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EXECUTIVE SUMMARY

Citi Habitats is pleased to present the 2009 Year End Black & White Report,
our annual, in-depth analysis of the Manhattan residential real estate market.
Long time readers may notice some format changes this year. 2009 was not
your typical year for the real estate industry, and this year-end report reflects
these unique times.

As we entered 2009 with rising unemployment and economic turmoil, many
pundits were predicting an exodus from Manhattan. However, even experts
sometimes forget that the real estate market is cyclical. Despite some chal-
lenging times, this alarmist scenario never took place. Our 2009 results prove

that New York is truly the city that never sleeps, as the Manhattan real estate
market adjusted itself quickly, and averted the hardships experienced by much of the United States.

While people with properties for sale can sometimes afford to take a “wait and see” approach during
a market downturn, the rental market must react to changing conditions very quickly. Vacancies are what
a landlord fears most, and throughout the city, property owners began to offer price reductions and
incentives to spur activity. These incentives took the form of free rent for a specific period, or owner-
paid broker commissions. As a result, Manhattan suddenly became more atfordable. Renters took notice
of the values available, and each month of 2009 saw a tremendous number of leases being signed. As a
result, the vacancy rate slowly, but surely, began to decline.

Average rents have maintained relatively stable after the initial decline, and for some apartment catego-
ries they are beginning to climb slightly. This trend signifies that the market has become more balanced
between the landlord and tenant, and the days of lavish incentives may be numbered.

Right now is still a great time to be in the market for a new home. Due to the breadth and scope of
information available online, the real estate market has become more transparent. Consumers are better
informed about what constitutes a fair price for their new home. As a result, the vast majority of proper-
ties on the market are priced fairly, and shoppers may be surprised at the values available. Our website,
www.citi-habitats.com, is our way of helping create more informed consumers. With over 900,000 web
visits per month, we are a leading resource for home seekers in New York City.

| am happy to say that despite the market turmoil, 2009 was a year of record breaking success for Citi
Habitats. We rented over 12,950 apartments over the twelve month period, the largest number in our
Company's history. We attribute this success to the tenacity and creativity of our team of over 700 agents.
Our development marketing group, CHMG, brought over 1,700 units to market in 2009 and is poised to
launch several extraordinary properties, totaling approximately 1,000 units, in the coming months.

We are proud of our success in 2009, and also of the hard work that went into the creation of the 2009

Year-End Black & White Report. We expect you'll find it to be a valuable resource, and hope you walk
away with a better understanding of the complex New York real estate market.

F

Gary Malin
President of Citi Habitats



Overall Rental Averages

* As a result of turmoil in the U.S. economy, rents in Manhattan adjusted downward in 2009.

* The strength of the Manhattan rental market was evident when comparing it to other sectors of the
U.S. economy.

* The charts below indicate there was only a 6-7% correction in price across all apartment categories.

* There were neighborhoods that experienced as high as an 8.1% increase in price for certain 2 bed-
rooms, while others showed up to a 15.9% decrease in price for 2 bedroom apartments. It is important
to remember that in Manhattan neighborhoods, there are a myriad of “sub-locations” which affect the

overall price average in that neighborhood.

MANHATTAN RENTAL AVERAGES BY SIZE MANHATTAN AVERAGE PRICE PER SQ FT BY SIZE
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Source: All Citi Habitats transactions from January-December 2009 % Difference -6.4% -5.5% -5.0% -4.8%
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2009 $2,058 $1,824 $1,994 $1,170 $1,719 $1,805 $1,866 $1,372 $1,835 $2,181 $1,608 $1,760 $2,069 $1,064 $2,037 $1,757
2008 $2,142 $2,017 $2,195 $1,205 $1,743 $1,993 $2,055 $1,368 $2,010 $2,269 $1,828 $1,915 $2,285 $1,056 $2,172 $1,884

% Difference -29% -1.4% -9.4% -92% 03% -8.7% -3.9%

STUDIO: AVERAGE RENTAL PRICES PER SQ.FT.
2009 $53.21 $50.28 $52.98 $31.85 $48.96 $47.02 $47.44 $46.23 $4872 $5826 $4452 $48.17 $52.11 $31.44 $55.20 $47.76

2008 $55.26 $53.64 $57.48 $32.64 $51.40 $51.96 $51.72 $46.92 $52.36 $61.20 $49.68 $52.40 $57.24 $31.92 $59.28 $51.01

