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One Family. One Vision.
A Century of Excellence.
Henry S. Miller celebrates 100 years of service
The Henry S. Miller Companies proudly celebrates our 100th
anniversary this year. One family. One vision. A century of
excellence in service to Dallas-Fort Worth and Texas. Beginning as
a one-man shop in 1914, Henry S. Miller Companies has grown
into one of the largest independent commercial real estate firms
in Texas; a group of companies with financial strength, vision,
history and proven professional leadership. The 100 year legacy
of Henry S. Miller Companies represents a heritage of family
pride and community involvement founded on the principles of
integrity, service and innovation. The same principles that built the
Dallas skyline in the last century will propel the landscape of
Texas in the next century.

logo inspired by the innovators of our past

Following Generations of
Great Leadership Since 1914
EL PASO

from the desk
of Greg Miller
President & CEO • Henry S. Miller Companies
The year 2014 marks the 100th anniversary of my
great-grandfather’s entry into the real estate business.
Accordingly, we celebrate the great legacy of the
Henry S. Miller Company. As we move from the end of
one century to the beginning of another, we reflect on
the rich history and an era that experienced many
business cycles, book-ended by the Great Depression
and the most recent Great Recession.
My grandfather noted in a previous Trends column
that we tend to ignore the possibility that the market
can change suddenly after a trend has been in effect
for several years. We tend to accept the current
DALLAS/
conditions as enduring
rather than subject to the shifts
FORT
WORTH
that invariably take place as they have throughout
modern business history. I think this concept is
particularly applicable to our most recent decade.
In the years preceding the Great Recession, the
prolonged period of sub-prime mortgages and readily
available money created a mindset that the go od
AUSTIN
economy would continue forever. The writing was on
the wall but we carried on with business as usual. As
HOUSTON
w e a ll k n ow to o w e ll , t h e e co n o my a b r u p t l y
SAN
deteriorated
ANTONIO with the collapse of many large financial
institutions in 2008 and the ensuing global financial
crisis.
Conversely, the Great Recession was so severe for so
long that it created a pessimistic mindset that malaise
was the norm. The Great Recession’s adverse effects
lingered long after the recession technically ended,
especially in the hardest hit areas of the country. We
now find ourselves in a favorable real estate market
but because most developers were on the sidelines for
so long, we have a lack of supply in many asset
classes, especially the single family housing market.

According to Residential Strategies 4th quarter 2013
report, we only have a 1.7 month supply of inventory
for finished vacant houses in Dallas-Fort Worth, which
is well below market equilibrium of 3 to 6 months.
In addition, we find ourselves in an unprecedented era
of prolonged, historically low interest rates. However,
this won’t last forever and many economists are
predicting that high inflation and double digit interest
rates are likely to happen in the next 10 years.
Accordingly, my advice is to take advantage of this
favorable financing. Go out and buy investment
property with a low interest loan locked in for as long
a s p o s s i bl e . H ow ev e r , I a m n o t a d v o ca t in g
over-leveraging or over-paying for real estate. Please
seek the advice of a professional before investing in
real estate; a Henry S. Miller professional preferably!
While writing this article, I have been contemplating
our company motto: “Methods Change. Principles
Endure. Service & Integrity Since 1914”. I’ve always
tended to focus on Service and Integrity. No doubt,
we’re all hard-working, honest folks at Henry S. Miller
Company, but lately I’ve been thinking a lot about
change. 2013 was a year of major changes at Henry
S. Miller Company. We lost my beloved father and our
company’s fearless leader, Vance C. Miller and we
relocated our headquarters to a new office after 20
years. As we prepare Henry S. Miller for the next 100
years of commercial real estate service, we will
institute many new company procedures and policies
that ensure the success of our associates and clients.
We will continue to reposition our real estate portfolio
to make room for new investments and development
projects. We will continue to be a leader and innovator
in real estate.

