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Economy

− The bulk of leases signed this quarter originated from the Airport Area, the largest of which was 
a renewal signed by Pathway Capital. The financial consultant company has occupied its 
65,583-SF space at The Boardwalk (18565-18575 Jamboree Rd) in Irvine since 2018.

− Von Karman Creative Campus, an office campus totaling 432,940 SF across nine buildings, was 
acquired by a Lennar-backed joint venture for $232.1 million, marking the largest transaction of 
the year to date. The property has since been demolished with a proposed use for residential 
development.

− Another three-building office campus totaling 229,679 SF was sold to a local real estate 
company, The Khoshbin Company, for $59.0 million. The Landing, located at 2955-2995 Red Hill 
Ave, was last sold to GEM Realty Capital in 2019 for $72.0 million; 18.1% higher.

− Recent state and local market employment figures were unavailable at the time of writing due to 
the last federal government shutdown and subsequent delays from the Bureau of Labor 
Statistics to collect and process data.

− Local office-using employment in December 2025 was reminiscent of May 2020 levels, a time 
when the pandemic was in full effect. All three office-using sectors declined in the last year, with 
the information (technology) sector leading with a 4.2% reduction.

− U.S. unemployment reached its highest level in four years in November (4.6%) and dropped to 
4.4% in February. Healthcare is propelling job growth, while white-collar counts are fewer.

− The Fed maintained its benchmark rate this quarter and projects one quarter-point cut in 2026 
and another in 2027. The U.S. war with Iran complicates the outlook, though.

Orange County Office Market Observations
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Major Transactions

− Vacancy dropped from 17.1% to 15.7% over the last year following a surge in net absorption. 
Total vacancy is now 120 bps below the five-year average.

− Quarterly absorption totaled 218,538 SF in net gains, marking the tenth positive quarter in the 
last eleven. This quarter’s top move-in was Anduril occupying The Hive at 3333-3337 Susan St, 
a 190,051-SF campus in the Airport Area.

− Muted office demand is prompting developers to scrap planned office projects, leaving the 
construction pipeline empty for the first time since the Global Financial Crisis in 2008. The last 
project delivered over two years ago.

− Some underperforming office properties will find new life as multifamily, industrial or medical 
developments. This, along with owner-user sales, will exert downward pressure on the region’s 
office inventory, vacancy, and availability.

Leasing Market Fundamentals

− Tenants in the market generally fall into one of two camps: 1) those wishing to retain an office 
presence for the lowest possible rent and 2) those seeking trophy-grade space in amenity-rich 
areas. The Irvine Company especially benefits from this trend as they own 13 of the 20 trophy 
properties in the market.

− Only 14% of aspiring Orange County home buyers can afford a median-priced home (currently 
$1.4 million). Tearing down or converting a portion of the metro’s surplus office inventory to 
apartments makes sense, in cases where the numbers pencil out. 

− At the present, the U.S. economy is on track to expand roughly 2.4% in 2026, despite a Q4 2025 
stumble (0.7% annualized, partly attributable to the government shutdown), with Q1 signaling a 
recovery toward trend growth. Oil price escalation and persistent tariff-driven inflation remain the 
primary near-term threats to business confidence and consumer spending.

Outlook
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Local unemployment dropped 90 basis points from July (4.8%) to December (3.9%) while year-over-year nonfarm employment growth has plateaued. On a national level, 

unemployment reached levels last seen in 2021. In the months ahead, unemployment will continue to fluctuate as companies grapple with the uncertainty surrounding the economy.

Local Employment Growth Is Stagnant
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Unemployment Rate, Seasonally Adjusted Nonfarm Payroll Employment, Non-Seasonally Adjusted, 12-Month % Change 

Source: U.S. Bureau of Labor Stat is tics, Anaheim-Santa Ana-Irvine, CA

Note: Due to a lapse in federal appropriations  and a government shutdown in early 2026, the BLS has delayed or suspended the release of various employment reports. Early  2026 employment data was unavailable at the time of writing.
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Tech companies, which are generally classified under the information sector, continue to focus on cost-cutting moves by shedding unneeded staff and space, while financial and 

professional services companies, contending with economic pressures and lingering inflation, are also downsizing. This quarter, software company UKG shut down its Santa Ana 

office location made up of 209 employees while First Foundation and Wescom Financial collectively laid off 138 workers from their Irvine and Anaheim offices, respectively.