% Difference -24% -4.7% -95% -83% -15% -7.0% -4.8% -10.4% -8.1%

CITI-HABITATS.COM 4 CITI HABITATS



ONE BEDROOM AVERAGE RENT
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2009 $2,959 $2372 $2,965 $1,504 $2,162 $2,399 $2,457 $1,952 $2,408 $3,230 $2,167 $2,366 $2,819 $1,393 $2,945 $2,406
2008 $3,091 $2664 $2950 $1,528 $2,485 $2,765 $2,689 $1,927 $2,780 $3,588 $2,397 $2,600 $3,104 $1,328 $3,218 $2,608

% Difference -4.3% -11.0% -1.6% -13.0% -13.2% -8.6% 1.3% -13.4% -10.0% 4.9%

ONE BEDROOM: AVERAGE RENTAL PRICES PER SQ. FT.
2009 $53.13 $48.88 $53.20 $29.48 $46.36 $4552 $46.32 $36.48 $46.80 $57.56 $43.16 $44.80 $47.04 $26.52 $52.56 $45.19

2008 $55.24 $51.12 $54.48 $29.76 $47.20 $51.20 $51.08 $35.48 $51.36 $60.80 $46.32 $47.88 $53.16 $25.68 $56.44 $47.81

% Difference -09% -1.8% -11.1% -93% 2.8% -8.9% -5.3% -11.5% 3.3% -6.9%

TWO BEDROOM AVERAGE RENT
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2009 $4,369 $3,286 $4,124 $1,855 $2,951 $3,819 $3,574 $2,455 $3,255 $5,086 $3,070 $3,497 $4,001 $1,820 $4,009 $3,411
2008 $4,417 $3,424 $4,544 $1,932 $3462 $4,231 $4,021 $2,766 $3,870 $5321 $3,452 $3,946 $4,260 $1,683 $4,174 $3,700
% Difference -4.0% -14.8% -9.7% -11.1% -11.2% -15.9% -4.4% -11.1% -11.4%
TWO BEDROOM: AVERAGE RENTAL PRICES PER SQ.FT.
2009 $52.28 $47.92 $51.80 $25.80 $44.00 $44.68 $45.68 $32.32 $44.76 $55.84 $4232 $43.84 $47.24 $24.00 $52.84 $43.69
2008 $53.48 $49.28 $53.60 $26.68 $45.44 $50.00 $49.60 $34.84 $48.96 $57.12 $46.64 $46.80 $50.52 $22.12 $54.72 $45.99

% Difference -33% -3.2% -10.6% -7.9% -7.2% -8.6% -2.2% -9.3% -6.5% -3.4%

THREE BEDROOM AVERAGE RENT
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2009 $5463 $4,281 $5,132 $2,192 $3,750 $5210 $4,664 $2,999 $4364 $7,097 $5,164 $5475 $5081 $2,092 $5431 $4,560
2008 $5231 $4,531 $5501 $2,257 $4,239 $5585 $4,976 $3452 $4902 $7497 $5627 $6,142 $5609 $2,041 $5878 $4,898
% Difference -29% -11.5% -6.7% -6.3% -13.1% -11.0% -5.3% -10.9%
THREE BEDROOM: AVERAGE RENTAL PRICES PER SQ.FT.
2009 $51.64 $45.64 $50.96 $25.04 $42.04 $44.44 $4432 $31.80 $4256 $54.40 $41.76 $4244 $4596 $23.06 $51.76 $42.52
2008 $53.84 $46.20 $53.40 $26.16 $43.88 $46.88 $45.48 $33.72 $44.60 $57.84 $44.48 $46.87 $50.32 $22.44 $53.96 $44.67

% Difference -43% -4.2% -52% -2.6% -5.7% -4.6% -5.9%
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Deals with Owner Paid Incentives

JANUARY - DECEMBER 2009

64% [
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24%
16%
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Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec
39.94% 48.99% 50.16% 51.91% 55.47% 54.41% 47.76% 53.38% 55.02% 52.77% 54.88% 59.37%

JANUARY - DECEMBER 2008
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Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov

6.77% 6.67% 6.61% 3.57% 511% 6.76% 6.89% 8.81% 9.41% 12.33% 23.47% 30.42%
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OVERALL 2009 VS 2008
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2008 = 10.57% 2009 =52%

% Difference = 42%

Source: All Citi Habitats transactions from January-December 2009.
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Doorman vs. Non-Doorman Rental Comparison

* In Manhattan, the average price of an apartment in a non-doorman building is $2,533, compared

to $3,169 for a doorman building.
* Across all apartment categories, doorman buildings carry a 25% premium.

* There is only a 4-5% increase between a studio to a one bedroom and from a one bedroom to a

two bedroom.