miller was the first to specialize and br

Sam Kartalis

President & COO • Henry S. Miller Realty Services
Our business is continuing to grow in 2014 after a recovery in 2012-13 from the
recession/depression of 2008 through 2011. I urge everyone to remember that all
businesses, including ours, cycle about every 5 to 7 years, real estate being the last
one standing during our “musical chairs” era of good times!
We all continue to enjoy an unusual lengthy period of low cap rates, along with interest rates on debt for longer
than I have ever seen since my entry into the commercial real estate market. Both of these bellwethers of our real
estate economy are sure to increase in the coming months; but when?
In the meantime, enjoy the fact that we are in Texas and enjoying more population and business growth than most
other states in the Union! For the Dallas-Fort Worth market, our focus should be to ensure a continuing supply of
water to continue to attract people and business to our area; we have to plan for droughts. This is a critical issue
that must be resolved quickly!
Real estate business will continue to improve in 2014, and I don’t foresee any major corrections during the year.
So, let’s continue to enjoy these extremely low interest rates for developers and the low cap rates for owners.
Next year should continue to be a very favorable year for commercial real estate.

what’s developing
at Miller

investing with
Henry S. Miller

BILL BUSH
Managing Director
Development Group

CHANCE JOHNSON
Vice President
Equity Partners Group

The strong general economic recovery and job
creation in the Dallas-Fort Worth market continues to
fuel increasing demand for new rental apartment
communities. Texas is forecast to lead the nation in job
growth in 2014 with D-FW projected to capture near
50% of those new jobs. While the supply of new
properties to be delivered in 2014 is projected to
increase, the continued rent growth hovering at 3.0% is
expected to continue with occupancies in the 94%
range. D-FW continues to lead the Texas sub-markets
in apartment construction and MPF Research predicts,
“This upward trend is not expected to slow so on”.
Respected economists continue to forecast only
modest increases in interest rates and continued
economic recovery in the National and D-FW markets
over the next few years.

Investor focus on the North Texas region, specifically
the Dallas-Fort Worth metropolis, is expected to
remain strong throughout 2014. The area’s central
location, strong workforce, pro-business and favorable
environment continues to drive job and population
growth that exce eds that of many other areas
throughout the United States. As a result of this growth,
it is anticipated the region will experience continued
economic recovery that will drive the demand for
many asset types. Favorable financing, investor focus
and improved economic fundamentals are all key
ingredients to make for a very active real estate
market in the North Texas region throughout the year.

INVESTMENT real estate services

ROBERT GRUNNAH • President of Investments/Land Division
Investment in real estate
continues to be active in
ev e r y p ro p e r t y s e c to r
with capitalization rates
consistently compressed. Competition for well-located,
income producing assets attracts numerous purchasers
a s ret u r n s a re fa v o ra bl e w h e n co m p a re d to

alternative income sources. Artificially low interest
rates allow purchasers to place attractive long term
financing on their acquisitions to improve projected
internal rates of returns. We remain optimistic that
values will continue to increase as Texas job and
population growth remain strong.

eak into divisions focused on property type
CORPORATE real
estate services
DAN ARNOLD
President
Corporate Services
Dallas-Fort Worth continues to be a magnet for
attracting corporate headquarters and regional
consolidations. The office market again outpaced most
major metropolitan areas in terms of net absorption
with approximately 5 million square fe et in 2013,
according to Xceligent. Leasing is strong, vacancies are
down and rental rates are up. New construction is
“healthy construction” with substantially pre-leased
multi-tenant projects or build-to-suit single tenant
facilities that are offering energy efficient and
technologically superior buildings. In addition to a
world class airport, central time zone, pro business
environment, an ample and well educated workforce,
affordable housing, and being a right to work state, it
now also boasts world class architecture, an elite arts
district, sports, entertainment venues, fine dining and
mass transit. In short, Dallas has “grown up’” over the
last decade. Expect 2014 to be another blockbuster
year in the office market