All Office-Using Employment Sectors Experienced Decline in the Last Year
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Employment by Industry,  December 2025 Employment Growth by Industry, 12-Month % Change, December 2025

Source: U.S. Bureau of Labor Stat is tics, Anaheim-Santa Ana-Irvine, CA

Note: Due to a lapse in federal appropriations and a government shutdown in early  2026, the BLS has  delayed or suspended the releas e of various  employment reports. Early 2026 employment data was unavailable at the t ime of writ ing.
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Office-Using Employment* and Unemployment Across All Industries

Office-using employment in December dropped to its lowest level since May 2020 and has yet to recover from a string of layoffs in the tech, financial, and business and professional 

sectors. White-collar jobs are expected to remain flat or decline modestly going forward as employers contend with a volatile macroeconomic environment.

Office-Using Employment Drops to Early 2020 Levels

7
Source: U.S. Bureau of Labor Stat is tics, Anaheim-Santa Ana-Irvine, CA

Note: Due to a lapse in federal appropriations and a government shutdown in early  2026, the BLS has  delayed or suspended the releas e of various  employment reports. Early 2026 employment data was unavailable at the t ime of writ ing. 

*Office-using employment includes employment in the following industry sectors : Professional & Business Services, Financial Acti vities and Information.
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Local Office Utilization Rates | Quarterly Averages

Hybrid work, which has led to a structural shift in how office space is utilized in the region, persists.

Local Office Utilization is Up Since 2020, but Remains Sub-50%

8
Source: Newmark Research, Kas tle Sys tems 
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Historical Construction Deliveries, Net Absorption, and Vacancy

Vacancy dropped from 18.3% in 2023 to 15.7% this quarter following a surge in net absorption over the last two years. As more obsolete and vacant properties get removed from 

inventory for redevelopment and owner-use, market fundamentals are expected to normalize. For now, vacancy is expected to remainelevated in the quarters to come.

Net Absorption Gains Driving Down Vacancy
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Source: Newmark Research
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Total Leasing Activity (MSF)

Leasing activity for the first quarter of the year was at a record low compared to prior quarters. Hybrid work models remain the general norm despite employers’ concerted efforts in 

bringing employees back to the office. That, combined with the uncertainty surrounding the economy, are hampering overall leasing activity as occupiers focus on cost-savings.

Quarterly Leasing Activity Lowest in Decades

11
Source: Newmark Research. CoStar
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Available Space and Total Vacancy as Percent of Overall Market

Sublet availability dropped to its lowest level in 26 quarters, down to 2.3% of total inventory. The decrease is from a mix of space finding subtenants, withdrawn listings, office 

redevelopment to other uses, and space coming to term and transitioning to direct availability.

Sublet Availability at its Lowest Level in 6.5 Years

12
Source: Newmark Research
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Availability Rate by Submarket

South County holds the highest availability rate on a submarket level due to its concentration of large Class A assets and elevated sublease inventory, as major tenants downsize 

footprints. Availability will fluctuate in the coming quarters as many companies continue to reassess space needs, while highly vacant office properties are removed from inventory for 

either redevelopment or owner-use.

Total Availability Fluctuating Across All Submarkets

13
Source: Newmark Research
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Office Under Construction and % of Existing Inventory

Anduril’s 190,000-SF expansion at The Press delivered in the third quarter of 2023, bringing under-construction activity to zero for the first time since 2010. It is unlikely a new 

speculative project will break ground over the next 12 months, based on current market dynamics.

No Speculative Development Currently Underway

14
Source: Newmark Research
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Asking rents are at a record high despite slowed leasing activity thanks to inflation and newer Class A listings presently on the market. Landlords are preserving face rents while 

providing more in concessions to overcome debt and valuation concerns.

Asking Rents Elevated Despite Softening Leasing Activity

15

Office Average Asking Rent, $/SF/Month, FS Year-over-Year Asking Rent Growth Rate

Source: Newmark Research
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The Airport and South County submarkets are in a class of their own, while the other submarkets track one another closely. North County experienced the largest year-over-year 

increase as it made up ground it had lost since 2022, followed by the Airport Area where rates have reached record highs.

Airport and South County Command the Highest Rents
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Office Average Asking Rent ($/SF/Month, FS), by Submarket Year-over-Year Asking Rent Growth Rate, by Submarket

Source: Newmark Research
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Since hitting an all-time high in the third quarter of 2022, sublet availability has steadily declined and is now 2.0 MSF lower. At the submarket level, South County leads others in 

available sublease space, with 937,739 SF or almost half of Orange County’s sublet pool.

