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Manhattan office market trends

40 msft

Leasing activity increased year-
over-year reaching highest level

since 2019

Leasing activity continued to strengthen in
2025, reaching 39.8 msf, up 4.28% year-over-
year and the highest annual total since 2019,

reflecting improving tenant confidence.

While overall volume remains below pre-
pandemic norms, sustained momentum and
45 |eases over 100k SF indicate that occupiers
are increasingly willing to make longer-term
commitments when space quality and location
align.

Recovery remains measured, with tenants
prioritizing strategic repositioning and
workplace optimization over footprint growth.
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Manhattan availability
declined to lowest level since
2020

Manhattan's overall availability rate declined
to 15.0% in Q4 2025, down from 18.0% a year
earlier and marking the lowest level since
2020. This tightening was driven by
meaningful reductions in both direct and
sublet inventory, with direct availability falling
by 9.7 msf year-over-year and sublet
availability declining by 6.1 msf.

This contraction is increasingly driven by and
concentrated in higher quality buildings,
reducing options at the top of the market and
compressing timelines for securing premium
space.

Source: Avison Young Market Intelligence, CoStar

9%

Trophy assets captured a
record share of leasing activity
in 2025

Tenant demand in 2025 remained sharply
concentrated at the top of the market, with
Trophy assets capturing 55% of leasing
activity, the highest share on record and far
exceeding their 27% share of inventory. This
represents a sharp increase from 38% in 2024
and reinforces tenant preference for best-in-
class environments.

As Trophy availability tightens, leasing activity
is beginning to rebalance across the quality
spectrum, with Class B’s share edging up to

18%, reflecting early signs of selective spillover
into well-located, recently upgraded assets
rather than a broad-based recovery across

lower-quality stock.
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Leasing activity reached 39.8
msf in 2025, up 4.28% from
2024 and marking the highest
level since 2019. The year
recorded 45 leases over 100K
sf, a slight decline from last
year due to tightening supply.



Available space
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Transaction activity by asset class,
by square footage
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Trophy properties represent the top 10% of the Manhattan office market in
terms of rents and build date. Class A properties represent the top 25% but not
the top 10%.

Source: Avison Young Market Intelligence, CoStar

Trophy leasing peaked at 55%
in 2025 the highest on record,
signaling tenant demand for
premium space is approaching
supply limits.

As Trophy availability
continues to tighten,
incremental demand is
expected to spill into Class A
and the top end of Class B,
particularly in well-located,
recently upgraded assets.

Looking ahead, leasing
momentum should broaden,
with Class B selectively
benefiting from constrained
Trophy supply marking the
early stages of a quality driven
trickle-down effect.
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Manhattan office busyness,
November 2019 vs. November 2025
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Manhattan sits at 74.1% as
one of the strongest recovered
markets in the country.
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month since 2021.
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Manhattan office busyness by major industry,
November 2019 vs. November 2025

Consulting, research, accounting & recruiting 122.7%
Certain industries across
Nonprofits & associations 109.4%
Manhattan have seen stronger
Banking, finance, insurance & real estate 84.0% office busyness than others.
For example, the consulting,
Tech 80.7% research, accounting &
recruiting industry was 22.7%
G t 78.4% o
overnmen ° busier in November 2025
[J— 67.3% compared to November 2019.
Media, PR, telecom & entertainment 66.7% Other major industries like
Tech, and banking, finance,
Retail 63.2% :
insurance & real estate have
Consumer durables & big-ticket items 61.6% S.een Strong Ofﬂce_ b.usynes.s
figures due to their industries’
Flexible office provider 49.0% return to office requirements.
0% 25% 50% 75% 100% 125%
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Available direct space
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Direct available space sits at
63.6 msf, the lowest since Q3
2020. Trophy space saw the
biggest quarter-over-quarter
decrease at 10.4% and
dropped to 12.8 msf, its lowest
value in seven years.



Available sublet space
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Sublet availability stands at
13.2 msf, the lowest level since
Q3 20109.

While Class A space has
remained relatively stable
quarter-over-quarter, Trophy
assets have seen a sharp
decline—down 13.6%—with
only 3.9 msf of sublet space
still on the market.



Total available space by submarket
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Availability across Manhattan
is currently 76.7 msf, the
lowest value in over 5 years.
Downtown has experienced
the largest decline quarter-
over-quarter down 9.3%.