HOSPITALITY real
estate services
J. DAVID YOUNG
Managing Director
Hospitality Services
According to hospitality.net, the tourism industry
recovered ahead of the rest of the economy which
should lead to a bright 2014 for the lodging industry in
the United States. 2013 trends of increased occupancy
and daily rates will continue in 2014 with all indicators
pointing towards industry growth. Below average
supply coupled with above average demand and
occupancy will fuel Average Daily Rate (ADR) growth
to a projected 4.2% over last year and the Revenue
Per Available Room (RevPAR) should increase roughly
5.7%.
Hospitality.net forecasts that an increase in supply of
1.2% may pressure RevPAR growth in Texas. Locally in
Dallas-Fort Worth, we predict that hotels will follow
the national averages. In 2013 D-FW hotels enjoyed
an increase in occupancy of 3% over 2012 and the
trend will continue in 2014 with an average occupancy
rate of 64.1%; almost 2% over the prior year. ADR is

projected to increase in 2014 to $90.57, or 3% over
last year. RevPAR will increase in D-FW as well. Last
year’s average of $54.50 will be eclipsed in 2014 by
3.2% averaging $56.25.
With continued growth on the horizon, 2014 promises
to be an active year in both Texas and across the
nation.

RETAIL real
estate services
MICHAEL DEE
President
Retail Division
The Texas Retail Real Estate Market, and especially the
North Texas area, will continue its trend in 2014 as one
of the most dominant markets in the U.S. Although the
overall U.S. retail real estate will continue a slow,
steady recovery in 2014, Texas will outpace most of the
country. Dallas-Fort Worth has been one of the top
p e r fo r min g re g i o n s fo r n et a b s o r p t i o n in
neighborho od and community centers during 2013
and this trend is expected to continue in 2014. The
majority of the baseline forecasts also show increased
d e m a n d fo r reta il s p a ce in 2 014 . Texa s , a n d
metropolitan areas like Dallas-Fort Worth, should
continue to attract retailers, grocers and restaurant
concepts for high-quality space in prime sub-markets.
In the major markets such as Dallas-Fort Worth, the
primary driver of anticipated rent growth will be lack
of supply, as retail construction levels remain at historic
lows. Given all these positive indicators, there is a
go od reason to lo ok forward to 2014 with an
optimistic view of the Dallas-Fort Worth Retail Real
Estate Market!

INDUSTRIAL real
estate services
GREG TROUT
President
Office/Industrial Division
The Industrial Market in Dallas-Fort Worth is back and
it appears that 2014 will be fantastic. In 2013 we
experienced a 20% drop in our vacancy rate, moving
from the low 9% range to almost 7%. Landlords are
feeling good again and lease rates are escalating.
With the continued gains we have had in job growth, I
believe 2014 will be fun again. Thank God we’re in
Texas.

henry s. miller was the first real estate
The information contained herein represents the results
of participants surveyed in the commercial real estate
markets of North Texas for year-end 2013. The
respondents include local and national developers,

asset managers, loan officers in local and national
lending institutions, brokers, as well as appraisers and
consultants, mortgage bankers and individual investors.

respondents

capitalization rates

brokers
developer
appraiser/consultant
investor/owner
inv. banker/lender

The market recognizes three types of "Cap Rates." The
"going-in" rate is based on the investor's analysis of
the current income at time of purchase. The "stabilized
rate" is based on the investment's typical operating
year at a stabilized occupancy. The "reversion rate" is
the capitalization rate anticipated by investors at the
time of resale. Approximately 72.5% of the respondents
indicated that they deduct a reserve within their
stabilized pro forma.

6.40%

The capitalization rates reported
are more reflective of Class A and
B type properties and are broken
out as follows: Class A – 58.86%,
Cl a s s B – 3 0 . 4 5 % , Cl a s s C –
9.37% and Class D/other – 1.31%.
E xclu d in g A p a r t m e n t s a ll of
t h e g o in g - in a n d s ta bilize d
capitalization rates decreased
slightly over the past year.

Property
Type

AVG
Apartments 6.30%
Office
7.74%
Retail
7.72%
Industrial
7.35%
Hotel
8.73%
Net Lease
6.53%

revenue expense
and expectations

YEAR 2

THEREAFTER

Property
Type

REV.

EXP.

REV.

EXP.

REV.

EXP.