Sublet Availability in Downward Trajectory
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Available Sublease Space: Greater Market Available Sublease Space by Submarket

Source: Newmark Research
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The Irvine Company’s office product continues to outperform the greater market in terms of leasing activity thanks to its abundant amenities and high-end finishes. The company’s 

trophy inventory and institutional ownership traditionally appeals to corporate occupiers who tend to have larger footprint requirements than smaller private firms. 

Tenants Leasing with The Irvine Company are Signing Bigger Deals
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Annual Leasing Activity as a Percentage of Inventory Average Annual Lease Size

Source: Newmark Research, CoStar

1%

3%

5%

7%

9%

11%

13%

15%

17%

2018 2019 2020 2021 2022 2023 2024 2025 2026 YTD

Orange County (Excluding Irvine Company) The Irvine Company

3,000

4,000

5,000

6,000

7,000

8,000

9,000

2018 2019 2020 2021 2022 2023 2024 2025 2026 YTD

Orange County The Irvine Company

Please reach out to your
Newmark business contact for this information



NEWMARK

Notable 1Q26 Lease Transactions

The Airport Area continues to generate the bulk of leasing activity in the market. Its central location and inventory of trophy spaces makes it a top choice for notable tenants aiming to 

keep workers in the office.

Airport Area Dominates Top Deals List

19
Source:  Newmark Research

Tenant Building(s) Submarket Lease Type Square Feet

Pathway Capital 18565-18575 Jamboree Rd Airport Area Renewal 65,583

The financial consultant company moved into The Boardwalk in 2018.

05 Apparel 5271 California Ave Airport Area Direct Lease 55,338

The fashion group is expanding its office footprint to house the Billabong team following its acquisition of the license from Authentic Brands Group.

Regents of University of California 111 Theory Dr Airport Area Direct Lease, Renewal 53,794

The tenant signed two separate deals; a renewal for its original 26,897-SF space and a direct lease for an additional 26,897 SF.

Pan Pacific 260 Progress South County Direct Lease 44,430

The tenant will occupy the entire building at The Irvine Company’s newest development Innovation Office Park.
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Orange County’s premier trophy product, a group of 20 office buildings across the Airport Area and South County, is outperforming the remainder of Class A and B properties by a 

wide margin. These buildings boast exceptional quality and design, state-of-the-art systems, high-end finishes and amenities, and exceed the standards of typical Class A buildings and 

thus command the highest asking rents. The Irvine Company is a major player in the trophy market, owning 13 of the 20 buildings. On the other hand, tenants priced out of the trophy 

market are opting for the cheapest possible find from Class C inventory.

Stark Contrast Between Trophy Product and Remainder Inventory
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Trophy vs. Remainder of Market Vacancy (%) Trophy vs. Remainder of Market Asking Rent ($/SF/Month, FS)

Source: Newmark Research
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Annual Leasing Activity as a Percentage of Inventory (%) 

When measuring leasing activity as a percentage of inventory, trophy properties have outperformed the remainder of the market historically (except in 2025). The 2019 spike observed 

on the trophy and Class C trendlines, which are prone to fluctuations due to their diminutive inventory size, is a result of several large-block deals, including Alteryx (184,000 SF), 

WeWork (116,261 SF), and TGS Management (114,872 SF) at the Spectrum Terrace, and Hyundai (469,000 SF) and Epson America (150,195 SF) in West County.

Trophy Buildings’ Leasing Activity Outpaces the Rest of the Market

22
Source: Newmark Research, CoStar
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Source: Newmark Research, California Associat ion of Realtors , CoStar, Esri

Only 14% of aspiring Orange County buyers can afford a home. Renting is the default option for most, based on the region’s current median income and the lower cost to rent relative 

to mortgage payments, a differential of $5,934/month. A portion of the region’s surplus office space will be sold to make way for new apartments.

Home Ownership is Out of Reach for 86% of Buyers; Good News for the Rental Market

24

Home Buyer Affordability Index and Buying Financials

Renting Financials and the Cost Different Between Renting and Buying

Region
Affordability: % of Buyers Able to Qualify 

for a Median-priced Home (4Q25)

Median

Home Price

Monthly Mortgage Payment 

Including Taxes & Insurance
Minimum Qualifying Income

Orange County 14% $1,396,500 $8,560 $342,400
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This totals 28.4 MSF of inventory, a disproportionate share of which is based in Airport (13.2 MSF), South County (7.2 MSF), and Central County (4.7 MSF). Debt issues will 

accelerate the demise of these low occupancy buildings.