The submarket with the lowest
overall availability is Midtown
South with 15.5 msf of
available space remaining on
the market.



Availability by vintage, Q4 2025 vs. Q1 2020
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H Q4 2025 Availability

17.4%

Post-2010 Construction

Source: Avison Young Market Intelligence, Costar

Availability in Manhattan
buildings built before 2010 has
risen from 12.6% in Q1 2020 to
15.2% in Q4 2025. In contrast,
newer buildings constructed
after 2010 have seen
availability decline from 17.4%
to 12.5% over the same
period.



Transaction activity by lease type
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Source: Avison Young Market Intelligence, CoStar

New and relocation activity
increased materially in 2025,
rising to 58.6% of leasing
activity, up from 46.7% in 2024
and 43.9% in 2023.

Renewals and expansions fell
to 46.5% in 2025, reflecting
reduced reliance on short-
term extensions as tenant
confidence improved.

The shift in lease mix indicates
greater tenant willingness to
re-enter the market, driven by
relocation and strategic
repositioning



Manhattan leasing activity by size tranche,

2024 vs. 2025
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Source: Avison Young Market Intelligence, CoStar

m 100k+

2025

Leasing activity shifted toward
mid-sized deals in 2025, with
the 10-25k sf tranche rising
from 19.5% to 21.0% and 25-
50k sf increasing from 13.4%
to 15.3% as tenants right-size
rather than pursue large
expansions.

Smaller deals declined
modestly, as leases under 10k
sf fell from 27.4% to 25.7%.

Large block leasing held
steady, reinforcing that
occupiers are selectively
committing to long-term space
where quality and location
align.



Leasing activity share by industry
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Note: Other includes retail, engineering, architecture,
construction & building materials, government, flexible office
provider & education.

Source: Avison Young Market Intelligence

Tech share of leasing activity
surged from 9.3% in 2024 to
14.7% to close out 2025. This
points to a meaningful
rebound after a couple years
of contraction, though still
below pre-pandemic highs.

Banking & FIRE also grew
share, up 3% year-over-year
owing to financial services
stability and a recommitment
to office from these tenants



Manhattan base and net effective rents
by class
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Trophy net effective rent
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Note: Direct relocations only. Trophy properties represent the
top 10% of the Manhattan office market in terms of rents and
build date. Class A properties represent the top 25% but not
the top 10%.

Source: Avison Young Market Intelligence, CoStar

Strong demand for Trophy+
properties has driven large
blocks to near full occupancy,
shifting leasing activity toward
standard Trophy buildings and
softening rents within the
segment.

Class A assets show a similar
trend, with premium spaces
absorbed first and lower-tier
options now filling. The gap
between base and net effective
rents remains wide, sustained by
aggressive concession packages.



Base Rents Pre vs. Post Renovation by Class

B Pre Renovation  m Post Renovation
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$105.74

$100

$80
Across all classes, renovations

%60 significantly boosted rents — with
Trophy assets seeing the largest

640 jump from $80.45 to $105.74 psf,
while Class A and Class B/C buildings
rose more modestly, highlighting

$20 how premium properties capture
the greatest value uplift from
modernization.

50

Trophy Class A Class B/C

Buildings Renovated Pre/Post 2018
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Base Rents Pre vs. Post Renovation by
Submarket
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B Pre Renovation  m Post Renovation

$81.64

Midtown
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$80.06

Midtown South

Downtown

Buildings Renovated Pre/Post 2018
Source: Avison Young Market Intelligence, Costar

Across Manhattan submarkets,
renovations drove strong rent
growth — with Midtown Core and
Midtown South posting the sharpest
gains (up to $81.64 and $80.06 psf,
respectively), while Downtown,
though starting from a lower base,
rose meaningfully to $58.10.



Lease economics by class

I Base rent mmm Net effective rent —| ength of term
$160

$140 120 months

$117 psf 116 months

$120
$100 $93 psf
$80
$60
$40 92 months

$20

$0

Trophy Class A Class B/C

Direct relocations only. 12-month average, weighted by lease size.
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As supply tightens in the
higher-end segment of the
market, occupiers have opted
for longer lease terms.

While trophy leases continue
to see the longest average
term at 120 months, Class A
now sits at 116 as the gap
between the average lengths
gets smaller.