OVERALL MANHATTAN BLENDED AVERAGES MANHATTAN RENTAL AVERAGES BY SIZE
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Overall Doorman = $3,169 Overall Non-Doorman = $2,533 Doorman $2,194 $2,904 $4,410
NonDM _ $1829 52344 $3426

Source: All Citi Habitats transactions from January-December 2009

% Difference 20% 24% 29%

STUDIO RENT COMPARISON
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Doorman $2,365 $2,108 $2,268 $2,089 $2,168 $2,049 $2,138 $2,487 $2,010 $2,129 $2,093 $2,419 $2,194

Non-DM $2,071 $1,774 $2,017 $1,635 $1,719 $1,754 $1,766 $2,036 $1,637 $1,703 $1,756 $2,074 $1,829
% Difference 14% 19% 12% 28% 26% 17% 21% 22% 23% 25% 19% 17%  20%
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% DIFFERENCE

ONE BEDROOM RENT COMPARISON
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Doorman $3,196 $2,759 $3,029 $2,832 $2,679 $2,761 $2,715 $3,367 $2,576 $2,875 $2,710 $3,349 $2,904

Non-DM $2,588 $2,344 $2,502 $2,106 $2,098 $2,085 $2,411 $2,671 $1,961 $2,215 $2,580 $2,563 $2,344
% Difference 23% 18% 21% 34% 28% 32% 13% 26% 31% 30% 5% 31%  24%

TWO BEDROOM RENT COMPARISON

% DIFFERENCE
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Doorman $5,073 $4,127 $4,809 $4,113 $3,978 $4,070 $3,832 $5,577 $3,883 $4,123 $4,146 $5,187 $4,410

Non-DM $4,237 $3,024 $4,191 $2,871 $2,715 $2,978 $3,037 $4,776 52,608 $3,095 $3,635 $3,944 $3,426
% Difference 20% 36% 15% 43% 47% 37%  26% 17% 49% 33% 14% 32% 29%
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Elevator vs. Walkup Rental Comparison

* In Manhattan, the average price of an apartment in an elevator building is $2,521, compared to
$2,168 in a walkup building.

* Across all apartment categories, elevator buildings carry a 16% premium.

* When looking closer at that 16%, there is a 2% difference between studios and one bedrooms,

and a 9% difference between one bedrooms and two bedrooms.

OVERALL MANHATTAN BLENDED AVERAGES MANHATTAN RENTAL AVERAGES BY SIZE
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Overall Elevator = $2,521 Overall Walk-Up = $2,168 Elevator $1,835 $2,322 $3,407
Walk-up  $1651  $2058 _ $2795
Source: All Citi Habitats transactions from January-December 2009. 5
% Difference 11% 13% 22%

STUDIO RENT COMPARISON

% DIFFERENCE

5
60 =
O
50 =
o
> ]
40 S 9] >
= ) b= ©
30 I 5 - 2 m % S = o
° el a 2] g D n f = v <
~ - w = [ + wv - (o)) c
20 oL S @ c < F = 3 2 3 = £
© = )4 w 2 2 — = L = 4 = =
] = v — o ~ . — & = ©
] > e o 2 S o o) [ @ = <
10 o g 1§ =2 ©® B s . 2 2 = o £
- g o Y — = = o) [} [} © ([} ©
0 (@] wi G} = = = = ") =) ) = = =

Elevator $2,071 $1,774 $2,017 $1,635 $1,719 $1,754 $1,766 $2,036 $1,637 $1,703 n/a $2,074 $1,835

Walk-Up $1,872 $1,602 $1,812 $1,564 $1,452 $1,558 $1,604 $1,880 $1,432 $1,520 n/a $1,862 $1,651
% Difference 11% 11% 11% 5% 18% 13% 10% 8% 14% 12% n/a 11% 11%

*Wall Street/Battery Park City does not have a large enough sample group of elevator and walkup buildings to be included in this comparison.
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% DIFFERENCE

ONE BEDROOM RENT COMPARISON
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Elevator $2,588 $2,344 $2,502 $2,106 $2,098 $2,085 $2,411 $2,671 $1,961 $2,215 n/a $2,563 $2,322

Walk-Up $2,203 $2,084 $2,168 51,831 $1,862 $1,813 $2,087 $2,577 $1,787 $1,952 n/a  $2,271 $2,058
% Difference 17% 12% 15% 15% 13% 15% 16% 4% 10% 13% n/a 13% 13%

*Wall Street/Battery Park City does not have a large enough sample group of elevator and walkup buildings to be included in this comparison.