29.8% of the Region’s Office Market Obsolete or Unable to Service Debt

25

Orange County: Distribution of Office Occupancy Office Inventory Unable to Service Debt or Obsolete | By Submarket

Source: Newmark Research

Note: Buildings with low er occupancy thresholds tend to struggle to generate pos it ive NOI, which, in turn, makes it difficult to support debt (assuming debt is present on a given building). *Percentage from submarket ’s total inventory
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Office Redevelopment Project Announcements Over the Last 12 Months: 100,000+ SF

Finding the highest and best use for a commercial asset is the principal goal of any developer. A handful of underperforming office properties will eventually find a new life as 

multifamily, industrial or medical developments, a list that will continue to grow.

Some Underperforming Office Properties Slated for Conversion

26
Source: Newmark Research

● Future Multifamily ● Future Industrial ● Medical/Office

Address: 1-5 Polaris

Developer: Lennar Homes

Office RBA: 454,331 SF

Announcement Quarter: 4Q 2025

Address: 1200 N Main St

Owner: Top Universe LLC

Office RBA: 225,877 SF

Announcement Quarter: 2Q 2025

Address: 2020 E 1st St

Buyer: Meritage Homes

Office RBA: 111,483 SF

Announcement Quarter: 2Q 2025

Address: AXIS Office Campus

Buyer: Park Terra/JEN Partners

Office RBA: 306,664 SF

Announcement Quarter: 3Q 2025

Address: 2021-2081 Business 

Center Dr & 2151 Michelson Dr

Owner: Property Reserve

Office RBA: 216,900 SF

Announcement Quarter: 4Q 2025

Address: 1301 Dove St

Buyer: Cress Capital

Office RBA: 214,898 SF

Announcement Quarter: 1Q 2026

Address: 1901 Newport Blvd

Buyer: KPM

Office RBA: 134,471 SF

Announcement Quarter: 1Q 2026

Address: 16842 Von Karman Ave

Developer: KB Homes

Office RBA: 101,161 SF

Announcement Quarter: 4Q 2025

JUST OVER 7.1 MSF OF OFFICE 
INVENTORY HAS BEEN/IS 

SLATED TO BE CONVERTED TO 
OTHER USES SINCE 2021

Please reach out to your
Newmark business contact for this information
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Aging and under-performing office properties in Orange County are being targeted by developers for covered land plays. Since 2020, a total of 65 office buildings totaling 4.2 MSF 

have been demolished across the greater market, with an additional 5.2 MSF slated to be removed from inventory for future conversions. The year 2021 saw the highest demolition by 

size after a 923,000-SF office building in West County was demolished for an industrial use.

Obsolete Office Properties Dropped From Total Inventory

27

Demolished Office RBA, By Year and Submarket (SF) Demolished Office RBA and Count Since 2020, By Converted Property Type

Source: Newmark Research
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Newmark business contact for this information
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Historical and Forecasted Office Vacancy (%)

Tenants are generally falling into one of two categories: those seeking cream-of-the-crop, Class A product and those opting for the cheapest-possible find. Some of the in-between, 

unsought product is finding new life as industrial, multi-family and medical properties, which will ultimately improve vacancy levels in the quarters ahead. 

Removal of Undesirable Product from Inventory Will Recalibrate Vacancy

28
Source: Newmark Research
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Newmark business contact for this information
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Airport Area Office Supply to be Converted to Multi-Family Use by Proposed Quarter | Notable Public Policy Shifts are Cited

Orange County has emerged as one of the country's top performers in office-to-multifamily conversion, with millions of square feet of obsolete office space either entitled or planned 

for housing. This activity is heavily concentrated in the Airport Area, specifically around John Wayne Airport, where flexible zoning, local government support and incentives, large 

corporate campuses, and strong multifamily demand have made the submarket a leading example of how high-end suburban office markets can systematically redirect surplus 

inventory toward housing.

