 9.5% 10.5% 10.9% 1,459,737            1,073,000   1,046,000     546,000     392,000     680,000      

Total - DFW 2,729 278,073,566    47,866,445    17.3% 16.7% 16.1% 16.3% 17.2% 6,563,550            3,224,000   5,577,000 3,856,000 247,000 3,285,000

Vacancy Rate with Sublet Space 18.5% 17.5% 17.1% 17.2%

1/ Includes buildings 15,000 SF and greater.  Does not include buildings under construction or buildings owned by the government.
2/ Net change in physical occupancy for direct and sublet space combined.

Source: Inventory and Vacancy from analysis of CoStar data, net absorption computed by Delta Associates; December 2008.
Delta Associates, the research affiliate of Transwestern, is headquartered at:
500 Montgomery Street, Suite 600, Alexandria, VA  22314; Phone: 703-836-5700; www.DeltaAssociates.com

SUMMARY OF OFFICE MARKET INDICATORS - ALL SPACE
DALLAS/FORT WORTH METROPLEX

2005 THROUGH 2008

December 2008 December 2008
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Office Space U/C and Renovation 
Dallas/Ft. Worth 
Year-End 2008 

Submarket SF % Pre-leased
Allen/McKinney  244,000 14%
Central Expressway 218,001 33%
Dallas CBD  169,400 100%
Denton/Lewisville 86,000 26%
D/FW Freeport/Coppell  55,530 39%
Frisco/The Colony  702,022 68%
Mesquite/Rockwall 
North Dallas Tollway 

17,200 
197,184 

50%
0%

Preston Center 219,984 85%
Richardson  1,000,000 100%
Southwest Dallas 75,000 15%
Upper Tollway/W. Plano 939,426 55%
Uptown/Turtle Creek 1,130,066 53%
West LBJ Freeway 50,000 100%
Dallas Subtotal 5,103,813 62%
Alliance Air/Fossil Crk 50,000 100%
Arlington 15,000 69%
Ft Worth CBD 388,000 57%
Southwest Ft Worth 743,737 50%
Westlake/Grapevine 263,000 14%
Fort Worth Subtotal 1,459,737 47%
DFW Total 6,563,550 59%

Source: CoStar, Delta Associates; December 2008. 
 
1.4 million SF of office space was delivered in DFW in 
the 4th quarter of 2008, bringing the annual total to 5.9 
million SF. 45% of the space delivered in 2008 was 
leased upon delivery, compared to 52% a year ago. The 
largest delivery of the 4th quarter was the Daimler 
Financial Services building, at 204,000 SF, in the 
Alliance Air/Fossil Creek submarket. 
 
Office Rents: Moderating 
 
Class A and Class B office rents declined in Dallas/Fort 
Worth during the 4th quarter of 2008.  Metroplex 
average asking rents at year-end 2008 and percentage 
change since year-end 2007: 
 

• Class A   $22.23  0.3% 
• Class B   $17.78              1.6% 

 
Better buildings in better submarkets are outperforming 
these market-wide averages. 
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Investment Sales: Much Lower Than in 2007 
 

Investment sales volume in the Metroplex totaled $1.6 
billion in 2008, compared to $3.4 billion in 2007. The 4th 
quarter volume included the sale of 950 E. Belt Line Rd. 
as part of portfolio sale. Two other properties in the 
Dallas area were involved in the transaction, 1305 W. 
Jefferson St. and 4501 Joe Ramsey Blvd., for a total 
sale price of $27.5 million ($237/SF). Grubb and Ellis 
Healthcare REIT purchased the properties, which total 
116,000 SF. We expect sales volume to be modest in 
2009, as hesitance in the credit markets continues to 
create a difficult investment environment. 

Comparative Investment Sales Volume
Office Product

2001 – 2008
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Selected 4th Quarter Office Transactions: 
Property/Submarket Sale Price/Buyer 
  

12001 N. Central Expy. $18.0 million ($73/SF) 
East LBJ Freeway RPD Catalyst  
  

4245 N. Central Expy. $7.7 million ($88/SF) 
Central Expressway M West Holdings  

 

Source: Real Capital Analytics; December 2008. 
 
Sales prices averaged $195/SF in the Metroplex in 
2008, compared to $126/SF in all of 2007. This sharp 
increase is due to sales of high-profile properties early 
in the year as well as a few trophy office/medical 
buildings. The five buildings purchased by Care 
Investment Trust in the 1st quarter averaged $411/SF, 
and 14 buildings sold for more than $200/SF throughout 
the year. 
 

Average Office Sale Price
Dallas/Fort Worth
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Returns on core Dallas/Fort Worth office assets have 
trended downward since mid-2007 on a trailing 12-
month basis, as overall Metroplex cap rates hover in the 
6% range. However, cap rates have plateaued. We 
expect Metroplex cap rates to rise over the next two 
years as sales volume is constrained and competition 
for assets is limited.  
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THE DALLAS/FORT WORTH METROPLEX 
OFFICE MARKET OUTLOOK 

 
The Dallas/Fort Worth office market should experience 
modest growth in 2009. We expect job growth in the 
Professional/Business Services sector to create steady, 
albeit reduced, demand for office space. Vacancy rates 
have passed the cyclical low for this cycle, and rents will 
moderate. There is a large amount of space under 
construction in the Metroplex, which will push up 
vacancy through 2010, though the pipeline is declining. 
The pre-leasing rate is stable and healthy. Developers 
should continue to exercise caution when considering 
speculative projects, given the turmoil in the national 
economy. 
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Total Total Direct Vacancy Rate Vacancy SF Under Net Absorption (SF) 2/

Total Rentable SF Vacant SF At End Of: Rate Constr. or
Submarket Bldgs All Bldgs. 1/ All Bldgs. 2005 2006 2007 2008 w/ Sublet Renovation 2005 2006 2007 4th Q 08 2008
Dallas CBD 112 36,451,535        7,779,358       22.0% 21.6% 20.1% 20.7% 21.3% 169,400        (58,000) 357,000 636,000 (406,000) (493,000)
Uptown/Turtle Creek 3/ 88 10,585,261        1,538,121       11.8% 7.7% 6.2% 12.2% 14.5% 1,130,066     191,000 373,000 396,000 (18,000) 107,000
White Rock 77 4,975,388          391,382          8.9% 8.0% 8.4% 7.6% 7.9% -               (56,000) 32,000 132,000 37,000 36,000
Central Expressway 123 15,012,036        2,183,344       16.3% 15.9% 17.3% 13.9% 14.5% 218,001        271,000 198,000 (200,000) (137,000) 205,000
Preston Center 58 4,633,816          448,171          8.8% 8.8% 7.6% 7.5% 9.7% 219,984        (24,000) (65,000) 109,000 (87,000) (23,000)
Stemmons Freeway 5/ 132 13,686,747        3,274,846       24.5% 27.2% 27.4% 23.7% 23.9% -               (484,000) (258,000) (47,000) 172,000 259,000
South Irving 23 1,746,447          310,558          13.7% 17.2% 18.1% 17.8% 17.8% -               (37,000) (72,000) (17,000) (29,000) 6,000
Las Colinas/Urban Center 59 9,450,859          2,469,763       23.7% 28.0% 25.3% 24.8% 26.1% -               307,000 (482,000) 311,000 (21,000) 22,000
Office Center/LBJ Extension 5 118 15,506,264        2,806,618       13.8% 13.8% 15.1% 17.6% 18.1% -               (131,000) 309,000 (57,000) 105,000 (152,000)
DFW Freeport/Coppell 3/ 86 9,890,540          2,025,783       14.9% 12.9% 14.3% 19.8% 20.5% 55,530          29,000 1,157,000 223,000 171,000 (96,000)
West LBJ Freeway 51 5,054,475          1,190,771       29.4% 30.2% 28.8% 22.8% 23.6% 50,000          111,000 (142,000) 165,000 142,000 310,000
Denton/Lewisville 130 7,315,091          1,744,024       22.7% 20.5% 15.7% 23.0% 23.8% 86,000          691,000 454,000 362,000 (132,000) 42,000
Frisco/The Colony 43 3,565,951          843,891          15.7% 11.0% 16.3% 19.9% 23.7% 702,022        191,000 563,000 499,000 (71,000) (166,000)
Allen/McKinney 4/ 50 4,640,086          638,179          15.5% 21.9% 27.0% 13.6% 13.8% 244,000        15,000 204,000 30,000 32,000 636,000
Upper Tollway/West Plano 159 19,754,304        3,177,786       12.9% 14.7% 18.2% 14.1% 16.1% 939,426        (691,000) 206,000 (255,000) 346,000 1,476,000
Plano 103 8,386,287          1,636,981       10.3% 13.7% 17.5% 18.6% 19.5% -               221,000 (132,000) (244,000) (15,000) 42,000
Richardson 147 13,296,744        1,843,807       19.6% 17.3% 15.0% 13.5% 13.9% 1,000,000     589,000 509,000 176,000 (70,000) 354,000
North Dallas Tollway 197 21,567,707        4,076,902       18.2% 16.5% 15.5% 17.1% 18.9% 197,184        462,000 406,000 18,000 (92,000) (187,000)
East LBJ Freeway 124 17,070,264        3,606,345       27.1% 25.1% 19.6% 19.5% 21.1% -               455,000 316,000 711,000 (97,000) 197,000
Garland 45 1,958,072          259,743          12.4% 12.9% 12.0% 13.3% 13.3% -               44,000 (46,000) 86,000 (9,000) 32,000
Southeast Dallas 3/ 17 767,263             37,414            13.0% 5.2% 4.7% 4.9% 4.9% -               3,000 65,000 3,000 18,000 1,000
Mesquite/Rockwall 27 794,203             85,797            13.1% 11.4% 10.2% 10.2% 10.8% 17,200          6,000 91,000 8,000 40,000 61,000
Southwest Dallas 60 2,531,509          273,299          15.0% 14.3% 12.0% 10.8% 10.8% 75,000          29,000 53,000 47,000 37,000 15,000
Grand Prairie 28 3,525,441          199,888          16.5% 6.8% 3.5% 5.7% 5.7% -               17,000 435,000 218,000 (61,000) (79,000)

