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Manhattan Outperforms Other
Major U.S. Office Markets

The New York Metro area has experienced population growth in recent
years, particularly in Manhattan, which has seen a reversal of the declines
that occurred during the pandemic. High employment levels, robust job
creation in the private sector, and concentrated economic activity have
solidified Manhattan’s position as a leader in office recovery. The city’s tech
sector, especially in areas such as artificial intelligence, cybersecurity, data
analytics, and software development, has expanded rapidly and is now
outpacing other sectors in job growth. While traditional financial services
remain vital, there has also been significant hiring and innovation in fintech,
digital payments, and regulatory technology within Manhattan.

Manhattan Office Market

The fourth quarter of 2025 maintained the momentum for the Manhattan office
market, with leasing activity aligning closely with pre-pandemic levels. This
strong performance is driven by high office occupancy and a robust poal of
large corporate tenants establishing operations in New York. The flight to
quality remains the dominant trend, highlighted by the signing of significant
leases in Trophy and other top-tier buildings. While quality is a key
differentiator, location also plays a crucial role in decision-making. Buildings
that are highly accessible and well-amenitized, particularly near major transit
hubs in the Plaza District and Grand Central submarkets, continue to
outperform the overall metro area. Availability levels have decreased for
seven consecutive quarters but still exceed pre-pandemic figures. Net
absorption has tumed positive, reflecting an increase in leasing activity. With
limited new deliveries compared to historical norms and the conversion of
office buildings for alternative uses, the office market is expected to perform
well in the short term.

Average Asking Rate

$79.41 $78.86
Q42025 Q42024

Net Absorption
+405K

+46K

Q4 2025 Q4 2024

Availability Rate

15.9% 18.4%
Q42025 Q42024

Source: Bureau of Labor Statistics, CoStar,
Cresa




Manhattan Highlights Q4 2025

Average Asking Rate ($/SF/Yr)
Availability Rate

Net Absorption SF (TTM)

Net Delivered SF (TTM)

Under Construction SF

Notable Under Office Construction and Renovation
Limited new deliveries and the conversion of office buildings are

tightening office supply

Despite a sharp decline in new
construction projects, the office
construction landscape in Manhattan
includes a mix of notable new towers
that are either currently underway or
planned, as well as significant
renovation efforts. Additionally, there
is an increasing trend of adaptive
reuse conversions, such as the project
at 330 W 42nd Street, which is helping
to address the demand for outdated
office buildings in the market.

The construction project 70 Hudson
Yards, located in the Penn Plaza
submarket and anchored by Deloitte,
is one of the most significant new
office projects in Manhattan. Other
notable construction projects with
office components include 343
Madison Avenue and 570 Fifth
Avenue. Additionally, major
renovations are taking place at 1585
Broadway, the Hahn Kook Center, and
175 Water Street. These renovations
aim to meet the demand for modern,
well-amenitized buildings that help
occupiers attract and retain talent.

Q4 2025 Q4 2024 Q4 2023
$79.41 $78.86 $77.27
15.9% 18.4% 19.6%
465,428 -207,663 -4,362,272
1,540,142 180,839 2,257,458
3,554,011 1,739,125 1,919,964
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Note: Limited new construction deliveries have helped improve availabilities over the past year in the Manhattan office market. The data includes all
Class A office space in the Downtown, Midtown, and the South Midtown submarkets in buildings over 50,000 square feet and not owner-occupied.



Manhattan Leasing Activity

In the last quarter, nearly 10.5 million square feet of office space was leased,
including several significant leases. This represents the second-highest level of
leasing activity in the past six years. The financial and legal sectors are driving
this resurgence in leasing, largely due to the re-establishment of consistent in-
office working arrangements.
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Moody's signed a lease for approximately 460,000 square feet to relocate its
global headquarters to 200 Liberty Street. Meanwhile, law firm BakerHostetler
renewed its lease at 45 Rockefeller Plaza, continuing its presence in the Plaza
District submarket. Additionally, investment bank Natixis North America signed
alease for 200,000 square feet at 1633 Broadway, moving from its previous
location at 1251 Sixth Avenue.

0 De
Adare 0 3 e Date PDate eased 00 pe 0
World Trade
Moody's 200 Liberty St Center Dec-25 Dec-27 461,567 | Grnd, 2-3,19-27 | Direct New
Natixis North Columbus
America LLC 1633 Broadway Circle Dec-25 Feb-26 208,956 | 13-16 Direct New
AMC Networks 11 Penn Plaza Penn Plaza | Dec-25 Dec-25 177,000 [ 17-23 Direct Renewal
1133 Avenue of the | Times
ING Americas Square Nov-25 Nov-26 132,400 | 7-10 Direct Renewal
45 Rockefeller
BakerHostetler Plaza Plaza District | Nov-25 Mar-27 115,078 | 10-12, 14 Direct Renewal
Robinhood PENN 2 Penn Plaza | Nov-25 Jan-27 126,300 | 25-26 Direct New
Sixth Street Partners | 66 Hudson Blvd Penn Plaza | Oct-25 Apr-26 103,419 | 18-19 Sublet New

Leasing Activity SF (Direct and Sublease) 2016 — Q4 2025
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Manhattan Market Data

Asking Rent & Availabilities 2016 — Q4 2025

= Direct Avail SF Sublet Avail SF = = = Asking Rent ($/SF/Yr)