Airport Office-to-Multifamily Case Study

29
Source: Newmark Research
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Second statewide budget set 
aside for subsidizing 
office/commercial-to-housing 
conversions 2023-2024

RHNA mandates for increased 
housing by 2029 drives city 
governments to focus on John 
Wayne Airport area despite 
noise/safety concerns

Irvine City 
Council voted to 
override ALUC’s 
objections over 
housing proximity 
to the airport

Newport Beach joins Santa 
Ana in its “Housing 
Opportunity” program which 
allows residential uses in 
commercial zones

Various bills introduced to 
expedite office-to-housing 
conversions and modernize 
building codes statewide

Newport Beach City Council 
approves Irvine Company’s 
MacArthur Court’s 
conversion with the 
agreement that a $17K per-
unit fee is applied to permits 
issued after July 1, 2028 to 
incentivize early construction

Please reach out to your
Newmark business contact for this information

https://lao.ca.gov/Publications/Report/4622
https://scag.ca.gov/rhna
https://scag.ca.gov/rhna
https://voiceofoc.org/2024/10/irvine-rejects-airport-commission-wants-new-housing-near-john-wayne-airport/
https://voiceofoc.org/2024/10/irvine-rejects-airport-commission-wants-new-housing-near-john-wayne-airport/
https://voiceofoc.org/2024/10/irvine-rejects-airport-commission-wants-new-housing-near-john-wayne-airport/
https://www.newportbeachca.gov/government/departments/community-development/planning-division/general-plan-codes-and-regulations/general-plan-update/6th-cycle-housing-element-implementation
https://www.newportbeachca.gov/government/departments/community-development/planning-division/general-plan-codes-and-regulations/general-plan-update/6th-cycle-housing-element-implementation
https://calmatters.digitaldemocracy.org/bills/ca_202320240ab529
https://therealdeal.com/la/2025/12/02/newport-beach-advances-irvine-company-office-to-resi/
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Orange County: Sales Volume Across Commercial Property Segments ($ in Billions)

This is close to 2018 levels, when office comprised 37.2% of total volume. While leasing dynamics since the onset of COVID-19 remain an ongoing challenge for the property 

segment, discounted inventory pricing and office-to-multifamily conversions fueled recent sales activity. Other asset classes such as industrial and multifamily, which have 

experienced heated rent growth amid high demand in recent years, remain favorable to investors. 

Office Comprised 35.6% of Total Sales Volume Year-to-Date

31
Source: MSCI Real Capital Analytics, Newmark  Research

Note: Preliminary data is c ited for the first  quarter of  2026.
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Orange County: Office Sales Volume ($ in Billions)

Office sales volume totaled $491 million in the first quarter of the year compared to last year’s first quarter total of $314 million. The bulk of sales activity is driven by owner-users 

taking advantage of discounted inventory and investors seeking to redevelop dated office buildings to other uses. 

Office Sales Volume: Up Close

32
Source: Newmark Research, MSCI Real Capital Analyt ics

Note: Preliminary data is c ited for the first  quarter of  2026.
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Orange County: Office Price Per Square Foot and Hedonic Cap Rate Averages

Current pricing by area ($285/SF) is down 19.1% compared to the peak witnessed in year-end 2021 but is gradually recovering from the drop in 2024. Declining property values for 

under-performing assets, along with buyers seeking larger discounts, will cause cap rates to rise. 

Pricing is Recovering, While Cap Rates Will Increase

33
Source: Newmark Research, MSCI Real Capital Analyt ics

Note: 12-month trailing averages are cited. Recent transact ional volume is low, sugges ting current pricing per square foot and cap rate averages should be regarded with caut ion. An auc tion sale, for instance, will skew averages in a quarter where trades are few.
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Institutional buyers, who are generally less risk adverse and more beholden to the debt markets, have been taking a back seat from the office market until recently. Improving office 

market fundamentals, stabilized interest rates and redevelopment opportunities have prompted some activity for the buyer category. Cash-rich private buyers have also been active as 

they take advantage of the heavily discounted office market.

Institutional Buyers Make a Comeback This Quarter

34

Orange County: Office Buyer Composition, by Year | Based on Sales Volume Orange County: Most Active Office Buyers | Last 12 Months
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# of 
Properties

TPG Real Estate/Essential Housing Institutional $232,118,000 1

Glendon Capital Management Private $199,000,000 1

MGR Real Estate Private $89,000,000 1

Drawbridge Realty Private $77,914,000 1

Khoshbin Co Private $77,900,000 2

H&S Ventures User $72,134,000 1

JEN Partners Private $71,800,000 2

Meritage Homes Private $63,700,000 2

Hearthstone Institutional $45,000,000 1

Avenue Equities Private $42,400,000 1

Source: Newmark Research, MSCI Real Capital Analyt ics

Note: Preliminary data is c ited for the first  quarter of  2026.