TOTAL - Dallas Suburbs 1,945 195,714,755      35,063,412     17.9% 17.4% 16.9% 16.8% 17.9% 4,934,413 2,209,000 4,174,000 2,674,000 261,000 3,098,000

TOTAL - Dallas 2,057 232,166,290      42,842,770     18.6% 18.1% 17.4% 17.4% 18.5% 5,103,813   2,151,000 4,531,000 3,310,000 (145,000) 2,605,000

Vacancy Rate with Sublet Space 19.9% 19.0% 18.5% 18.5%

1/ Includes buildings 15,000 SF RBA and greater. Does not include buildings under construction or buildings owned by the government.
2/ Net change in physical occupancy for direct and sublet space combined.
3/ Inventory amended per CoStar.
4/ Inventory and 3rd quarter vacancy amended per CoStar.
5/ 3rd quarter vacancy amended per CoStar.

Source: Inventory and vacancy from analysis of CoStar data, net absorption computed by Delta Associates; December 2008.

Total Total Direct Vacancy Rate Vacancy SF Under Net Absorption (SF) 2/

Total Rentable SF Vacant SF At End Of: Rate Constr. or
Submarket Bldgs All Bldgs. 1/ All Bldgs. 2005 2006 2007 2008 w/ Sublet Renovation 2005 2006 2007 4th Q 08 2008
Fort Worth CBD 3/ 77 10,410,128        966,302          3.7% 4.0% 5.9% 9.1% 9.3% 388,000        199,000         (97,000)         108,000       14,000         113,000      
Northwest Fort Worth 20 604,939             25,738            8.9% 10.8% 6.0% 4.0% 4.3% -               100,000         110,000         81,000         26,000         (37,000)       
Alliance Air/Fossil Creek 20 1,508,031          69,599            6.6% 8.4% 7.2% 4.6% 4.6% 50,000          280,000         104,000         33,000         202,000       393,000      
Westlake/Grapevine 3/ 91 5,847,016          1,027,042       16.7% 7.7% 7.3% 17.3% 17.6% 263,000        146,000         536,000         183,000       (126,000)      (482,000)     
Hurst/Euless/Bedford 3/ 80 5,099,859          817,594          18.5% 14.0% 15.4% 15.3% 16.0% -               -                385,000         (65,000)        98,000         19,000        
Northeast Fort Worth 50 3,058,302          306,218          17.0% 15.7% 15.9% 8.3% 10.0% -               183,000         26,000           62,000         36,000         169,000      
Arlington 151 8,382,936          949,738          13.4% 13.9% 13.8% 11.1% 11.3% 15,000          66,000           (130,000)       223,000       11,000         165,000      
Southeast Fort Worth 19 1,402,991          123,593          15.8% 4.6% 7.3% 8.6% 8.8% -               (47,000) 96,000 (24,000) 23,000 36,000
Southwest Fort Worth 164 9,593,074          737,851          10.9% 8.4% 8.6% 7.1% 7.7% 743,737        146,000         16,000           (55,000)        108,000       304,000      
TOTAL - Fort Worth 672 45,907,276        5,023,675       11.0% 9.6% 9.5% 10.5% 10.9% 1,459,737   1,073,000    1,046,000      546,000       392,000     680,000    

Vacancy Rate with Sublet Space 11.8% 10.1% 10.4% 10.9%

1/ Includes buildings 15,000 SF RBA and greater. Does not include buildings under construction or buildings owned by the government.
2/ Net change in physical occupancy for direct and sublet space combined.
3/ Inventory amended per CoStar.

Source: Inventory and vacancy from analysis of CoStar data, net absorption computed by Delta Associates; December 2008.

Delta Associates, the research affiliate of Transwestern, is headquartered at:
500 Montgomery Street, Suite 600, Alexandria, VA  22314; Phone: 703-836-5700; www.DeltaAssociates.com

SUMMARY OF OFFICE MARKET INDICATORS - ALL SPACE
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Year-End 2008 Dallas/Fort Worth Metroplex 

Outlook
A market report for commercial real estate executives A market report for commercial real estate executives 

Total Total Direct Vacancy SF Under Net Absorption (SF) 2/

Total Rentable SF Vacant SF Vacancy Rate Constr. or
Submarket Bldgs All Bldgs. 1/ All Bldgs. Rate w/ Sublet Renovation3/ 2005 2006 2007 4th Q 08 2008
Dallas CBD 23 23,773,693      5,325,307        21.6% 22.4% -                   (144,000) 341,000 469,000            (452,000)           (523,000)
Uptown/Turtle Creek 31 7,708,188        1,163,936        12.0% 15.1% 1,130,066        118,000 369,000 284,000 114,000 82,000
White Rock 0 -                   -                   -                   -               -                   -                    -                    -                    
Central Expressway 17 6,068,987        1,341,246        20.8% 22.1% -                   57,000 153,000           (364,000) (109,000)           92,000
Preston Center 15 2,807,916        325,718           8.4% 11.6% 140,047           (101,000) (135,000)          154,000 (79,000)             (82,000)
Stemmons Freeway 7 2,906,026        459,152           15.6% 15.8% -                   (232,000) (6,000) 232,000 23,000 55,000
South Irving 0 -                   -                   -                   (44,000) 31,000             -                    -                    -                    
Las Colinas/Urban Center 23 6,400,725        1,292,946        18.3% 20.2% -                   377,000 90,000 160,000 (19,000) 231,000            
Office Center/LBJ Extension 30 7,465,045        1,000,316        13.1% 13.4% -                   (50,000) 355,000 (54,000) 97,000 (103,000)
DFW Freeport/Coppell 4/ 13 2,542,769        470,412           18.3% 18.5% -                   (9,000) 696,000 245,000 64,000 (92,000)
West LBJ Freeway 5 1,265,910        316,478           23.7% 25.0% -                   (20,000) (46,000) 79,000 43,000 49,000
Denton/Lewisville 1 200,000           -                   0.0% 0.0% -                   200,000       160,000           -                    -                    -                    
Frisco/The Colony 19 1,212,377        347,952           23.8% 28.7% 424,274           205,000       558,000           109,000            (85,000)             (167,000)           
Allen/McKinney 5/ 1 90,000             68,760             76.4% 76.4% -                   -               87,000             6,000                -                    30,000              
Upper Tollway/West Plano 52 12,926,006      2,287,903        15.3% 17.7% 300,000           64,000         17,000             25,000              28,000              559,000            
Plano 7 1,215,862        320,988           24.0% 26.4% -                   129,000       -                   (94,000)             (49,000)             26,000              
Richardson 31 5,473,924        410,544           7.2% 7.5% 1,000,000        409,000       406,000           (126,000)           (16,000)             131,000            
North Dallas Tollway 39 10,087,593      1,634,190        14.3% 16.2% 197,184           517,000       374,000           61,000              (81,000)             (152,000)           
East LBJ Freeway 21 7,642,874        1,429,217        16.0% 18.7% -                   474,000       382,000           512,000            (61,000)             (145,000)           
Garland 0 -                   -                   -                   -               -                   -                    -                    -                    
Southeast Dallas 0 -                   -                   -                   -               -                   -                    -                    -                    
Mesquite/Rockwall 0 -                   -                   -                   -               -                   -                    -                    -                    
Southwest Dallas 4/ 1 206,040           -                   0.0% 0.0% 75,000             -               -                   -                    -                    -                    
Grand Prairie 7 2,025,990        -                   0.0% 0.0% -                   36,000 38,000             -                    -                    -                    

TOTAL - Dallas Suburbs 320 78,246,232      12,869,760      14.7% 16.4% 3,266,571        2,130,000    3,529,000        1,229,000         (130,000)           514,000            

TOTAL - Dallas 343 102,019,925    18,195,067      16.3% 17.8% 3,266,571      1,986,000 3,870,000 1,698,000 (582,000) (9,000)
1/ Class A per CoStar and greater than 50,000 SF. Does not include buildings under construction or owned by the government.
2/ Net change in physical occupancy for direct and sublet space combined.
3/ Includes only buildings of 50,000 SF or greater.
4/ Inventory has been amended per CoStar.
5/ Inventory and 3rd quarter vacancy have been amended per CoStar.
Source: Inventory and vacancy from analysis of CoStar data, net absorption computed by Delta Associates; December 2008.