Apartments
Office
Retail
Industrial
Hotel

3.47%
3.28%
3.53%
2.78%
4.45%

2.92%
3.05%
2.91%
2.38%
3.09%

2.68%
3.68%
3.84%
2.97%
3.71%

3.03%
3.18%
3.03%
2.35%
3.09%

2.56%
2.95%
3.11%
2.63%
3.26%

2.91%
2.71%
2.91%
2.43%
3.19%

YEAR 1

GOING-IN
Range
5.00% 9.50%
6.50% 9.50%
6.00% 10.00%
6.00% 10.00%
6.50% 11.00%
5.50% 9.00%

AVG
6.40%
8.00%
8.07%
7.56%
8.63%
6.47%

STABILIZED
Range
5.00% 9.00%
6.50% 9.00%
6.50% 10.00%
6.00% 9.00%
6.50% 10.00%
5.50% 9.00%

AVG
6.98%
8.41%
8.63%
7.75%
9.89%
7.07%

REVERSION
Range
5.00% 10.00%
7.00% 9.50%
6.50% 12.00%
6.00% 9.00%
8.50% 12.00%
6.00% 10.00%

discount rates

We asked the respondents to estimate changes in
revenue and expenses by property type; this is shown
in the following table. Increases in the revenue for
Apartments is anticipated to be more modest over the
next few years, with all other categories of property
types showing a continued increase in the revenue
expectations.
AVERAGE
YEAR 1

AVERAGE STABILIZED CAP RATE FOR APARTMENTS

MODE
YEAR 2

THEREAFTER

Property
Type

REV.

EXP.

REV.

EXP.

REV.

EXP.

Apartments
Office
Retail
Industrial
Hotel

5.00%
5.00%
3.00%
3.00%
5.00%

3.00%
2.00%
3.00%
2.00%
3.00%

3.00%
3.00%
3.00%
3.00%
3.00%

3.00%
3.00%
3.00%
2.00%
3.00%

3.00%
3.00%
2.00%
3.00%
3.00%

3.00%
3.00%
3.00%
3.00%
3.00%

The following table presents the range and the
average discount rates for year-end 2013. Most of the
respondents indicated that a reserve was deducted
within the cash flow.
Property Type

Apartments
Office
Retail
Industrial
Hotel
Ground Leases

AVG

MODE

LOW

HIGH

9.1%
9.2%
9.2%
9.0%
10.8%
7.1%

8.0%
10.0%
10.0%
9.0%
10.0%
8.0%

5.5%
7.0%
5.0%
6.5%
8.0%
6.0%

20.0%
15.0%
15.0%
15.0%
18.0%
8.0%

holding period
The following table reflects the anticipated term of
ownership (from acquisition to resale) for the following
property types.
Property Type

Apartments
Office
Retail
Industrial
Hotel
Ground Lease

AVG.
5.3
6.5
6.6
6.9
5.6
8.4

RANGE
2.0
1.0
3.0
2.0
3.0
2.0

12.0
15.0
10.0
15.0
10.0
20.0

MODE
5.0
5.0
5.0
5.0
5.0
10.0

e firm in north Texas to use computers
reasonable marketing period

finish out

When asked what would be a reasonable exposure
time for a property to sell in the open market, the
respondents answered as follows:

The following table reflects market averages and
ranges for finish-out in office, industrial and retail
properties. Please note that the ranges for industrial
reflect both bulk and flex type space. The upper end
reflects flex space, with the lower end being more
representative of warehouse or bulk type space, which
is usually applied primarily to the office portion.

Property Type

Apartments:
Class A
Class B
Other
Office:
High Rise
Class A Suburban
Class B
Other
Retail:
Regional
Community
Neighborhood
Unanchored
Land:
Leased Fee Sites
Net Leases
Industrial:
Bulk Warehouse
Office/Warehouse
Tech Flex
Hotels:
Full Service
Limited Service

AVG
4.21
5.81
7.30

MONTHS
MODE
LOW
3.0
1.0
6.0
2.0
6.0
3.0

HIGH
12.0
12.0
12.0

OFFICE

INDUSTRIAL

$15.00 $31.76
$40.00 $20.00

$25.00
$60.00

18.0
18.0
18.0
18.0

Shell
Avg./Mode $39.55 $25.00 $14.53
Low / High $30.00 $100.00 $2.00
New
Avg./Mode $21.17 $15.00 $8.46
Low / High $4.00 $60.00 $0.75