Please reach out to your
Newmark business contact for this information
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Orange County Office Owner-User Sales in the Last 18 Months

Several owner-user buyers are benefitting from the market’s depreciated office inventory to have more control over their occupancy futures. Some properties are trading at a fraction 

of the cost paid by the seller years ago, even after adjusting for inflation.

Steep Discounts For Owner-User Buyers

35
Source: Newmark Research

*Note: Dollar value in parenthesis is today ’s  value adjusted for inflation.

Address: 2400 E Katella Ave
Buyer: H&S Ventures LLC
Size: 261,858 SF
Sale Date: May 2025
Sale Price: $275/SF
Last Sold Price: $294/SF ($386/SF*)
Last Sale Year: 2017

Address: 15101 Red Hill Ave
Buyer: Western State College of Law
Size: 51,065 SF
Sale Date: Mar 2025
Sale Price: $262/SF
Last Sold Price: $176/SF ($244/SF*)
Last Sale Year: 2012

Address: 17542 E 17th St
Buyer: SA Recycling
Size: 90,932 SF
Sale Date: Aug 2025
Sale Price: $200/SF
Last Sold Price: $224/SF ($306/SF*)
Last Sale Year: 2017

Address: 2677 N Main St
Buyer: OCTA
Size: 215,000 SF
Sale Date: Oct 2024
Sale Price: $253/SF
Last Sold Price: $221/SF ($284/SF*)
Last Sale Year: 2017

Address: 744 N Eckhoff St
Buyer: Marina Landscape Inc
Size: 40,145 SF
Sale Date: Dec 2025
Sale Price: $314/SF
Last Sold Price: $135/SF ($255/SF*)
Last Sale Year: 2000

Address: 2670 N Main St
Buyer: Ali Razavi
Size: 42,266 SF
Sale Date: Jul 2025
Sale Price: $205/SF
Last Sold Price: $186/SF ($253/SF*)
Last Sale Year: 2016

Address: 500 W Collins Ave
Buyer: Bedrock Machinery
Size: 17,886 SF
Sale Date: Dec 2025
Sale Price: $828/SF
Last Sold Price: $748/SF ($825/SF*)
Last Sale Year: 2022

Address: 8687 Research Dr
Buyer: OCPFA
Size: 22,091 SF
Sale Date: Nov 2025
Sale Price: $389/SF
Last Sold Price: $480/SF ($543/SF*)
Last Sale Year: 2022

Please reach out to your
Newmark business contact for this information
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3.8 MSF has been removed from competitive inventory since 2020. Some tenants are fixing their long-term office occupancy costs by taking advantage of attractive sector pricing at, 

in some cases, massive discounts to replacement cost. 

Owner-User Purchases are also Lowering the Office Base

36

User Sales Since 2020 by Submarket Notable User Sales Over the Past 12 Months

Airport Area
1,055,362

28%

Central County
857,514

23%

North County
784,967

21%

South County
927,662

25%

West County
129,934

3%

3.8 MSF

Source: Newmark Research

Note: Competit ive inventory is defined as off ice properties 20,000 SF in size or greater and excludes medical off ices .

Buyer SF City Submarket Sale Date

H&S Ventures LLC 261,858 Anaheim Central County 5/30/2025

Hyundai Glovis 127,637 Irvine Airport Area 4/28/2025

SA Recycling 90,932 Tustin Airport Area 8/29/2025

Edwards Lifesciences 65,571 Santa Ana Central County 11/14/2025

Red Hook Capital 62,006 Santa Ana Central County 8/22/2025

Razavi Law Group 42,266 Santa Ana Central County 7/1/2025

Marina Landscape 40,145 Orange Central County 12/2/2025

Greens Development Inc. 40,135 Irvine South County 5/15/2025

Selman Akinci 35,116 Anaheim Central County 5/2/2025

Joanna Bruso | James Harris 33,114 Newport Beach Airport Area 10/14/2025

Please reach out to your
Newmark business contact for this information
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Total Vacancy and Availability Rates

Sublease Availability (SF in millions) Direct Average Asking Rents (FSG) Current Quarter’s Top Leases

Overall Leasing Activity (SF in millions) Overall Leasing Activity (# of Transactions)

Airport Area has the highest asking rent in the metro and is generally regarded as the CBD of the region. Comprising 45.2% of Orange County’s office inventory, the submarket 

generally drives leasing activity as well. Three of the quarter’s top four deals were based in the Airport Area.