TWO BEDROOM RENT COMPARISON

% DIFFERENCE
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Elevator $4,237 $3,024 $4,191 $2,871 $2,715 $2,978 $3,037 $4,776 $2,608 $3,095 n/a $3,944 $3,407

Walk-Up $3,061 $2,600 $2,907 $2,462 $2,565 $2,398 $2,516 $3,907 $2,363 $2,761 n/a  $3,202 $2,795
% Difference 38% 16%  44% 17% 6% 24% 21% 22% 10% 12% n/a 23% 22%

*Wall Street/Battery Park City does not have a large enough sample group of elevator and walkup buildings to be included in this comparison.
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Rental Vacancy Rates

* Supply and demand is by far the single most important factor in determining pricing in Manhat-
tan real estate. Tracking vacancy rates on a monthly basis is critical to understand where the
market was yesterday, is today, and will be in the future.

* In February, the vacancy rate was 2.46%, the highest level in 2009. The overall average vacan-
cy rate for 2009 was 1.93%, an increase from 2008's 1.42% rate.

* A neighborhood’s vacancy rate is also affected by the amount of new housing stock that enters
that local market. The vacancy rate remains consistently lower in neighborhoods such as the
West Village, SoHo and Tribeca, than it does in areas like the Upper East Side, Murray Hill and
Midtown East.

* When compared to 2009's national vacancy rate of 10.1%, Manhattan's 2009 average rate of
1.93% seems minimal by any standard. This is due to the sheer demand for rental housing in
Manhattan due its safety, diversity, economic opportunity and overall appeal.

RENTAL VACANCY RATES
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2009 1.58 2.10 1.99 2.36 1.76 2.09 1.35 238 1.98 2.02 1.64 1.93

2008

Source: A sampling of 25-30 key rental buildings in each Manhattan neighborhood below 100th Street, including doorman and non-doorman builidngs.

2009 AVERAGE VACANCY RATES PER MONTH

3.0% — ]

25% [—

20% [

15% [

1.0%

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

Vacancy [lo2i 2.46% 2.37% 2.28% 1.72% 1.65% 1.67% 1.62%  1.83% 1.86% 1.87% 1.84%

Source: All Citi Habitats transactions from January 2009 to December 2009.
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% DIFFERENCE

What Unit Types Are Renting?

* Since 2003, the percentage of each unit type rented during the respective reporting period has remained
fairly consistent. Generally, this is due to the fact that many buildings follow a roughly 30% studio, 50%
one bedroom, 20% two bedroom and combined 5% three and four+ bedroom unit mix.

2009: Studios 25% o
2008: 26% 2009: Three Bedrooms 5% 3
2008: 4%

2009: One Bedrooms 46% 1 o
2008: 46% 2009: Four+ Bedrooms 1%

2008: 1%

2009: Two Bedrooms 23% 2
2008: 22% Source: All Citi Habitats transactions from January-
December 2009 versus stated time periods.

Where Are People Renting?

* The percentages below represent the number of rental transactions by neighborhood in '09 vs. '08. Rental activity
by neighborhood is influenced by several factors including price points, available inventory and access to public
transportation. The chart below shows the Upper East and Upper West Sides remain popular with renters.

PERCENTAGE OF RENTAL TRANSACTIONS
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2009 6.0% 77% 54% 36% 41% 49% 63% 19% 51% 39% 21.0% 17.3% 3.9%  9.0%
2008 63% 77% 52% 42% 27% 44% 60% 22% 53%  32% 19.8% 188% 4.8%  9.5%

Source: All Citi Habitats' transactions from January-December 2009
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Profile of Manhattan Renters

* The summary below is a snapshot of the Manhattan renter. This data has served as a useful tool for developers
as they design projects to meet the needs of potential renters and allows them to remain knowledgeable of the
ever changing real estate landscape.

PERCENTAGE OF MANHATTAN RENTERS WITH PETS

5% with pets

AVERAGE AGE OF RENTER: 32 MEDIAN AGE OF RENTER: 29
% OF FEMALE RENTERS: 50% % OF MALE RENTERS: 50%

* Source: All Citi Habitats’ transactions from January-December 2009.

95% without pets

PERCENTAGE OF MANHATTAN RENTERS AT VARIOUS INCOME LEVELS

40% 37%

30

18%
20 12% 12% 12% 9%

10

0

IncomelLevels * Below $25,000 $25,000-$49,999 $50,000-599,999  $100,000-5149,999 $150,000-$249,999  Over $250,000

* This sample group includes students and applicants who require guarantors.

Rental Internet Search Data

* In the last several years there has been an incredible shift in the way people find their next home. The Inter-
net has become a powerful tool for apartment seekers, while print sources have fallen out of favor.