100 M $85
90O M

80M mN
70 M —_— \\/\'/ $75 Asking Rent /
Net Absorption 2016 — Q4 2025

70 Availabilities
The available square
65 footage has decreased for
N DN NN N
o o
3.0M

a2 o
60 six consecutive quarters,
including both direct and
N N

22 M 17 M Net Absorption

04 M Net absorption has
S TR R e
-1.0M I I I |II I II IIII quarters, but there have

$80

Available SF

rates have slightly
increased, driven by
premium buildings raising
rates, while second- and
third-generation spaces
continue to face
challenges.
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55 sublease space. Asking

30M A7 M been noticeable

: improvements in the last
two quarters. Although the
gains have been modest, it
marks a significant
improvement from the -30
-90M : million square feet of net

hS] absorption recorded

between mid-2020 and
early 2024.

Source: CoStar, Cresa

-50M

-70M




Manhattan Submarkets Snapshot Q4 2025

Class A Class B
S Net Average Class A Average ClassB Net
'""es'}mry A"aé'aat': ity Absorption Askin% 12-Mo. Askin% 12Mo. Delivered Construetion
SF (12-Mo)  Rate Change Rate Change SF (12-Mo.) SF
(PSFIYr) (PSFIYr)
Manhattan 446.514.128 15.9% 465.428 $87.93 0.48% $57.82 1.55% 1.540.142 3.554.011
Downtown 89.079.290 17.7% _ (955.311) $59.45 0.63% $51.16 2.16% 0 0
City Hall 6,777,789 13.6% 217,259 $62.97 0.78% $52.20 2.08% 0 0
Financial District 33,842,510 23.0%  (936,181) $55.96 0.61% $49.69 1.89% 0 0
Insurance District 9,154,987 16.0%  (285,789) $56.89 1.07% $44.78 2.33% 0 0
Tribeca 4,157,809 18.1% 78,566 $72.68 0.86% $57.21 2.66% 0 0
World Trade Ctr 35,146,195 13.7% (29.166) $62.35 0.53% $51.90 2.09% 0 0
Midtown South 71.086.953 18.7% 1.112.775 89.55 0.60% 63.53 2.27% 1.279.439 198.983
Chelsea 26,762,451 21.5% 602,239 $88.33 0.59% $58.91 2.35% 1,222,469 198,983
Grammercy Park 21,093,458 15.4% 271,388 $95.94 0.65% $65.14 2.79% 0 0
Greenwich Village 5,639,022 12.6% 158,654 $92.08 0.46% $66.45 2.12% 56,970 0
Hudson Square 10,682,331 20.8% (12,073) $81.88 0.49% $67.50 1.41% 0 0
Soho 6.909,691 19.9% 92,567 $82.83 0.77% $71.44 1.91% 0 0
Midtown 286,347,885 14.6% 307.964 $96.54 0.43% 55.78 0.80% 260,703 3.355,028
Columbus Circle 27,459,447 16.1%  (166,870) $93.13 0.74% $61.49 0.72% 260,703 0
Grand Central 48,223,106 16.1%  (479,460) $89.80 0.63% $56.94 0.62% 0 930,000
Murray Hill 11,455,893 259%  (671,402) $65.94 0.43% $52.54 0.88% 0 0
Penn Plaza 73,342,959 121% 1,655,507  $100.55 0.39% $48.97 0.82% 0 1,430,681
Plaza District 84,257,277 12.8% (594,115) $104.94 0.26% $73.03 0.76% 0 0
Times Square 38,569,863 17.5% 669,317 $89.03 0.54% $52.25 0.83% 0 994,347
UN Plaza 3.039.340 12.8%  (105.013) $70.30 0.73% $59.23 2.00% 0 0
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Office Sales Volume and Average Cap Rate 2016 — Q4 2025

Sales Volume/
Cap Rates
= Rolling 4-Quarter Volume Quarterly Volume <+++++ Average Cap Rate Sales volume has
6.3% jumped in the past two
$35.0B : 7.0% quarters but remains
$30.0B STt 6.0% muted compared to
$25.08 PR L L TU L AT L b L 5g9% 0% historic averages.
gfg'gg 3'802 Average cap rates have
$10.08 2.0% pushed higher to 6.3
$5.0B 1.0% percent, pricing in the
$0.0B 0.0% additional risk in office
fundamentals.

Price Per Square Foot
Office Sales Price Per Square Foot 2016 — Q4 2025 Pricing has decreased

over the past five years.
e Top Quartile PSF Bottom Quartile PSF == Average PSF As underwriting
improves and the
leasing market
continues to strengthen,
prices per square foot
are expected to rise.

Source: Real Capital Analytics, Cresa




Visit cresa.com for more information

Cresa is the world’s only global commercial real estate advisory firm

that exclusively represents occupiers and specializes in the delivery of
fully integrated real estate solutions. Our purpose is to think beyond
space, strengthening those we serve and enhancing the quality of life

for our clients. Delivered across every industry, Cresa’s services include
Transaction Management, Workplace Solutions, Project Management,
Consulting, Lease Administration, Technology, Investment Banking &
Capital Markets and Portfolio Solutions. In partnership with London-based
Knight Frank, Cresa provides service through 16,000 people, across 380
offices in 51 territories.
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