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EXECUTIVE SUMMARY

Southern Nevada's employment situation showed steady
improvement throughout all of 2014. This quarter saw
improvements in total number of jobs, the unemployment
rate, and average weekly earnings. There were over 4,000 new
jobs this quarter, helping bring the unemployment rate down
to 6.93 percent. This is the first time the unemployment rate
has been below 7 percent in Southern Nevada since 2008. The
unemployment rate in Southern Nevada is still not quite at it's
prerecession level as the unemployment rate was typically about
5.5 percent in the early 2000's. Average weekly earnings only
increased a dollar from last quarter and are now at $704.

Spending on local goods has shown much improvement on a
year over year basis. Quarterly taxable sales were higher this
quarter than they were before the recession and are now at $9.6
billion. Spending on motor vehicles and car parts declined this
quarter but are still up $80 million dollars on a year over

year basis.

Southern Nevada tourism was also much stronger in 2014 than
the previous few years. Visitor volume, conventions held, and
transportation services are all up on a year over year basis for
Southern Nevada. However, gross gaming revenue declined
through most of 2014 and there was only $2.39 billion of gross
gaming revenue for Clark County in 2014Q4.

Southern Nevada saw 8,100 homes sold through the MLS system
this quarter, 1,300 less than last quarter (9,400). This large
decrease in the fourth quarter is not unusual as the fourth quarter
typically has the least amount of home sales of the year. Southern
Nevada saw about 4,600 less homes sold through the MLS in
2014(35,600) than 2013(40,200).

Southern Nevada saw slightly less distress in the housing market
this quarter as traditional home sales now make up an 83.2

percent share of all homes sold through the MLS system. The
share of homes being sold as short sales saw a small decrease
this quarter as the share of short sales is now at 9.5 percent. The
share of homes sold as REO's increased slightly this quarter and is
now at 7.7 percent. Both total REO sales and total short sales are
the lowest they have been since 2008.

Home prices continue to steadily increase each quarter,

according to the Case-Shiller Home Price Index for the Las Vegas
metropolitan area. However, home prices are still well below
what they were prior to the recession. The median price of homes
sold through the MLS at the end of 2014 was $204,000.

Economic conditions in the commercial market have seen little
change this quarter, but significant changes on a year over year
basis. Since this time last year, asking rents in the industrial sector
and office sector are up 10 percent and 4 percent, respectively.
However, asking rents in the retail market are down 15 percent
since this time last year. All three sectors have seen an annual
decrease in the vacancy rate, and the industrial sector vacancy
rate has decreased by nearly 5 percentage points since last year.
All three sectors are also experiencing annual growth

in employment .

The residential rental market saw a slight decrease in both asking
rents and the vacancy rate this quarter. The average asking rent
for apartments is now $796 and the vacancy rate is 8.3 percent.
Meanwhile, the rental rate for MLS leased homes decreased

this quarter to $0.72 per square foot and the residential vacancy
rate decreased to 7.8 percent. Nonetheless, both the apartment
market and MLS leased homes have shown in improvements in
both asking rents and vacancy rates on a year over year basis.

Edward Coulson, Director, Lied Institute for Real Estate Studies
Peter Counts, Graduate Assistant, Lied Institute for Real Estate Studies
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SOUTHERN NEVADA ECONOMIC SITUATION
HOUSEHOLD SECTOR
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SOUTHERN NEVADA ECONOMIC SITUATION
HOUSEHOLD SECTOR
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SOUTHERN NEVADA ECONOMIC SITUATION
HOUSEHOLD SECTOR
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SOUTHERN NEVADA ECONOMIC SITUATION
TOURISM & HOSPITALITY INDUSTRY

Clark County gross gaming revenue is down $130
million since this time last year. Gaming revenue is
up $350 million since the low in 2010 and down
$400 million since the pre-recession peak. There
is slow steady growth in gross gaming revenue, as
shown by the 4-Quarter Moving Average line. Over
65 percent of Clark County gaming revenue comes
from the Las Vegas Strip.

Clark County is seeing consistent year over year
growth in visitor volume. This quarter there were
400,000 more visitors than this time last year.
While Clark County has not completely recovered
to prerecession levels in terms of visitor volume,
Las Vegas saw a record number 40 million visitors
in 2014.

H GMVR

LasVegasRealtor.com
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SOUTHERN NEVADA ECONOMIC SITUATION
TOURISM & HOSPITALITY INDUSTRY
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RESIDENTIAL TRENDS
EXISTING HOME SALES

Figure 9
LAS VEGAS MLS HOME SALES

8,100

Homes Sold
2014 Q4

Market Share Distribution
°* Traditional Home Sales 83.2%

Short Sales 9.1%

® REO Sales 7.7%
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RESIDENTIAL TRENDS

EXISTING HOME SALES

The Case-Shiller Home Price Index measures home
prices with 2005 as the benchmark year (=100).
The index tracks the price movements using
homes sold more than once to keep home quality
constant. The black line represents the Case-Shiller
Home Price Index trend before the housing market
crash. With an index of 137.53, home prices are
almost to the prerecession trend value.