Total Total Direct Vacancy SF Under Net Absorption (SF) 2/

Total Rentable SF Vacant SF Vacancy Rate Constr. or
Submarket Bldgs All Bldgs. 1/ All Bldgs. Rate w/ Sublet Renovation3/ 2005 2006 2007 4th Q 08 2008
Fort Worth CBD 4/ 11 4,958,834        312,407           6.1% 6.3% 388,000           264,000       16,000             (24,000)             10,000              429,000            
Northwest Fort Worth 0 -                   -                   -                   -               -                   -                    -                    (14,000)             
Alliance Air/Fossil Creek 0 -                   -                   -                   -               -                   -                    -                    -                    
Westlake/Grapevine 15 2,982,786        623,402           20.4% 20.9% -                   (39,000) 507,000 6,000 (48,000)             (555,000)
Hurst/Euless/Bedford 4/ 4 432,597           71,811             9.9% 16.6% -                   (21,000) 149,000 14,000 15,000 (24,000)
Northeast Fort Worth 2 103,938           26,504             2.1% 25.5% -                   (33,000) 21,000 13,000 -                    (22,000)
Arlington 11 1,406,440        150,489           10.7% 10.7% -                   91,000         (121,000)          26,000              (7,000)               47,000              
Southeast Fort Worth 1 541,630           -                   0.0% 0.0% -                   -               -                   -                    -                    -                    
Southwest Fort Worth 8 1,515,893        46,993             3.1% 3.1% 293,737           15,000         25,000             26,000              (11,000)             (27,000)             
TOTAL - Fort Worth 52 11,942,118      1,231,606        9.7% 10.3% 681,737         277,000     597,000         61,000              (41,000)            (166,000)         
1/ Class A per CoStar and greater than 50,000 SF. Does not include buildings under construction or owned by the government.
2/ Net change in physical occupancy for direct and sublet space combined.
3/ Includes only buildings of 50,000 SF or greater.
4/ Inventory has been amended per CoStar.
Source: Inventory and vacancy from analysis of CoStar data, net absorption computed by Delta Associates; December 2008.

Delta Associates, the research affiliate of Transwestern, is headquartered at:
500 Montgomery Street, Suite 600, Alexandria, VA  22314; Phone: 703-836-5700; www.DeltaAssociates.com
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Year-End 2008 Dallas/Fort Worth Metroplex 

Outlook
A market report for commercial real estate executives A market report for commercial real estate executives 

Total Total Direct Vacancy SF Under Net Absorption (SF) 2/

Total Rentable SF Vacant SF Vacancy Rate Constr. or
Bldgs All Bldgs. 1/ All Bldgs. Rate w/ Sublet Renovation3/ 2005 2006 2007 4th Q 08 2008

Dallas CBD 33 7,328,587         1,817,490       24.3% 24.8% 169,400              290,000 22,000 217,000 51,000 (174,000)
Uptown/Turtle Creek 45 2,543,809         368,852          14.2% 14.5% -                     22,000 13,000 104,000 (132,000) 17,000
White Rock 57 4,330,841         320,482          7.1% 7.4% -                     (49,000) 13,000 157,000 35,000 42,000
Central Expressway 82 7,976,306         765,725          9.4% 9.6% 218,001              244,000 23,000 123,000 (32,000) 69,000
Preston Center 27 1,443,041         119,772          7.6% 8.3% 79,937                57,000 71,000 (45,000) (6,000) 61,000
Stemmons Freeway 4/ 80 8,192,301         2,572,383       31.1% 31.4% -                     (114,000) (269,000) (378,000) 133,000 198,000
South Irving 10 1,320,327         171,643          13.0% 13.0% -                     25,000 (110,000) (3,000) (11,000) 23,000
Las Colinas/Urban Center 31 2,778,174         1,150,164       41.2% 41.4% -                     (73,000) (570,000) 155,000         (17,000)          (211,000)        
Office Center/LBJ Ext. 4/ 81 7,707,476         1,741,890       21.9% 22.6% -                     (99,000) (5,000) (33,000) 23,000 (1,000)
DFW Freeport/Coppell 70 7,223,356         1,538,575       20.5% 21.3% 55,530                38,000 450,000 (9,000) 107,000 (9,000)
West LBJ Freeway 31 3,305,450         780,086          23.1% 23.6% 50,000                146,000 (76,000) 67,000 99,000           235,000
Denton/Lewisville 100 6,241,789         1,654,074       25.5% 26.5% 86,000                445,000 317,000 317,000 (125,000) 93,000
Frisco/The Colony 23 2,321,913         489,924          17.9% 21.1% 277,748              (14,000) 2,000 394,000 14,000 1,000
Allen/McKinney 4/ 46 4,258,849         506,803          11.7% 11.9% 244,000              24,000 138,000 14,000 30,000 580,000
Upper Tollway/West Plano 105 6,741,536         889,883          11.9% 13.2% 639,426              (754,000) 186,000 (280,000) 318,000 917,000
Plano 77 6,535,892         1,130,709       16.6% 17.3% -                     80,000 (82,000) (137,000) 46,000 96,000
Richardson 92 6,775,898         1,334,852       19.3% 19.7% -                     153,000 138,000 283,000 (68,000) 207,000
North Dallas Tollway 132 10,825,937       2,327,576       19.6% 21.5% -                     (40,000) 8,000 (34,000) (54,000) (22,000)
East LBJ Freeway 96 9,094,265         2,137,152       22.7% 23.5% -                     1,000 (41,000) 198,000 (36,000) 342,000
Garland 27 1,445,803         235,666          16.3% 16.3% -                     (19,000) (56,000) 69,000 (9,000) 40,000           
Southeast Dallas 8 472,331            17,949            3.8% 3.8% -                     8,000 62,000 (7,000) 9,000 4,000
Mesquite/Rockwall 20 633,103            67,109            9.9% 10.6% 17,200                16,000 89,000 (13,000) 20,000 52,000           
Southwest Dallas 40 1,718,879         252,675          14.7% 14.7% -                     1,000 45,000 (44,000) 34,000 23,000
Grand Prairie 12 1,243,332         124,333          10.0% 10.0% -                     (80,000) 399,000 247,000 (47,000) (50,000)

TOTAL - Dallas Suburbs 1,292 105,130,608     20,698,277     18.9% 19.7% 1,667,842           18,000 745,000 1,145,000 331,000 2,707,000

TOTAL - Dallas 1,325 112,459,195     22,515,767     19.3% 20.0% 1,837,242         308,000 767,000 1,362,000 382,000 2,533,000
1/ Class B per CoStar. Buildings under 50,000 SF even if CoStar classified them as Class A. Does not include buildings under construction or owned by the government
2/ Net change in physical occupancy for direct and sublet space combined.
3/ Includes buildings smaller than 50,000 SF even if CoStar classifies them as Class A.
4/ 3rd quarter vacancy has been amended per CoStar.

Source: Inventory and vacancy from analysis of CoStar data, net absorption computed by Delta Associates; December 2008.

Total Total Direct Vacancy SF Under Net Absorption (SF) 2/

Total Rentable SF Vacant SF Vacancy Rate Constr. or
Submarket Bldgs All Bldgs. 1/ All Bldgs. Rate w/ Sublet Renovation3/ 2005 2006 2007 4th Q 08 2008
Fort Worth CBD 36 3,648,479         569,163          15.4% 15.6% 31,000         (122,000)      96,000           -                 (266,000)        
Northwest Fort Worth 9 338,229            23,338            6.4% 6.9% -                     23,000 98,000 101,000 (2,000) (40,000)
Alliance Air/Fossil Creek 17 1,449,984         69,599            4.8% 4.8% 50,000                (11,000)        (8,000)          45,000           202,000         393,000         
Westlake/Grapevine 4/ 68 2,667,470         394,786          14.8% 14.8% 263,000              152,000       27,000         180,000         (77,000)          72,000           
Hurst/Euless/Bedford 53 3,745,191         595,485          15.8% 15.9% -                     5,000           180,000       (29,000)          90,000           67,000           
Northeast Fort Worth 29 2,199,422         215,543          8.5% 9.8% -                     187,000       46,000         9,000             31,000           136,000         
Arlington 95 5,517,645         662,117          11.6% 12.0% 15,000                (53,000)        (42,000)        190,000         (1,000)            103,000         
Southeast Fort Worth 9 455,794            102,098          21.8% 22.4% -                     (7,000) 96,000         (24,000)          20,000           21,000           
Southwest Fort Worth 93 6,246,167         612,124          8.9% 9.8% 450,000              23,000         (54,000)        (106,000)        130,000         337,000         
TOTAL - Fort Worth 409 26,268,381       3,244,254       11.9% 12.4% 778,000            350,000     221,000     462,000         393,000        823,000       
1/ Class B per CoStar. Buildings under 50,000 SF even if CoStar classified them as Class A. Does not include buildings under construction or owned by the government.
2/ Net change in physical occupancy for direct and sublet space combined.
3/ Includes buildings smaller than 50,000 SF even if CoStar classifies them as Class A.
4/ 2150 and 2250 E Continental Blvd, 920, 930, and 940 S Kimball Ave switched from flex to office per CoStar.

Source: Inventory and vacancy from analysis of CoStar data, net absorption computed by Delta Associates; December 2008.