$10.00 $17.06
$25.00 $5.00

$15.00
$45.00

Renewal
Avg./Mode $10.17
Low / High $0.00

$1.00
$15.00

$5.00
$25.00

1.0
1.0

18.0
18.0

required land yields

6.0
6.0
6.0

1.0
1.0
1.0

12.0
12.0
15.0

12.0
9.0

1.0
1.0

18.0
12.0

6.77
7.41
8.94
9.85

6.0
6.0
12.0
12.0

1.0
1.0
1.0
1.0

12.0
18.0
24.0
24.0

6.84
6.60
6.60
7.09

6.0
6.0
6.0
12.0

1.0
1.0
1.0
1.0

6.33
5.42

6.0
3.0

5.97
6.13
7.17
8.35
7.50

$8.00
$30.00

$4.39
$0.00

LEVERAGED
Avg.

Property Type

Residential Lot Development
Speculative Land Purchase

2.8%
16.7%

Avg.

Residential Lot Development
Speculative Land Purchase

good

stable

ground lease

53.6%

35.7%

Low

High

19.62% 20.00% 7.00% 40.00%
26.23% 15.00% 6.00% 75.00%

5.3%
28.9%

21.1%

5.1%

2.6%

50.0%

net lease

land
5.7%

5.7%

25.6%

25.0%

23.7%

50.0%

industrial

hotels

18.8%

18.4%
52.6%

6.3%

invest in
industrial!

Mode

7.1%

58.3%

apartments

High

declining

17.8%
38.0%

Low

20.43% 20.00% 10.00% 40.00%
27.80% 15.00% 10.00% 100.00%

Property Type

3.6%

48.1%

Mode

UNLEVERAGED

Apartment properties were viewed as still being the
best investment opportunity, followed very closely by
industrial and net lease investments. Office moved up
to fourth, followed by land, retail and hotel properties.
The participants were asked to provide their forecast
for 2014.

great

$7.33
$0.00

We asked the investment community about their
acceptable returns when investing in land.

investment opportunity in 2014

22.2%

RETAIL

66.7%

office

48.6%

40.0%

retail

vacancy and collection loss

alternative investment comparisons

We asked the respondents what they used as a
stabilized vacancy and collection loss when analyzing
different property types. The following table
summarizes their responses, presenting the average,
the mode and the range.

Respondents were asked to compare alternative
investments in relation to real estate. As the following
table expresses real estate is by far the best
investment for your money, which is not too surprising
since most of our respondents are in the real estate
industry.

MULTI-TENANT
Retail
Strip Center
Neighborhood
Anchored
Multi-anchor
Office
Class A
Class B
Garden (Class C)
Small
Industrial
Bulk
Flex
Apartments
Class A
Class B
Class C

LOSS (%)
Avg
9.17
8.33
6.31
6.44
Avg
9.32
10.91
12.68
9.82
Avg
6.86
8.70
Avg
6.02
7.38
9.38

Mode
10.0
10.0
5.0
5.0
Mode
8.0
10.0
10.0
10.0
Mode
5.0
10.0
Mode
5.0
7.0
10.0

Low
5.0
5.0
3.0
2.0
Low
5.0
5.0
5.0
5.0
Low
3.0
5.0
Low
5.0
4.0
5.0

High
15.0
15.0
10.0
10.0
High
20.0
20.0
30.0
30.0
High
15.0
15.0
High
15.0
20.0
25.0

Avg
3.50
8.59
Avg
4.18
7.67
Avg
6.42
10.94

Mode
5.0
5.0
Mode
5.0
5.0
Mode
5.0
10.0

Low
0.0
0.0
Low
0.0
4.0
Low
0.0
5.0

High
15.0
20.0
High
15.0
20.0
High
15.0
25.0

better
40.0
35.0
30.0
25.0
20.0
15.0
10.0
5.0
0.0
Treasuries

Corporate Bonds

THE REAL
ESTATE
MARKET

Domestic
Equities

Foreign Equities Commodities

100 years
from now?

Henry S. Miller is celebrating its 100th anniversary in
2014 and the respondents were asked where they see
real estate trends headed in the next 100 years for the
North Texas market.