Lease economics by industry

B Base rent m Net effective rent # Length of term
$160 © 128 months
120
$140 ‘ 116 months
‘ 106 months ‘ 104 montqs(’)o
$120 $112 psf
$96 psf
$100 / $91 psf
$89 psf 81 months p $90 psf 80
$73 psf
$80 $64 psf
$60
40
$40
20
$20
$0 0
Banking, finance, Tech Consulting, research, Law firms Media, PR, telecom &
insurance & real accounting & entertainment
estate recruiting

Direct relocations only. 12-month average, weighted by lease size.
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Over the past 12 months,
banking, finance, insurance &
real estate tenants have taken
most premium spaces with an
average base rent of $112 psf
and law firms continue to sign
the longest lease terms on
average at 128 months.
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Manhattan office market indicators

—~ 2 g
wn & N a
_|/_I s A 202 [ Y404
“ - (44074
Q ecoe o 1202
- = 0zoz
+— v [44014 1) 6107
o I £
N> 1202 n 8L0¢
1) w + £10¢
= 020z S 9107
O _ crc 510z
Q 610¢
£r.H " m 710¢
Q m 3107 w €10¢
)
Q m G [4Aer4
C Q /102 ..a L10¢
© _ D 0L0¢
S 9102 W 600C
o Lo 800C
v 10c £00Z
[§8)
B O O O O O O O o o o o o o o o
— O O 0NN O un < o [e)] <) ~ O n <
T4 g §¢0¢
I 70 7207
I £z07 £20¢
I— 7z0T ceoe
I 170 120z
< I 0707 ozoe
c I 6107 g 6102
= I 8107 S, @ gLo
by I 0 | | B £10z
= I oz | | 1§ oLoe
S e sz | | O 5102
o =
I 5 710z
80 e S ¢ €107
c I L0 < 5 A
7 I 70 _ cLoe
0 I LL0r o
— L oLz
600¢
I 6007
N 5007 800¢
2007 £ooe
3 8 8 e ° g & & & 8
520 I se0
I 207 E— 70
I €70 M £20r
I 1207 M— 70t
I 207 M— 10T
I 0207 M 0707
= I 6.0 e M 6lor
% I 8107 m B sl0z
£ I /10 E s M /L0
N
> I .07 2 7 W 9i0z
o I s 0c = W sioe
= I 107 8 & 0z
o B <0 = = m—— cl0r
(= I cloc > s oz
— — 0 < B 107
I 007 o0z
B 600° 007
I 800 I 8ooc
I /o007 [ zooe
o O O O O O o o o O O o o o
NER92599 AR

Source: Avison Young Market Intelligence, CoStar

Manhattan office insights | Q4 2025

Page 22



Manhattan office market activity

Notable Q4 2025 leasing activity

Tenant Address Submarket Sign date Size sf Transaction type Lease type
Bloomberg 120 Park Ave Grand Central Dec 2025 495,753 Expansion Direct
Moody's 200 Liberty St World Trade Center Dec 2025 461,567 New Direct
Natixis 1633 Broadway Times Square Dec 2025 202,875 New Direct
AMC Networks International 11 Penn Plz Penn Station Dec 2025 177,000 Renewal Direct
ING 1133 Avenue of the Americas Grand Central Dec 2025 153,915 Renewal Direct
Large contiguous space availabilities added in Q4 2025

Address Submarket Space type Block size sf Date available

1211 Avenue of the Americas Midtown Core Direct 705,139 Oct 2028

805 Third Ave Midtown East Direct 363,034 Jan 2027

1 New York Plz Water Street Corridor Sublease 228,153 Dec 2026

340 Madison Ave Grand Central Direct 161,670 Dec 2025

188 Madison Ave Murray Hill Direct 160,000 Dec 2025
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Manhattan office market stats