Delta Associates, the research affiliate of Transwestern, is headquartered at:
500 Montgomery Street, Suite 600, Alexandria, VA  22314; Phone: 703-836-5700; www.DeltaAssociates.com
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Year-End 2008 Dallas/Fort Worth Metroplex 

Outlook
A market report for commercial real estate executives A market report for commercial real estate executives 

Total Total Direct Vacancy Net Absorption (SF) 2/

Total Rentable SF Vacant SF Vacancy Rate
Submarket Bldgs All Bldgs. 1/ All Bldgs. Rate w/ Sublet 2005 2006 2007 4th Q 08 2008
Dallas CBD 56 5,349,255        636,561           11.7% 11.9% (204,000) (6,000) (50,000) (5,000) 204,000
Uptown/Turtle Creek 3/ 12 333,264           5,332               1.6% 1.6% 51,000 (9,000)              (2,000) -             8,000         
White Rock 20 644,547           70,900             11.0% 11.0% (7,000) 19,000 (25,000) 2,000 (6,000)
Central Expressway 24 966,743           76,373             7.9% 7.9% (30,000) 22,000 41,000 4,000 44,000
Preston Center 16 382,859           2,680               0.7% 0.7% 20,000 (1,000)              -             (2,000)        (2,000)        
Stemmons Freeway 45 2,588,420        243,311           9.4% 9.4% (138,000) 17,000 99,000 16,000 6,000
South Irving 13 426,120           138,915           32.6% 32.6% (18,000) 7,000               (14,000) (18,000) (17,000)
Las Colinas/Urban Center 5 271,960           26,652             9.8% 9.8% 3,000 (2,000)              (4,000)        15,000       2,000         
Office Center/LBJ Extension 7 333,743           64,412             19.3% 19.3% 18,000 (41,000) 30,000 (15,000) (48,000)      
DFW Freeport/Coppell 3 124,415           16,796             13.5% 13.5% -               11,000             (13,000)      -             5,000         
West LBJ Freeway 15 483,115           94,207             18.7% 19.5% (15,000) (20,000) 19,000 -             26,000
Denton/Lewisville 29 873,302           89,950             10.3% 10.3% 46,000 (23,000) 45,000 (7,000) (51,000)
Frisco/The Colony 1 31,661             6,016               19.0% 19.0% -               3,000               (4,000)        -             -             
Allen/McKinney 3 291,237           62,616             21.5% 21.5% (9,000) (21,000) 10,000       2,000         26,000
Upper Tollway/West Plano 2 86,762             -                   0.0% 0.0% (1,000) 3,000               -             -             -             
Plano 19 634,533           185,284           29.2% 29.2% 12,000 (50,000) (13,000) (12,000) (80,000)
Richardson 24 1,046,922        98,411             9.4% 9.4% 27,000 (35,000) 19,000       14,000       16,000       
North Dallas Tollway 26 654,177           115,135           17.6% 17.6% (15,000) 24,000 (9,000) 43,000 (13,000)
East LBJ Freeway 7 333,125           39,975             12.0% 12.0% (20,000) (25,000) 1,000 -             -             
Garland 18 512,269           24,077             4.7% 4.7% 63,000 10,000             17,000 -             (8,000)        
Southeast Dallas 3/ 9 294,932           19,466             6.6% 6.6% (5,000) 3,000 10,000 9,000 (3,000)
Mesquite/Rockwall 7 161,100           18,688             11.6% 11.6% (10,000) 2,000               21,000 20,000 9,000
Southwest Dallas 19 606,590           20,624             3.4% 3.4% 28,000 8,000               91,000 3,000 (8,000)        
Grand Prairie 9 256,119           75,555             29.5% 29.5% 61,000 (2,000) (29,000)      (14,000)      (29,000)      

TOTAL - Dallas Suburbs 333 12,337,915      1,495,375        12.0% 12.1% 61,000 (100,000) 290,000 60,000 (123,000)

TOTAL - Dallas 389 17,687,170      2,131,936       11.9% 12.1% (143,000) (106,000) 240,000 55,000 81,000
1/ Class C per CoStar. Does not include buildings under construction or owned by the government.
2/ Net change in physical occupancy for direct and sublet space combined.
3/ Inventory has been amended per CoStar.

Source: Inventory and vacancy from analysis of CoStar data, net absorption computed by Delta Associates; December 2008.

Total Total Direct Vacancy Net Absorption (SF) 2/

Total Rentable SF Vacant SF Vacancy Rate
Submarket Bldgs All Bldgs. 1/ All Bldgs. Rate w/ Sublet 2005 2006 2007 4th Q 08 2008
Fort Worth CBD 30          1,802,815        84,732             4.7% 4.7% (96,000)        9,000               36,000       4,000         (50,000)      
Northwest Fort Worth 11          266,710           2,400               0.9% 0.9% 77,000 12,000 (20,000)      28,000       17,000       
Alliance Air/Fossil Creek 3            58,047             -                   0.0% 0.0% 61,000 (2,000)              (14,000) -             -             
Westlake/Grapevine 8            196,760           8,854               4.5% 4.5% 33,000 2,000               (3,000)        (1,000)        1,000
Hurst/Euless/Bedford 23          922,071           150,298           16.0% 16.3% 16,000         56,000             (50,000)      (7,000)        (24,000)      
Northeast Fort Worth 19          754,942           64,170             8.5% 8.5% 29,000         (41,000)            40,000       5,000         55,000       
Arlington 45          1,458,851        137,132           9.4% 9.4% 28,000         33,000             7,000         19,000       15,000       
Southeast Fort Worth 9 405,567           21,495             5.3% 5.3% -               -                   -             3,000         15,000       
Southwest Fort Worth 63          1,831,014        78,734             4.1% 4.3% 108,000       45,000             25,000       (11,000)      (6,000)        
TOTAL - Fort Worth 211 7,696,777        547,815          7.0% 7.1% 256,000     114,000         21,000       40,000       23,000     
1/ Class C per CoStar. Does not include buildings under construction or owned by the government.
2/ Net change in physical occupancy for direct and sublet space combined.

Source: Inventory and vacancy from analysis of CoStar data, net absorption computed by Delta Associates; December 2008.

Delta Associates, the research affiliate of Transwestern, is headquartered at:
500 Montgomery Street, Suite 600, Alexandria, VA  22314; Phone: 703-836-5700; www.DeltaAssociates.com
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  Submarket Class A Class B Class A Class B Class A Class B Class A Class B Class A Class B Class A Class B

Dallas CBD $23.08 $16.89 $23.39 $16.67 $23.80 $16.91 $24.06 $16.85 $24.79 $16.24 3.0% -3.6%
Uptown/Turtle Creek $24.77 $18.93 $25.11 $18.97 $27.15 $19.83 $29.45 $20.55 $28.28 $21.91 -4.0% 6.6%
White Rock $15.00 $13.97 N/A $14.59 N/A $14.80 N/A $14.75 N/A $15.41 N/A 4.5%
Central Expressway $20.71 $17.16 $20.63 $17.14 $20.98 $17.62 $21.40 $17.63 $22.68 $18.49 6.0% 4.9%
Preston Center $25.04 $19.46 $25.60 $19.30 $26.39 $20.18 $27.70 $21.18 $30.06 $23.83 8.5% 12.5%
Stemmons Freeway $20.66 $14.97 $20.35 $15.29 $20.51 $15.45 $20.49 $15.38 $20.30 $16.28 -0.9% 5.8%
South Irving $16.47 $12.26 $16.02 $13.28 N/A $13.16 N/A $13.25 N/A $13.65 N/A 3.0%
Las Colinas/Urban Center $22.41 $17.96 $22.55 $17.61 $23.98 $18.15 $25.33 $19.04 $25.92 $18.92 2.3% -0.6%
Office Center/LBJ Extension $22.13 $18.82 $22.63 $18.62 $23.76 $19.25 $25.28 $19.76 $23.60 $20.71 -6.7% 4.8%
DFW Freeport/Coppell $21.75 $18.06 $21.44 $18.04 $21.96 $19.20 $22.14 $19.83 $22.90 $19.59 3.4% -1.2%
West LBJ Freeway $20.69 $17.81 $21.50 $17.50 $21.75 $17.95 $21.98 $18.08 $22.79 $18.10 3.7% 0.1%
Denton/Lewisville N/A $16.90 N/A $17.29 N/A $17.47 N/A $18.25 N/A $18.43 N/A 1.0%
Frisco/The Colony $23.17 $20.45 $23.02 $20.30 $24.29 $20.73 $24.09 $21.45 $23.36 $20.83 -3.0% -2.9%
Allen/McKinney $19.96 $18.32 N/A $18.10 $24.50 $18.47 $25.11 $18.95 $23.46 $17.35 -6.6% -8.4%
Upper Tollway/West Plano $23.74 $20.00 $23.44 $21.56 $23.99 $22.06 $24.35 $22.40 $23.26 $21.95 -4.5% -2.0%
Plano $20.87 $17.71 $20.94 $17.62 $21.53 $18.40 $22.35 $18.65 $19.30 $20.35 -13.7% 9.1%
Richardson $21.39 $17.84 $21.36 $16.94 $22.20 $17.56 $22.80 $18.20 $23.59 $18.85 3.5% 3.5%
North Dallas Tollway $22.33 $18.51 $22.57 $18.89 $23.40 $19.25 $24.65 $19.85 $25.20 $20.19 2.2% 1.7%
East LBJ Freeway $21.34 $17.60 $21.54 $17.55 $21.71 $17.36 $22.95 $17.98 $22.33 $18.21 -2.7% 1.3%
Garland $16.50 $13.16 N/A $12.29 N/A $12.50 N/A $12.60 N/A $13.05 N/A 3.6%
Southeast Dallas N/A $13.74 N/A $13.91 N/A $13.70 N/A $14.08 N/A $14.26 N/A 1.3%
Mesquite/Rockwall $16.50 $13.42 N/A $13.65 N/A $14.28 N/A $14.60 N/A $14.77 N/A 1.2%
Southwest Dallas N/A $12.80 N/A $12.99 N/A $13.55 N/A $13.85 N/A $13.04 N/A -5.8%
Grand Prairie $20.63 $17.63 $19.44 $17.75 $19.44 $18.39 $19.44 $18.65 N/A $17.89 N/A -4.1%

Suburban Dallas Average $20.48 $16.85 $20.81 $16.92 $21.58 $17.36 $22.18 $17.78 $22.16 $18.09 -0.1% 1.7%

Dallas Average $20.60 $16.85 $20.93 $16.91 $21.68 $17.34 $22.27 $17.74 $22.29 $18.01 0.1% 1.5%
Source: Delta Associates' analysis of CoStar asking rent data for full-service buildings; December 2008.