MLS homes for sale include homes that still need
a buyer and homes that are pending their closing
date. Both single family and multifamily residences
for sale have gradual declines since 2007. There
were a total of 15,600 homes for sale on the Las
Vegas MLS this quarter.
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RESIDENTIAL TRENDS
EXISTING HOME SALES
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RESIDENTIAL TRENDS
EXISTING HOME SALES

Figure 14
LAS VEGAS MLS HOME
SALES HEAT MAP

Sales 2014 Q4
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RESIDENTIAL TRENDS
PROPERTY MANAGEMENT MARKET

Residential rental rates measure the quarterly
median rent per square foot of all homes leased
through Las Vegas' MLS. This represents the lease
rate for tenants signing a new lease contract. Rental
rates typically fall each year in the fourth quarter;
however, rental rates are up $0.03 per square foot
since this time last year.

Residential leases are the number of new lease
contracts for residential properties that were
listed in the MLS. These numbers will not include
leases made by apartment complexes with on-
site property managers or owners that advertise
outside the MLS. Leases typically slow down in
the fourth quarter each year; however, there were
1,400 more leases in 2014Q4 than in 2013Q4.

Rental vacancy gradually decreased each quarter
in 2014 while homeowner vacancy gradually
increased each quarter in 2014. The single family
vacancy rate is up 0.8 percentage points year
over year and the rental vacancy rate is down 5.7
percent year over year.
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RESIDENTIAL TRENDS
FORECLOSURE SITUATION

There were a total of 1,300 distress home sales that
took place through the MLS this quarter. REO sales
and short sales made up almost an equal share of
the distress sales this quarter. Short Sales and REO
sales have trended down from their peaks several
years ago.

Mortgage delinquencies measure the proportion
of home loans in Nevada that are past due and
seriously delinquent (90 days or more past due).
Mortgage delinquencies have gradually declined
each quarter since peaking in 2009. 8.3 percent
of all home loans in Nevada this quarter were
considered delinquent.

This foreclosure inventory includes all homes lenders
reported to have commenced the foreclosure
process, but have not yet been repossessed.
Foreclosures were almost nonexistent in 2005, but
made up over 10% of all home loans by 2010. The
foreclosure inventory has seen a gradual decline
each year since peaking in 2010.
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COMMERCIAL TRENDS
INDUSTRIAL MARKET

This measures the asking rents and direct vacancy
rates of the various submarkets in the industrial
real estate market for the current quarter. Numbers
are based off of a comprehensive market survey
of properties with loading dock-grade-level doors.
The highest rents and vacancies are typically in the
R&D/Flex submarket each quarter.

Industrial employment includes private jobs in
natural resources, construction, manufacturing,
wholesale and transportation industries. There
has been positive annual growth in industrial
employment since 2012. At 5.1 percent, the annual
growth in industrial employment is the highest it
has been since the recession.
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COMMERCIAL TRENDS
OFFICE MARKET

This measures the asking rents and direct vacancy § g _ Direct

rates of the various submarkets in the office real w 3 < Asking Rent Vacancy

estate market for the current quarter. Numbers are 0 <0 Class A $ 2.72 22.35%

based off comprehensive market surveys of office é i S Class B $ 1.82 23.92%

property buildings or building parks with at least 2 § 8 Class C $ 1.60 16.07%

10,000 square feet of usable space. w 0 Z Medical $ 2.01 22.16%
xS Total $ 191 20.56%
o<

Office employment includes jobs in information,
financial activities, professional business, and
health or social industries. There has been positive
annual growth in industrial employment since
2010. The growth rate of office employment
decreased slightly this quarter and is now at
3.5 percent.
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COMMERCIAL TRENDS
RETAIL MARKET
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Retail employment was hurt the least of the three
commercial market sectors during the recession.
Retail employment has seen positive annual
growth every quarter since 2010. The growth rate
of retail employment decreased this quarter and is
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COMMERCIAL TRENDS
APARTMENT MARKET

Data on average apartment asking rents are
collected by the Center for Business and Economic
Research (CBER) and reported in the Lied Institute's
Apartment Market Survey. The average apartment
asking rent decreased slightly this quarter, but is up
$35 from this time last year.

Apartment vacancy rates have been slowly
declining since peaking at 11 percent in 2009.
The vacancy rate declined by 0.4 percentage
points since the same time last year and is now at
8.3 percent.

Studio apartments have shown the most robust
growth rate each quarter. However, studio
apartments make up a very small share of all
apartments surveyed and thus have a very small
effect on the overall average apartment rent.
The gap between one bedroom and two bedroom
one bathroom apartments has also been
decreasing and there is now only a $14 difference.
Note that these apartment types include furnished
and unfurnished.
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