* The internet facilitates the apartment hunt by allowing people to search properties from all over the world,
view photos, and easily compare apartments, thus creating more informed consumers.

* Due to the fact consumers are better informed, 2009 was a breakthrough year where apartment seekers' rent
expectation were generally in line with the actual market.

* Citi Habitats' website had over 1 billion hits and 2.5 million unique visitors in 2009, making it one of the most
heavily trafficked websites in the industry. Due to the prominence of the Citi Habitats website, the chart below
offers a comprehensive snapshot of perceptions and behaviors of those seeking real estate in Manhattan.

WEBSITE VISITORS’ RENT EXPECTATIONS VS. ACTUAL MANHATTAN RENTS

Studios 1 Bedrooms 2 Bedrooms 3 Bedrooms Overall

Expected Rent $1,732 $2,226 $3,303 $5,138 $3,099
Actual Average Rent $1,792 $2,406 $3,411 $4,794 $3,105
Percent Difference .03% .09% .03% .07% -07%

Source: Citi Habitats website visitors at www.citihabitats.com from January-December 2009.
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Sales Prices Citywide

* A reflection of the tumultuous times, sales prices for co-ops and condos were down across the board in 2009
when compared to the previous year. See below for a detailed analysis of sales prices by property type, size
and neighborhood.

* There are encouraging signs that the sales market is beginning to rebound. Transaction volume is way up during
the last several months, and prices are beginning to follow.

CO-OPS CITYWIDE

Overall Studios 1BRs 2BRs 3+BRs

2009 Average Price Per Sq.Ft.= $833
2008 Average Price Per Sq.Ft.= $974

Percent Difference =-14%

CONDOS CITYWIDE

Overall Studios 1BRs 2BRs 3+BRs

2009 Average Price Per Sqg.Ft.= $1,172

2008 Average Price Per Sq.Ft.= $1,291

Percent Difference = -10%

Source: All data in this report is collected by Citi-Habitats from sources deemed reliable.
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Sales Prices by Neighborhood (Co-ops)

STUDIO CO-OPS CITYWIDE

Downtown East Side West Side Mtwn West Mtwn East
2009 Median Price $389k $337k $365k n/a $334k
2008 Median Price $460k $350k $390k $343k $369k
% Difference -15% -4% -6% n/a -9%

ONE BEDROOM CO-OPS CITYWIDE

Downtown East Side West Side Mtwn West Mtwn East
2009 Median Price $597k $556k $558k $422k $516k
2008 Median Price $675k $618k $620k $550k $578k

% Difference -12% -10% -10% -23% -11%

TWO BEDROOM CO-OPS CITYWIDE

Downtown East Side West Side Mtwn West Mtwn East
2009 Median Price $1.05Tm $825k $985k n/a $967k
2008 Median Price $1.199m $1.295m $1.166m $825k $1.120m
% Difference -12% -30% -16% n/a -14%

THREE+ BEDROOM CO-OPS CITYWIDE

Downtown East Side West Side Mtwn West Mtwn East
2009 Median Price $1.728m $2.823m $2.204m n/a $2.351m
2008 Median Price $2.495m $3.100m $2.275m n/a $1.970m
% Difference -31% -9% -3% n/a -19%

Source: All data in this report is collected by Citi-Habitats from sources deemed reliable.
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Sales Prices by Neighborhood (Condos)

STUDIO CONDOS CITYWIDE

Downtown East Side West Side Mtwn West Mtwn East
2009 Median Price $484k $453k $482k $546k $442k
2008 Median Price $583k $528k $565k $564k $525k

% Difference -17% -14% -15% -3% -16%

ONE BEDROOM CONDOS CITYWIDE

Downtown East Side West Side Mtwn West Mtwn East
2009 Median Price $819k $717k $753k $740k $736k
2008 Median Price $879k $755k $815k $910k $820k

% Difference -7% -5% -8% -19% -10%

TWO BEDROOM CONDOS CITYWIDE

Downtown East Side West Side Mtwn West Mtwn East
2009 Median Price $1.555m $1.379m $1.265m $1.156m $1.334m
2008 Median Price $1.790m $1.618m $1.475m $1.818m $1.500m

% Difference -13% -15% -14% -36% -11%

THREE+ BEDROOM CONDOS CITYWIDE

Downtown East Side West Side Mtwn West Mtwn East
2009 Median Price $2.862m $3.116m $4.390m n/a $2.812m
2008 Median Price $2.960m $2.850m $3.335m $4.300m $3.475m
% Difference -3% -9% -32% n/a -19%

Source: All data in this report is collected by Citi-Habitats from sources deemed reliable.
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Owned & operated by NRT LLC.
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