  Submarket Class A Class B Class A Class B Class A Class B Class A Class B Class A Class B Class A Class B

Fort Worth CBD $21.41 $15.59 $21.45 $15.78 $21.75 $16.01 $23.10 $17.15 $25.52 $17.62 10.5% 2.8%
Northwest Fort Worth N/A $16.27 N/A $16.18 N/A $16.15 N/A $16.76 N/A $15.58 N/A -7.0%
Alliance Air/Fossil Creek N/A $18.35 N/A $18.64 N/A $18.25 N/A $18.20 N/A $18.89 N/A 3.8%
Westlake/Grapevine $24.89 $18.47 $23.83 $18.91 $24.35 $18.90 $25.50 $19.85 $25.45 $20.40 -0.2% 2.8%
Hurst/Euless/Bedford $17.39 $14.63 $17.57 $14.72 $18.00 $15.07 $18.50 $15.22 $18.55 $15.22 0.3% 0.0%
Northeast Fort Worth $20.08 $14.09 $20.08 $14.90 $20.09 $14.85 $20.09 $15.05 $17.44 $15.01 -13.2% -0.2%
Arlington $20.17 $16.56 $20.30 $16.73 $20.55 $16.95 $21.00 $17.46 $21.96 $17.27 4.5% -1.1%
Southeast Fort Worth N/A $14.50 N/A $13.70 N/A $13.95 N/A $14.25 N/A $15.02 N/A 5.4%
Southwest Fort Worth $18.07 $14.86 $19.86 $14.93 $20.05 $15.00 $20.17 $14.80 $21.34 $16.23 5.8% 9.7%

Fort Worth Average $19.92 $15.92 $20.52 $16.05 $20.80 $16.13 $21.39 $16.53 $21.71 $16.81 1.5% 1.7%

Source: Delta Associates' analysis of CoStar asking rent data for full-service buildings; December 2008.

Delta Associates, the research affiliate of Transwestern, is headquartered at:
500 Montgomery Street, Suite 600, Alexandria, VA  22314; Phone: 703-836-5700; www.DeltaAssociates.com
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THE DALLAS/FORT WORTH METROPLEX 
INDUSTRIAL MARKET 

 
Expansion Decelerates 
 
The Dallas/Fort Worth industrial market slowed in the 4th 
quarter of 2008, with net absorption totaling 1.6 million 
SF, compared to 5.3 million SF during the same period 
a year ago. Net absorption totaled 10.8 million SF in 
2008, compared to 18.4 million SF in 2007. The delivery 
of pre-leased space has bolstered absorption. 
 
Net absorption of DFW Warehouse/Distribution space 
continues to drive industrial demand, accounting for 
83% of net absorption in 2008. Both Dallas and Fort 
Worth saw positive absorption in 2008; 7.1 million SF 
and 3.7 million SF respectively.  

There is 4.4 million SF of industrial sublease space 
available on the DFW market at year-end 2008, up from 
3.8 million SF in the 3rd quarter and 3.0 million SF a 
year ago.   
 
Industrial Vacancy Rate Edging Up 
 
The overall Dallas/Fort Worth industrial vacancy rate 
rose to 9.8% at year-end 2008 from 9.7% in the 3rd 
quarter and 9.0% a year ago. The direct industrial 
vacancy rate is 9.2%, unchanged from the 3rd quarter 
and up from 8.6% a year ago. The sublease vacancy 
rate has risen 20 basis points over the past year. 
 
We believe the Dallas/Fort Worth industrial vacancy rate 
reached its low for this cycle in early 2008. We 
anticipate that vacancy will increase to the mid-10% 
range in the next 12 months as new supply delivers to 
the market. 

 
 

Total Total Direct Vacancy Rate Vacancy SF Under Net Absorption (SF) 2/

Rentable SF Vacant SF At End Of: Rate Constr. or
Submarket All Bldgs.1/ All Bldgs. 2005 2006 2007 2008 w/ Sublet Renovation 2005 2006 2007 4th Q 08 2008
Dallas
Flex/High-Tech 110,545,924     12,772,369      12.5% 12.5% 10.8% 10.6% 11.6% 203,961             29,000         843,000       1,686,000    249,000       974,000       
Manufacturing 32,762,538       1,523,561 9.1% 9.1% 5.3% 3.9% 4.7% 410,094             76,000 1,365,000 1,195,000 50,000 (25,000)
Warehouse/Distribution 340,140,712     34,623,617      9.4% 9.4% 8.8% 9.7% 10.2% 6,826,593          3,793,000    7,042,000    10,378,000  (443,000)      6,135,000    
Total - Dallas 483,449,174     48,919,547      10.1% 10.1% 9.0% 9.5% 10.1% 7,440,648        3,898,000  9,250,000    13,259,000  (144,000)    7,084,000  
Fort Worth
Flex/High-Tech 32,600,088       2,401,528        10.0% 10.0% 7.7% 6.5% 7.4% 183,349             354,000       (269,000)      581,000       282,000       558,000       
Manufacturing 18,867,994       929,910 5.3% 5.3% 6.1% 4.9% 4.9% 151,000             834,000 (332,000) 343,000 6,000 379,000
Warehouse/Distribution 196,258,275     19,175,949      9.4% 9.4% 8.0% 9.4% 9.8% 5,533,554          4,619,340    2,823,000    4,233,000    1,504,000    2,777,000    
Total - Fort Worth 247,726,357     22,507,387      9.0% 9.0% 7.8% 8.7% 9.1% 5,867,903        5,807,340  2,222,000    5,157,000    1,792,000  3,714,000  
DFW Metroplex
Flex/High-Tech 143,146,012     15,173,896      12.6% 12.0% 10.1% 9.6% 10.6% 387,310             383,000 574,000       2,267,000    531,000       1,532,000    
Manufacturing 51,630,532       2,453,471        7.5% 7.4% 5.6% 4.3% 4.8% 561,094             910,000 1,033,000    1,538,000    56,000         354,000       
Warehouse/Distribution 536,398,987     53,799,566      10.0% 9.4% 8.5% 9.6% 10.0% 12,360,147        8,412,340 9,865,000    14,611,000  1,061,000    8,912,000    
Total - DFW Metroplex 731,175,531     71,426,934      10.4% 9.8% 8.6% 9.2% 9.8% 13,308,551      9,705,340 11,472,000 18,416,000 1,648,000 10,798,000

Vacancy Rate with Sublet Space 10.9% 10.4% 9.0% 9.8%

1/ Does not include buildings under construction or buildings owned by the government.
2/ Net change in physical occupancy for direct and sublet space combined.

Source: Inventory and vacancy from analysis of CoStar data, net absorption computed by Delta Associates; December 2008.
Delta Associates, the research affiliate of Transwestern, is headquartered at:
500 Montgomery Street, Suite 600, Alexandria, VA  22314; Phone: 703-836-5700; www.DeltaAssociates.com

SUMMARY OF INDUSTRIAL MARKET INDICATORS -- ALL SPACE
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Construction Down; Pre-Leasing Up 
 

There is 13.3 million SF of industrial space under 
construction in the Metroplex at year-end 2008, up from 
13.0 million SF in the 3rd quarter but down from 20.0 
million SF a year ago.  Space under construction is 23% 
pre-leased, compared to 19% a year ago.  
 
Industrial deliveries totaled 20.2 million SF in Dallas/Fort 
Worth in 2008, compared to 13.2 million SF in 2007. 
Space delivered in 2008 was 14% leased upon delivery, 
compared to 41% in 2007.  
 

Warehouse and Flex Rents:  Edging Up 
 

Warehouse/Distribution rents rose 1.7% in 2008. 
Flex/High-Tech rents increased by 0.6% while 
Manufacturing rents declined by 3.1%. 
Warehouse/Distribution rents average $4.27/SF, IG; 
Flex/High-Tech rents, $7.90/SF, NNN; Manufacturing 
rents, $3.15/SF, IG.   
 

Warehouse/Distribution rents will likely moderate in 
2008, as speculative space delivering to the market 
increases competition for tenants and drives vacancy 
upwards. 
 

Industrial Investment Sales: Modest 
 

Investment sales of industrial buildings in DFW totaled 
$452 million in 2008, compared to $1.1 billion in 2007. 
The 2008 average sale price is $55/SF, compared to 
$79/SF in 2007.  
 
Selected 4th Quarter Industrial Transaction: 
 

Property/Submarket  Sale Price/Buyer 

Unilever  Texas   $31.6 million ($38/SF)     
Miller Ferry & E. Pleasant Run CB Richard Ellis Investors 
SE Dallas/I-45 Ind   
 

Source: Real Capital Analytics; December 2008. 