42.9%

CURRENT

real estate market! 34.7%
Respondents were questioned as to how they would
rate the U.S. real estate market and as noted 92.3%
reported a favorable “increasing” market.

worse

45.0

SINGLE TENANT
Retail
Credit
Non-Credit
Industrial
Credit
Non-Credit
Office
Credit
Non-Credit

same

20.4%

increasing/recovering
declining
headed for another
recession
hoveringProposed
at theRenovation
bottomConceptual

2.0%

A REBIRTH IN URBAN CORE
HIGHLIGHTED BY LARGE SCALE
INFILL DEVELOPMENT AND
HIGH DENSITY HOUSING WITHIN
THE MAJOR URBAN MARKETS.
CONTINUE TO EXPAND; OPEN
UP NEW COMMERCIAL CENTERS
WITHIN URBAN SPRAWL AND LEAP
FROG DEVELOPMENTS.
ADVANCES IN TECHNOLOGY
AND TRANSPORTATION SO
GREAT THAT THE SHAPE OF
COMMERCIAL REAL ESTATE
IS RADICALLY ALTERED
SIGNIFICANT LONG
TERM DROUGHT INSPIRING
EMIGRATION ON A MASSIVE
SCALE

appraisal & consulting experts

Mark O’Briant

President • Henry S. Miller Consulting
2013 was another record year for our Appraisal & Consulting Division and we want
to thank our clients for giving us the opportunity to serve them. We are proud to say
that we completed more than 350 assignments in 2013 and based on market trends
we are hoping to increase that number this year. The real estate market has
continued to strengthen and we are seeing activity in all property types, with a strong resurgence in single family
lot development. The service providers that do not compete with on-line shopping are pushing to keep up with
demand and creating strong competition for pad sites and redevelopment.

Henry S. Miller Consulting, LLC is comprised of
highly trained and experienced professionals,
including four 20-plus-year veteran appraisers who
hold the MAI designation. Combined, they have over
100 years of appraisal and consulting experience.
Henry S. Miller Consulting, LLC, provides a full array of
services, including: traditional appraisals, appraisals
for eminent domain/condemnation matters prepared
for private property owners and government entities,
litigation support services including expert witness
testimony, feasibility studies, investment analyses and
ad valorem tax representation.
The Firm’s staff has extensive experience in cash flow
modeling and analysis of institutional grade properties
including assignments involving leased fe e and
leasehold estates, as well as partial interests. The staff
is experienced with virtually all property types.
With a national client base, assignments have been
performed throughout the United States. The firm
maintains a complete real estate library of current and
historical data for many national markets and utilizes
the latest software in the analysis of properties. Henry
S. Miller Consulting, LLC is qualified to provide clients
with specialized information and unique insights to a
variety of economic regions and real estate markets.
Henry S. Miller Consulting, LLC professionals also
serve as expert witnesses and have provided
valuation and advisory services in connection with a
variety of litigation types, including: eminent
domain/condemnation, bankruptcy, income and
property tax, among other issues. Our experts have
extensive experience testifying in local, state and
federal courts.

100 years of appraisal and consulting experience
MARK O’BRIANT, MAI, CRE - PRESIDENT
•
•
•
•

25+ Years Experience
Texas Certified General Real Estate Appraiser
Licensed Real Estate Broker in the State of Texas
Active member and past president of the North Texas
Chapter of the Appraisal Institute

TRACY LAW, MAI - EXECUTIVE VICE PRESIDENT
•
•
•
•
•

Manages Litigation Support Division
27+ Years Experience
Texas Certified General Real Estate Appraiser
Specializes in litigation support, including expert witness
services and eminent domain/condemnation
Active member and past board member of the North
Texas Chapter of the Appraisal Institute

CRAIG CHRISTENSEN, MAI - VICE PRESIDENT
•
•
•
•

26+ Years Experience
Texas Certified General Real Estate Appraiser
Specializes in office, industrial, retail, multifamily,
automotive dealerships, restaurants, ground leases and land
Active member of the North Texas Chapter of the
Appraisal Institute

ANN KOSTISHAK, MAI - VICE PRESIDENT
•
•
•
•
•

27+ Years Experience
Texas Certified General Real Estate Appraiser
Specializes in subdivisions, multifamily housing, office, retail,
special purpose and mixed-use projects
Licensed Real Estate Broker in the State of Texas
Active member and past board member of the North Texas
Chapter of the Appraisal Institute