Annual direct asking

Existing

Submarket inventory sf Under development sf Direct availability Sublet availability Total availability rent psf FS
Central Park 30,349,831 11.2% 3.3% 14.5% $ 83.97
Grand Central 79,664,807 1,699,312 11.8% 2.0% 13.8% $128.90
Hudson Yards 19,451,097 5.4% 1.8% 7.2% $129.28
Midtown Core 58,996,043 199,000 8.8% 1.9% 10.7% $103.50
Midtown East 23,136,440 14.2% 0.8% 15.0% $76.89
Midtown West 3,410,794 16.2% 24.3% 40.5% $59.85
Murray Hill 10,946,421 19.6% 1.4% 21.0% $71.83
Penn Station 52,597,263 12.3% 1.7% 14.0% $73.31
Times Square 35,147,791 15.2% 3.8% 19.0% $88.47
Midtown Total 313,700,487 1,898,312 11.7% 2.4% 14.1% $ 98.70
Chelsea 17,203,788 158,180 22.4% 4.0% 26.4% $80.98
East Village 729,033 8.2% 9.0% 17.2% -
Flatiron District/Gramercy Park 40,539,710 12.7% 1.0% 13.7% $83.11
Greenwich Village 7,261,859 11.6% 0.8% 12.4% $132.41
Hudson Square 10,725,544 16.2% 3.3% 19.5% $99.93
Lower East Side 2,771,223 19.5% 5.5% 25.0% $61.86
Meatpacking District 8,256,022 2.7% 1.9% 4.6% $130.63
SoHo 6,570,727 14.3% 1.7% 16.0% $89.06
West Village 354,216 30.0% - 30.0% -
Midtown South Total 94,412,122 158,180 14.3% 2.1% 16.4% $ 87.95
City Hall 7,680,765 12.9% 1.1% 14.0% $51.18
Financial District 43,116,542 16.4% 2.9% 19.3% $64.07
Tribeca 7,601,815 12.5% 2.7% 15.2% $88.43
Water Street Corridor 18,167,233 12.4% 7.5% 19.9% $62.26
World Trade Center 22,769,692 7.1% 3.5% 10.6% $95.14
Downtown Total 99,336,047 13.0% 3.7% 16.7% $70.43
Upper East Side 485,317 3.9% 1.1% 5.0% -
Upper West Side 1,633,229 7.8% - 7.8% $35.29
Manhattan Total 509,567,202 2,056,492 12.4% 2.6% 15.0% $90.36
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Manhattan office market stats by class

Annual direct asking

Existing . Tey=fF TerF I
inventory sf Under development sf Direct availability Sublet availability Total availability rent psf FS

Trophy 136,755,343 1,339,180 9.3% 2.9% 12.2% $143.14
Class A 157,977,084 717,312 13.8% 3.0% 16.8% $88.68
Class B/C 214,834,775 - 13.4% 2.1% 15.5% $64.11
Market Total 509,567,202 2,056,492 12.4% 2.6% 15.0% $90.36
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Manhattan submarket map

Midtown Midtown South
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Click here to download larger maps
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Downtown



https://www.avisonyoung.us/documents/d/new-york/manhattan_submarket_map

Office insights
glossary of terms

Demand Office rents and concessions Capital markets

- Leasing activity: total square footage of relocations, - Asking rents: pricing guidance provided by landlords to - Investment volume: office sales dollars
renewals, expansions and subleases expressed when tenants for available space expressed as full service (FS) expressed when the transactions close and based
the leases are signed, not when tenants take physical - Base rents: fair market value of market-level lease on inventory thresholds; partial-interest sale dollar
occupancy of the space pricing based on representative executed leases, amounts are not grossed-up to reflect the 100%

- Absorption: period-over-period change in occupied expressed as full service (FS) value of the sale

- Asset pricing: unweighted average per-square-
foot asset pricing of market-level closed sales

square footage - Free rent period: months of free rent that are typically

provided upfront by landlords to tenants as a

Supply concession to offset the total cost of a lease and/or the - Ca.p ratg: net operating income divided by sale
T ) : price; this measurement of market-level
- Direct vacancy rate: space operated by landlords that construction timeline of an office suite investment returns is calculated as an unweighted
is ready for immediate occupancy - Tenant improvement allowance: an allowance average based on closed investment sales
- Sublease vacancy rate: space operated by expressed in dollars per square foot provided from
sublandlords that is ready for immediate occupancy landlords to tenants to offset build-out, engineering,
- Total vacancy rate: sum of direct vacancy rate and space planning and related permit costs
sublease vacancy rate - Net effective rent: base rents discounted by the dollar
- Availability rate: space that is vacant plus space that values of tenant improvement allowance and free rent
will become vacant over an indefinite time horizon, concessions expressed as full service (FS)

including spaces that are occupied by vacating tenants
and under-construction properties
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For more market insights and
information visit avisonyoung.com
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