 

THE DALLAS/FORT WORTH METROPLEX 
INDUSTRIAL MARKET OUTLOOK 

 
The Metroplex industrial market will likely experience 
modest expansion over the next 12 months. Trade 
between Asia and North Texas will continue to grow in 
the coming years, bolstering demand for 
Warehouse/Distribution properties in the Metroplex. 
There is a significant amount of speculative space 
under construction in DFW, and as that space delivers 
in the next 12 months, vacancy will increase by 90 basis 
points or more, depending on national economic 
conditions affecting the Distribution sector. However, a 
short-term gain in inventory should help the Metroplex 
continue to position itself as a top national Distribution 
performer in the longer term. 
 
National Economy and Methodology 
 
Please visit Transwestern.net for: 
• Our national economic outlook 
• Our methodology 
 

Note on data contained herein 
Our inventory, vacancy and absorption figures include 
owner-occupied and single-tenant buildings. We include 
these buildings to capture the entire market so that we 
may derive correlations between job growth and 
occupancy of inventory.  Our reported vacancy rate in 
DFW is a physical rate. 
 
© 2008.  All rights reserved.  You may neither copy nor 
disseminate this report.  If quoted, proper attribution is 
required. 
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Total Total Direct Vacancy Rate Vacancy SF Under Net Absorption2/

Rentable SF Vacant SF At End Of: Rate Constr. or
Submarket All Bldgs. 1/ All Bldgs. 2005 2006 2007 2008 w/ Sublet Renovation 2005 2006 2007 4th Q 08 2008
Allen / McKinney
Flex/High-Tech 1,943,153         161,282          8.6% 8.5% 5.3% 6.6% 8.3% -                (85,000)        35,000        78,000           (25,000)         (57,000)         
Manufacturing 3/ 993,028            91,359            3.9% 11.8% 18.5% 9.2% 9.2% -                20,000         (51,000) (42,000) -                88,000
Warehouse/Distribution 6,727,368         497,825          13.2% 10.8% 6.0% 7.4% 7.4% -                87,000         35,000        338,000         13,000           47,000          
Total - Allen / McKinney 9,663,549         750,466          11.9% 10.3% 6.8% 7.4% 7.8% -                22,000 19,000 374,000 (12,000) 78,000
Brookhollow
Flex/High-Tech 12,013,390       852,951          10.8% 9.9% 8.1% 6.4% 7.1% 51,454          (23,000) 75,000 238,000 48,000 132,000
Manufacturing 4,574,247         201,267          14.0% 7.3% 3.6% 4.4% 4.4% -                (64,000) 230,000 127,000 46,000 (26,000)
Warehouse/Distribution 41,884,017       1,759,129       7.8% 7.4% 6.0% 4.0% 4.2% 20,000          (248,000) 168,000      501,000 42,000 1,051,000
Total - Brookhollow 58,471,654       2,813,346       8.8% 7.9% 6.3% 4.5% 4.8% 71,454          (335,000) 473,000 866,000 136,000 1,157,000
Central East Dallas
Flex/High-Tech 7,106,729         362,443          3.7% 4.3% 4.2% 5.1% 5.1% -                (28,000) (42,000) 14,000 (14,000) (64,000)         
Manufacturing 3/ 1,591,849         95,511 5.3% 2.1% 0.0% 6.0% 6.0% -                122,000 30,000        20,000           -                (64,000)         
Warehouse/Distribution 16,271,975       797,327          6.2% 6.3% 4.9% 4.9% 4.9% -                -               (16,000) 249,000 (65,000) -                
Total - Central E Dallas 24,970,553       1,255,281       5.4% 5.6% 4.5% 5.0% 5.0% -                94,000 (28,000) 283,000 (79,000) (128,000)
Denton / Lewisville
Flex/High-Tech 4,446,015         1,102,612       15.0% 15.8% 22.8% 20.8% 24.8% -                42,000 (82,000) (169,000) 44,000 147,000
Manufacturing 2,435,619         0 2.8% 2.6% 0.6% 0.0% 0.0% -                (35,000) 343,000      48,000 -                15,000
Warehouse/Distribution 3/ 21,770,726       3,962,272       19.3% 20.4% 15.2% 18.2% 18.2% 1,653,547     (446,000) 356,000 3,138,000 83,000 812,000
Total - Denton / Lewisville 28,652,360       5,064,884       16.8% 17.5% 15.0% 17.1% 17.7% 1,653,547     (439,000) 617,000 3,017,000 127,000 974,000
East Dallas / Mesquite
Flex/High-Tech 2,117,346         80,459            4.2% 5.6% 5.7% 3.8% 3.8% -                25,000 (29,000) (2,000) (15,000) 40,000
Manufacturing 1,202,584         9,621 7.9% 7.9% 0.8% 0.8% 0.8% -                (464,000) -              86,000           -                -                
Warehouse/Distribution 4/ 15,432,719       1,882,792       10.7% 6.4% 12.9% 12.2% 12.2% (307,000) 781,000      659,000 (62,000) 92,000
Total - E Dallas / Mesquite 18,752,649       1,972,872       12.5% 6.4% 11.2% 10.5% 10.5% -                (746,000) 752,000 743,000 (77,000) 132,000
E DFW Airport / Las Colinas
Flex/High-Tech 9,996,981         1,149,653       20.2% 19.5% 12.0% 9.9% 11.5% -                (429,000) (220,000) 740,000 180,000 170,000
Manufacturing 614,105            -                 0.0% 0.0% 0.0% 0.0% 0.0% -                -               -              -                -                -                
Warehouse/Distribution 32,434,041       4,800,238       8.7% 11.0% 14.1% 13.7% 14.8% 1,758,560     1,854,000 1,202,000 2,216,000 32,000 1,026,000
Total - E DFW Airport / Las Colinas 43,045,127       5,949,891       11.7% 13.0% 13.4% 12.6% 13.8% 1,758,560     1,425,000 982,000 2,956,000 212,000 1,196,000
Hines North
Flex/High-Tech 11,323,657       1,075,747       6.5% 7.9% 7.3% 9.5% 9.5% -                (101,000) 82,000 56,000 (11,000) (226,000)
Manufacturing 1,191,525         100,088          21.9% 26.0% 19.8% 0.7% 8.4% -                (51,000) (65,000) (20,000) 7,000 229,000
Warehouse/Distribution 23,485,753       1,244,745       4.8% 6.1% 5.4% 5.0% 5.3% 67,500          37,000 (71,000) 116,000 (47,000) 94,000
Total - Hines North 36,000,935       2,420,580       5.8% 7.3% 6.5% 6.3% 6.7% 67,500          (115,000) (54,000) 152,000 (51,000) 97,000
Lonestar / Turnpike
Flex/High-Tech 4,499,286         166,474          5.3% 7.1% 3.9% 3.7% 3.7% -                (135,000) (61,000) 115,000 (22,000) 14,000
Manufacturing 1,951,008         120,962 31.0% 28.2% 14.6% 6.2% 6.2% -                234,000 (71,000) 340,000 -                141,000
Warehouse/Distribution 24,874,810       3,631,722       13.0% 12.1% 10.9% 12.7% 14.6% 636,000        129,000 994,000 737,000 (149,000) 717,000
Total - Lonestar / Turnpike 31,325,104       3,919,158       12.9% 12.4% 10.2% 11.0% 12.5% 636,000        228,000 862,000 1,192,000 (171,000) 872,000
Metropolitan / Addison
Flex/High-Tech 8,830,134         1,200,898       13.3% 12.9% 12.2% 11.9% 13.6% -                (40,000) (42,000) 53,000 (96,000) 98,000
Manufacturing 1,105,623         76,288 4.4% 2.3% 4.3% 6.9% 6.9% -                (78,000) 21,000 20,000 -                (27,000)
Warehouse/Distribution 12,902,848       1,328,993       7.8% 9.3% 9.5% 9.0% 10.3% -                337,000 (445,000) 283,000 (103,000) 15,000
Total - Metropolitan / Addison 22,838,605       2,606,180       10.0% 10.4% 10.4% 10.0% 11.4% -                219,000 (466,000) 356,000 (199,000) 86,000
North Stemmons / Valwood
Flex/High-Tech 8,377,156         1,449,248       14.2% 11.5% 12.0% 13.6% 17.3% -                110,000 205,000 123,000 (168,000) (251,000)
Manufacturing 3/ 1,134,906         199,743          0.0% 23.7% 20.3% 17.6% 17.6% -                109,000 (229,000)     33,000           -                -                
Warehouse/Distribution 39,477,729       3,434,562       11.7% 8.9% 7.2% 8.2% 8.7% -                1,279,000 1,233,000 688,000 (513,000) (290,000)
Total - N Stemmons / Valwood 48,989,791       5,083,554       11.9% 9.6% 8.3% 9.3% 10.4% -                1,498,000 1,209,000 844,000 (681,000) (541,000)

See following page for balance of Dallas Industrial Summary

December 2008

SUMMARY OF INDUSTRIAL MARKET INDICATORS -- ALL SPACE
DALLAS

2005 THROUGH 2008

December 2008
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Total Total Direct Vacancy Rate Vacancy SF Under Net Absorption2/