RYAN McCREIGHT - APPRAISER
•
•
•
•

6+ Years Experience
Texas Certified General Real Estate Appraiser
Specializes in office, industrial, retail, multifamily, vacant land
and special-use projects
Active member of the North Texas Chapter of the
Appraisal Institute

for copies and information

consult@henrysmiller.com • 972.419.4081

miller was the first real estate firm in

houston real estate confidence grows
Shawn Ackerman, President • Houston Retail Division
The Houston Retail market
is still one o f t h e m o s t
desirable markets in the
country for retailers and
investors due to strong economic growth and a low
unemployment rate. Fortunately, Houston did not
suffer financially as the other top tier cities in the
country. With the new discoveries of underground
shale with pockets of natural gas, the Houston job
market will grow even larger. The confidence in the
city’s economy grows stronger daily. People have
disposable income and they are not afraid to spend it.
Millions of square fe et of office space is under

construction in all the major Houston sub-markets and
is spurring a need for new retail and housing.
The grocery wars have begun and they are not
slowing down. Sprouts, Aldi, Kroger, HEB, Fresh
Market and Wholefoods are battling it out for market
share all over the city. With the grocery war well
under way, shadow anchor retail construction is
following closely behind, but it will be much more
conservative than in years past. The vacancy in
unanchored retail is still much higher than expected in
a city of this size. Houstonians learned from their
mistakes. In 2014, look to Houston to once again be at
the top for economic growth.

el paso-new mexico retail is strong
Rick Stoes, Principal • Henry S. Miller Brokerage-El Paso/New Mexico
We w ill co n t in u e to s e e
steady growth in the west
Texa s re g i o n a s w e ll a s
southern New Mexico.
El Paso has recently se en a slight decline in the
industrial sector due to the migration of residents
across the Mexico border. The Fort Bliss expansion
continues to fuel the ro oftop growth, spurring a
demand in retail real estate. Downtown El Paso
continues to go through a complete revitalization,
including a new baseball field project and city
downtown development.

Notable Deal

In New Mexico, particularly the southern region, we
are continuing to see steady growth in the retail and
office markets. Smaller food retailers are trickling into
the area, like niche grocers and national chain
restaurants.
ELboxes
PASO
The big
that were vacated several years ago
still remain vacant, but I project in 2014 we will see a
number of these retail spaces filled.
The housing market in southern New Mexico remains
slow, as well as the industrial real estate sector.

SHOPS AT KINGSGATE

formerly KINGWOOD SHOPPING CENTER

153,000 SF Power Retail Center in
Kingwood, Texas
Henry S. Miller’s Houston Retail President, Shawn
Ackerman, represented the Henry S. Miller
Companies former owner of Kingwood Shopping
Center, in the sale of this prominent retail asset in
Kingwood, Texas. The new owners plan to
renovate the center and rename it the Shops at
Kingsgate. Kingwood Shopping Center was a
very successful investment for Miller. Shawn
Ackerman and his Houston retail team retained
the leasing assignment.

Texas to have offices in other major cities

san antonio industrial stays strong
Keith Coelho, Principal • Henry S. Miller Brokerage-San Antonio
Th e e co n o my in S a n
Antonio continues to be
primarily d r i v e n by t h e
M ili ta r y a n d to u r i s m .
However, in recent years we have seen a shift towards
medical, biosciences, and aerospace. With a very
active economic development foundation, as well as
good county and city governments, new businesses
continue to be attracted to the city.
The industrial sector has shown the strongest gains
and clearly appears to be in an expansion phase.
Vacancy is currently at 6.4%, with positive absorption
of 503,000 square fe et, which represents a 7%
increase over 2012, resulting in average rental rates
increasing 6.5% to $5.66/sf/yr. The highlight was the
completion of a 1.2 million square foot fulfillment center
for Amazon.
In the multifamily sector, with financing available,
DALLAS/
approximately 4,500
units were either under
FORT
WORTH
construction or to be delivered by year-end 2013.
Expansion continues with vacancies hovering at 7.3%,
and rents for new luxury Class A units at $2/sf and
higher. Areas of activity include the Pearl Brewery and
Broadway (close to CBD) area, as well as the NW
and NC corridors of the city. With the growth of the
University of Texas at SA (UTSA) to 35,000 students,
several new student-housing communities were built
AUSTIN
around the campus to accommodate the demand for
housing.