Rentable SF Vacant SF At End Of: Rate Constr. or
Submarket All Bldgs. 1/ All Bldgs. 2005 2006 2007 2008 w/ Sublet Renovation 2005 2006 2007 4th Q 08 2008
North Trinity
Flex/High-Tech 6,915,470         511,745          8.8% 9.8% 10.2% 7.4% 7.4% -                64,000 (90,000) (20,000) 28,000 207,000
Manufacturing 823,147            9,878              0.0% 3.8% 4.6% 1.2% 1.2% -                10,000 (25,000)       (4,000) -                26,000
Warehouse/Distribution 8,160,440         832,365          10.1% 8.8% 10.0% 9.8% 10.2% -                (110,000) 93,000 (103,000) (65,000) 3,000
Total - North Trinity 15,899,057       1,353,987       9.2% 9.0% 9.9% 8.3% 8.5% -                (36,000) (22,000) (127,000) (37,000) 236,000
Northeast Dallas / Garland
Flex/High-Tech 11,086,021       920,140          10.4% 9.0% 9.0% 8.0% 8.3% -                176,000 99,000 33,000 22,000 177,000
Manufacturing 2,647,178         436,784          8.1% 10.6% 10.8% 13.9% 16.5% -                227,000 (52,000) (29,000) 29,000 (125,000)
Warehouse/Distribution 37,441,515       3,257,412       13.5% 8.2% 8.1% 8.4% 8.7% 382,000 1,731,000 133,000 564,000 1,303,000
Total - NE Dallas / Garland 51,174,714       4,614,336       12.5% 8.5% 8.5% 8.6% 9.0% -                785,000 1,778,000 137,000 615,000 1,355,000
Plano
Flex/High-Tech 6,539,300         1,007,052       22.9% 16.0% 13.5% 13.6% 15.4% -                314,000 585,000 274,000 196,000 380,000
Manufacturing 5/ 1,478,979         13,311 69.9% 22.4% 0.8% 0.9% 0.9% 410,094        -               1,259,000   408,000 (15,000) (408,000)
Warehouse/Distribution 4/ 11,966,409       1,459,902       24.5% 19.5% 16.3% 11.4% 12.2% 19,021          (250,000) 478,000 283,000 (60,000) 645,000
Total - Plano 19,984,688       2,480,265       25.4% 18.6% 13.8% 11.3% 12.4% 429,115        64,000 2,322,000 965,000 121,000 617,000
Redbird Airport
Flex/High-Tech 4/ 1,119,004         44,760            2.3% 2.1% 4.0% 4.0% 4.0% -                3,000 2,000          (25,000)         -                -                
Manufacturing 1,072,650         107,265          34.8% 9.4% 5.0% 2.2% 10.0% -                (65,000) 142,000 55,000 (16,000) (51,000)
Warehouse/Distribution 14,060,946       1,040,510       7.6% 5.6% 6.1% 7.1% 7.4% 345,600        472,000 226,000 (54,000) (183,000) 169,000
Total - Redbird Airport 16,252,600       1,192,535       9.7% 5.6% 5.8% 6.6% 7.3% 345,600        410,000 370,000 (24,000) (199,000) 118,000
Richardson
Flex/High-Tech 10,712,422       2,560,269       30.0% 27.8% 21.7% 23.5% 23.9% 152,507        68,000 272,000 75,000 96,000           146,000
Manufacturing 4,923,757         -                 0.8% 0.0% 0.0% 0.0% 0.0% -                (2,000) 40,000        -                -                -                
Warehouse/Distribution 4/ 4,145,293         203,119          5.5% 6.3% 6.3% 4.9% 4.9% -                123,000 29,000        1,000 83,000 62,000
Total - Richardson 19,781,472       2,763,388       18.5% 17.1% 13.2% 13.8% 14.0% 152,507        189,000 341,000 76,000 179,000 208,000
Rockwall / Forney / Terrell
Flex/High-Tech 324,302            31,782 14.7% 1.4% 5.8% 9.8% 9.8% -                16,000 39,000        (13,000) (3,000)           20,000
Manufacturing 1,438,667         -                 0.0% 14.0% 8.0% 0.0% 0.0% -                186,000 (165,000)     71,000 -                95,000
Warehouse/Distribution 5,060,623         70,849 2.9% 0.8% 2.6% 1.4% 1.4% -                (34,000) 86,000 (148,000) 5,000 50,000
Total - Rockwall / Forney / Terrell 6,823,592         102,630 2.9% 3.6% 3.9% 1.5% 1.5% -                168,000 (40,000) (90,000) 2,000 165,000
Southeast Dallas / I-45
Flex/High-Tech 1,322,845         10,583            3.2% 3.5% 2.3% 0.8% 0.8% -                10,000 (5,000) 20,000 (11,000) 19,000
Manufacturing 1,024,843         56,366            11.6% 0.0% 10.1% 5.5% 5.5% -                (38,000) 40,000        (7,000) (1,000)           43,000
Warehouse/Distribution 4/ 12,605,549       3,756,454       2.3% 8.7% 4.7% 29.8% 29.8% 1,438,365     583,000 65,000 1,065,000      (18,000)         (272,000)
Total - SE Dallas / I-45 14,953,237       3,823,403       2.8% 7.6% 4.7% 25.6% 25.6% 1,438,365     555,000 100,000 1,078,000 (30,000) (210,000)
Southwest Dallas / US 67
Flex/High-Tech 1,872,713         84,272            11.9% 10.8% 5.7% 4.5% 4.5% -                42,000 20,000 96,000 -                22,000
Manufacturing 2,558,823         5,118              2.0% 5.2% 1.7% 0.2% 0.2% -                (35,000) (82,000)       89,000 -                39,000
Warehouse/Distribution 11,437,951       663,401          9.4% 13.8% 7.3% 5.8% 5.8% 888,000        (95,000) 97,000 276,000 -                611,000
Total - SW Dallas / US 67 15,869,487       752,791          8.0% 11.2% 6.1% 4.7% 4.7% 888,000        (88,000) 35,000 461,000 -                672,000
Dallas
Flex/High-Tech 110,545,924     12,772,369     13.4% 12.5% 10.8% 10.6% 11.6% 203,961 29,000 843,000 1,686,000 249,000 974,000
Manufacturing 32,762,538       1,523,561       11.6% 9.1% 5.3% 3.9% 4.7% 410,094        76,000 1,365,000 1,195,000 50,000 (25,000)
Warehouse/Distribution 340,140,712     34,623,617     10.2% 9.4% 8.8% 9.7% 10.2% 6,826,593 3,793,000 7,042,000 10,378,000 (443,000) 6,135,000
Total - Dallas 483,449,174     48,919,547     11.1% 10.1% 9.0% 9.5% 10.1% 7,440,648 3,898,000 9,250,000 13,259,000 (144,000) 7,084,000

Vacancy Rate with Sublet Space 11.7% 10.9% 9.6% 10.1%

1/ Does not include buildings under construction or buildings owned by the government.
2/ Net change in physical occupancy for direct and sublet space combined.
3/ Inventory and 3rd quarter vacancy amended per CoStar.
4/ Inventory amended per CoStar.
5/ 910 10th Street removed from inventory for renovation.

Source: Inventory and vacancy from analysis of CoStar data, net absorption computed by Delta Associates; December 2008.

Delta Associates, the research affiliate of Transwestern, is headquartered at:
500 Montgomery Street, Suite 600, Alexandria, VA  22314; Phone: 703-836-5700; www.DeltaAssociates.com
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Total Total Direct Vacancy Rate Vacancy SF Under Net Absorption2/