SAN
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Retail has remained sluggish with only 122,000 square
feet of absorption. Vacancy was at a peak of 7.1%.
The city saw the arrival of Trader Joes, Specs Liquor,
S a m M o o n , a n ex p a n s i o n of G o ld ’ s Gy m a n d
Freedom Fitness, and Wal-Mart’s new grocery store
concept. Activity in restaurant pad sites remains active,
with new fast fo od and fast casual dining concepts
securing sites all over the city. The highlight was the
recent expansion of The Shops at La Cantera with
retail, restaurants, and residential units.
Office continued to be sluggish with relatively flat
o ccu p a n ci e s a n d ra t e s w i t h a n e mi c d e m a n d .
Occupancies hover around 88% with rental rates
averaging at $19.50/sf; Class A rates at $23/sf
average. Recent trends have been to deliver office
space with abundant parking with rents on a triple net
basis. Highlights include the sale of The Eilan, a mixed
use development on the IH 10 corridor, as well as The
Spectrum building and One Twin Oaks in the NC
sector, and One Riverwalk Plaza. With the expansion
of Methodist, Christus Santa Rosa and Baptist
Hospitals, the city’s medical office sector saw new
hospitals and medical office buildings delivered in the
last two years. The highlight was the Victory Hospital
on the IH 10 corridor, the Methodist Hospital (NC),
and Santa Rosa Hospital in the far NW corridor.

HOUSTON

austin
real
estate
continues
to
boom
Sue Gravett, Principal • Henry S. Miller Brokerage-Austin

Austin continues to grow at
a n u nm a tc h e d p a ce
nationally and is at the top
of another metropolitan
economic index. The Milken Institute recently released
B e s t – Pe r fo r min g Ci t i e s 2 013 re p o r t , a n d t h e
Austin-Round Rock-San Marcos area topped the list of
the 200 largest American cities. Austin real estate
continues to bo om with its multifamily market being
one of the strongest. The Austin skyline is dotted with
construction cranes once again with the greatest
number in the CBD and Northwest sector of town.
The Austin Retail market is showing positive absorption
year to date with rental rates that are increasing
quarterly. Over 205,000 square feet of new retail
space has be en delivered to date in 2013 with

another 801,412 square feet under construction. The
vacancy rate for retail is currently at 5.1%.
The Austin Industrial market is showing a rental
increase of $7.40 per square foot in 2013 over the
previous year, a vacancy rate of around 8.2% and
positive absorption for the year.
The Austin Office market is experiencing a positive
absorption for 2013. Rental rates are increasing over
the previous year and are now averaging citywide at
approximately $27.44 per square foot with a current
9.9% vacancy rate. The job growth is strong enough
that we are seeing the city skyline dotted with cranes
in the CBD, Northwest, and Southwest sectors of the
city.

100 WAYS TO STAY CONNECTED!

#TransformingTXSkylines

Well, maybe not 100 ways, but we have plenty of options for
you to stay connected to Henry S. Miller. As we celebrate our
100th Anniversary, we will share stories from our past and the
legacy that the Henry S. Miller family created in the industry.
Throughout the year we will announce done deals, new
developments, new team members, promotions, care er
opportunities, new company initiatives, events and more. We are
proud of where we come from and are very excited about
where we are heading and we want to share it ALL with you!

henrysmiller.com
• Subscribe for Miller Email
• Company News
• Top Producers
• Property Listings
• Comapny Services
• Job Openings

DALLAS/
FORT WORTH
EL PASO

Henry S. Miller
Corporate Headquarters
14001 Dallas Parkway, 11th Floor
Dallas, TX 75240
972.419.4000

AUSTIN
SAN
ANTONIO

HOUSTON

Henry S. Miller Realty Services, LLC disclaims any and all liab ility for the accuracy of the data submitt ed that was included in the survey, and therefore, for uses and application of the data reporte d.