Rentable SF Vacant SF At End Of: Rate Constr. or
Submarket All Bldgs. 1/ All Bldgs. 2005 2006 2007 2008 w/ Sublet Renovation 2005 2006 2007 4th Q 08 2008
Arlington / Mansfield
Flex/High-Tech 3,978,985          159,159          5.5% 5.9% 4.0% 4.0% 4.0% -               66,000          (7,000)           94,000         (4,000)            -               
Manufacturing 706,686             0 18.4% 21.6% 4.5% 0.0% 0.0% -               (87,000) (22,000) 121,000       -                 32,000         
Warehouse/Distribution 17,196,163        515,885          10.9% 9.2% 6.0% 2.5% 3.0% 812,708       208,000        289,000         868,000       86,000           320,000       
Total - Arlington / Mansfield 21,881,834        675,044          10.1% 9.0% 5.6% 2.7% 3.1% 812,708       187,000        260,000         1,083,000    82,000           352,000       
East Fort Worth
Flex/High-Tech 4,794,062          244,497          7.9% 6.6% 7.3% 5.1% 5.1% -               35,000          53,000           (100,000)      91,000           144,000       
Manufacturing 1,117,023          348,511 4.3% 1.4% 12.6% 31.2% 31.2% -               163,000 26,000 (102,000) -                 (169,000)
Warehouse/Distribution 17,455,069        1,099,669       10.9% 10.0% 4.6% 6.3% 6.3% -               (321,000)      (18,000)         1,356,000    157,000         (296,000)      
Total - E Fort Worth 23,366,154        1,692,678       10.0% 8.9% 5.5% 7.2% 7.2% -               (123,000)      61,000           1,154,000    248,000         (321,000)      
Lower Great Southwest
Flex/High-Tech 3,523,917          243,150          10.3% 11.5% 9.0% 6.4% 6.9% -               (22,000)        -                71,000         32,000           99,000         
Manufacturing 4,628,315          217,531          0.0% 4.0% 12.1% 4.7% 4.7% -               277,000        (185,000) (375,000)      -                 342,000       
Warehouse/Distribution 23,199,829        2,691,180       11.6% 12.8% 13.1% 11.6% 11.6% 1,320,786    1,624,000     (244,000)       (333,000)      770,000         1,174,000    
Total - Lower Great SW 31,352,061        3,151,861       9.7% 11.3% 12.5% 10.0% 10.1% 1,320,786    1,879,000     (429,000)       (637,000)      802,000         1,615,000    
Meacham / Fossil Creek
Flex/High-Tech 2,918,733          143,018          11.6% 6.9% 4.9% 1.3% 4.9% 80,000         43,000          (137,000)       58,000         (3,000)            102,000       
Manufacturing 2,108,797          82,243            2.4% 3.2% 3.9% 3.9% 3.9% -               (71,000)        (60,000)         400,000       -                 -               
Warehouse/Distribution 27,003,396        1,998,251       3.6% 7.2% 4.8% 7.4% 7.4% 428,400       415,000        (99,000)         204,000       89,000           266,000       
Total - Meacham / Fossil Creek 32,030,926        2,223,512       4.1% 6.2% 4.7% 6.6% 6.9% 508,400       387,000        (296,000)       662,000       86,000           368,000       
North Central Fort Worth
Flex/High-Tech 2,348,761          70,463            2.9% 2.9% 2.0% 3.0% 3.0% 85,767         94,000          1,000             21,000         2,000             (24,000)        
Manufacturing 342,131             0 1.2% 18.6% 3.8% 0.0% 0.0% -               (3,000) (52,000) 82,000 -                 13,000
Warehouse/Distribution 9,405,605          432,658          5.1% 6.3% 5.2% 4.6% 4.6% -               30,000 (235,000) 104,000 (9,000) 57,000
Total - N Central Fort Worth 12,096,497        503,121          4.6% 5.9% 4.5% 4.2% 4.2% 85,767         121,000        (286,000)       207,000       (7,000)            46,000         
Northeast Tarrant / Alliance
Flex/High-Tech 1,654,506          130,706          13.5% 9.8% 8.8% 7.9% 7.9% -               28,000          44,000           16,000         (8,000)            16,000         
Manufacturing 305,273             54,644 0.0% 22.3% 4.7% 17.9% 17.9% -               -               13,000           54,000         -                 (41,000)        
Warehouse/Distribution 24,430,143        2,687,316       6.0% 4.0% 6.8% 11.0% 11.0% 483,000       290,000        769,000         233,000       73,000           317,000       
Total - NE Tarrant / Alliance 26,389,922        2,872,666       6.4% 4.7% 6.9% 10.9% 10.9% 483,000       318,000        826,000         303,000       65,000           292,000       

See following page for balance of Fort Worth Industrial Summary

December 2008 December 2008
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Total Total Direct Vacancy Rate Vacancy SF Under Net Absorption2/

Rentable SF Vacant SF At End Of: Rate Constr. or
Submarket All Bldgs. 1/ All Bldgs. 2005 2006 2007 2008 w/ Sublet Renovation 2005 2006 2007 4th Q 08 2008
South Central Fort Worth
Flex/High-Tech 2,222,343          111,117          4.6% 5.3% 6.0% 5.0% 5.0% -               3,000 (12,000) (12,000) -                 15,000
Manufacturing 634,349             5,075 1.4% 26.1% 3.8% 0.8% 0.8% -               -               (121,000)       109,000       -                 14,000
Warehouse/Distribution 9,379,759          722,241          6.2% 7.7% 8.9% 7.7% 7.7% -               45,000 (474,000) (47,000) 47,000 212,000
Total - S Central Fort Worth 12,236,451        838,433          5.8% 8.2% 8.3% 6.9% 6.9% -               48,000          (607,000)       50,000         47,000           241,000       
South Tarrant County
Flex/High-Tech 2,862,225          174,596          12.3% 11.5% 5.1% 6.1% 6.1% -               (106,000)      20,000           71,000         (11,000)          (27,000)        
Manufacturing 3,886,592          3,887 5.9% 1.9% 1.7% 0.1% 0.1% -               388,000 156,000 (81,000) -                 62,000
Warehouse/Distribution 17,710,178        1,771,018       13.6% 8.8% 6.9% 9.1% 10.0% 78,400         506,000        1,064,000      291,000       (35,000)          27,000         
Total - S Tarrant Co. 24,458,995        1,949,500       12.1% 7.9% 5.8% 7.3% 8.0% 78,400         788,000        1,240,000      281,000       (46,000)          62,000         
Upper Great Southwest
Flex/High-Tech 4,915,551          624,275          18.8% 20.2% 13.5% 10.9% 12.7% 17,582         80,000          (78,000)         327,000       59,000           152,000       
Manufacturing 1,862,623          182,537 0.0% 17.2% 12.8% 9.8% 9.8% -               211,000        (91,000)         77,000         6,000             161,000       
Warehouse/Distribution 34,298,586        5,624,968       15.7% 12.2% 9.5% 15.2% 16.4% 974,860       1,095,000     2,409,000      927,000       289,000         (367,000)      
Total - Upper Great SW 41,076,760        6,431,780       15.5% 13.4% 10.2% 14.4% 15.7% 992,442       1,386,000     2,240,000      1,331,000    354,000         (54,000)        
West DFW Airport / Grapevine
Flex/High-Tech 3,223,621          477,096          8.9% 12.7% 11.0% 12.1% 14.8% -               117,000 (153,000) 58,000 126,000 82,000
Manufacturing 1,663,355          -                 0.0% 0.0% 0.0% 0.0% 0.0% 151,000       -               -                18,000         -                 -               
Warehouse/Distribution 3/ 13,239,440        1,482,817       7.5% 13.7% 14.6% 11.1% 11.2% 435,400       738,000        (645,000)       639,000       40,000           1,201,000    
Total - W DFW Airport / Grapevine 18,126,416        1,959,913       7.0% 12.1% 12.5% 10.3% 10.8% 586,400       855,000        (798,000)       715,000       166,000         1,283,000    
West Tarrant County
Flex/High-Tech 157,384             23,450            0.0% 0.0% 14.3% 14.9% 14.9% -               16,000 -                (23,000)        (2,000)            (1,000)          
Manufacturing 1,612,850          35,483 2.7% 2.5% 0.0% 2.2% 2.2% -               (44,000) 4,000             40,000         -                 (35,000)        
Warehouse/Distribution 2,940,107          149,945 0.5% 0.2% 0.6% 5.1% 5.1% 1,000,000    (10,660)        7,000             (9,000)          (3,000)            (134,000)      
Total - W Tarrant Co. 4,710,341          208,878          1.4% 1.1% 0.9% 4.4% 4.4% 1,000,000    (38,660)        11,000           8,000           (5,000)            (170,000)      
Fort Worth
Flex/High-Tech 32,600,088        2,401,528       10.0% 10.0% 7.7% 6.5% 7.4% 183,349       354,000        (269,000)       581,000       282,000         558,000       
Manufacturing 18,867,994        929,910          2.7% 5.3% 6.1% 4.9% 4.9% 151,000       834,000        (332,000)       343,000       6,000             379,000       
Warehouse/Distribution 196,258,275      19,175,949     9.8% 9.4% 8.0% 9.4% 9.8% 5,533,554    4,619,340     2,823,000      4,233,000    1,504,000      2,777,000    
Total - Fort Worth 247,726,357      22,507,387     9.1% 9.0% 7.8% 8.7% 9.1% 5,867,903    5,807,340     2,222,000      5,157,000    1,792,000      3,714,000    

Vacancy Rate with Sublet Space 9.4% 9.4% 8.1% 9.1%

1/ Does not include buildings under construction or buildings owned by the government.
2/ Net change in physical occupancy for direct and sublet space combined.
3/ 3rd quarter vacancy has been amended per CoStar.

Source: Inventory and vacancy from analysis of CoStar data, net absorption computed by Delta Associates; December 2008.

Delta Associates, the research affiliate of Transwestern, is headquartered at:
500 Montgomery Street, Suite 600, Alexandria, VA  22314; Phone: 703-836-5700; www.DeltaAssociates.com
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Delta Associates 
 
Delta Associates, the research affiliate of Transwestern, 
is a firm of experienced professionals offering various 
consulting and data services to the commercial real 
estate industry for more than 25 years.  The firm’s 
practice is organized in three related areas: 
 
1. Valuation services for partial interests in 

commercial real estate assets. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Transwestern 
 
With 1500 team members in major markets coast to 
coast, Transwestern operates through six distinct 
functional lines of business – agency leasing, property 
and facility management, investment services, tenant 
advisory, development and research – for a broad range 
of property types, including office, industrial, retail, 
healthcare and multifamily. In 2007, the firm completed 
 
 
 
 
 
 
 
 
 
 
 
 
 

2. Consulting, research and advisory services for 
commercial real estate projects, including market 
studies, market entry strategies, asset performance 
enhancement studies, pre-acquisition due diligence, 
and financial and fiscal impact analyses. 

 
3. Subscription data for select metro regions for 

office, industrial, retail, condominium and apartment 
markets. 

 
For further information about Delta Associates and to 
see all of our publications, please browse our web site 
at: DeltaAssociates.com. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
leasing, sales and finance transactions totaling $7.7 
billion. Within that same time period, Transwestern 
oversaw the leasing and management of 875 properties, 
representing 170 million square feet – leased and 
managed combined. Transwestern currently has over 
$1 billion in development projects in its pipeline. 
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