Airport Area

38
Source: Newmark Research

Google Kirkland & Ellis LLP
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Total Vacancy and Availability Rates

Sublease Availability (SF in millions) Direct Average Asking Rents (FSG) Current Quarter’s Top Leases

Overall Leasing Activity (SF in millions) Overall Leasing Activity (# of Transactions)

Central County leasing activity has been declining in the last few years due to fewer and smaller deals taking place, last year being an exception after a couple large leases were 

signed. The submarket is considered a cost-effective alternative for tenants priced out of the Airport Area, while those looking to reduce their overall footprints may instead pursue the 

Airport’s Class A offerings.

Central County

39
Source: Newmark Research

Google Kirkland & Ellis LLP
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Total Vacancy and Availability Rates

Sublease Availability (SF in millions) Direct Average Asking Rents (FSG) Current Quarter’s Top Leases

Overall Leasing Activity (SF in millions) Overall Leasing Activity (# of Transactions)

North County has the second lowest vacancy rate in Orange County and benefits from its adjacency to the Western Inland Empire and Eastern San Gabriel Valley. North County office 

rents are low relative to other pockets of Orange County, and its tenants are a polarized mix of those seeking best-in-class space or the cheapest possible option.

North County

40
Source: Newmark Research

Google Kirkland & Ellis LLP

26,808 SF 9,762 SF
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Total Vacancy and Availability Rates

Sublease Availability (SF in millions) Direct Average Asking Rents (FSG) Current Quarter’s Top Leases

Overall Leasing Activity (SF in millions) Overall Leasing Activity (# of Transactions)

South County (notably, the Irvine Spectrum area) has historically driven positive net absorption across the market, although recent leasing activity and growing availability has slowed 

momentum. South County remains attractive via its walkable amenities, multi-housing growth and access to the University of California, Irvine.

South County

41
Source: Newmark Research

Google Kirkland & Ellis LLP
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Total Vacancy and Availability Rates

Sublease Availability (SF in millions) Direct Average Asking Rents (FSG) Current Quarter’s Top Leases

Overall Leasing Activity (SF in millions) Overall Leasing Activity (# of Transactions)

Given its small inventory size of 6.2 MSF, West County’s leasing trendlines are prone to fluctuations. An example is 2019’s significant jump in leasing activity, when Hyundai and 

Epson America signed for 469,000 SF and 150,195 SF, respectively. Vacancy (11.1%)  is presently the lowest of Orange County’s submarkets.

West County

42
Source: Newmark Research
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Orange County Office Submarket Map and High-Level Statistics | 1Q26

44
Source: Newmark Research,

Current 
Quarter

Prior 
Quarter

Year Ago
12-Month 
Forecast

Total Inventory (SF) 93.8M 94.3M 94.4M 

Vacancy Rate 15.7% 15.9% 17.1% 

Quarterly Net Absorption (SF) 219K 991K 249K 

Average Asking
Rent/SF

$2.95
FSG

$2.93
FSG

$2.84
FSG



Under Construction (SF) 0 0 0 

Deliveries (SF) 0 0 0 

Marketwide Statistics | 1Q26
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Submarket Statistics – All Classes

Orange County Office Submarket Statistics | 1Q26 (page 1 of 3)

45
Source:  Newmark Research

Submarket
Total 
Inventory 
(SF)

Under 
Construction
(SF)

Total
Vacancy
Rate

Qtr Net
Absorption
(SF)

YTD Net
Absorption 
(SF)

Class A
Asking Rent
(Price/SF)

Class B
Asking Rent
(Price/SF)

Total 
Asking Rent
(Price/SF)

Airport 42,444,186 0 16.1% 277,838 277,838 $3.40 $2.87 $3.21

Costa Mesa 6,483,788 0 17.1% 54,655 54,655 $3.54 $2.61 $3.28

Irvine 22,388,123 0 15.7% 153,005 153,005 $3.48 $2.70 $3.24

Newport Beach 8,511,796 0 13.1% 57,677 57,677 $3.44 $3.23 $3.35

Santa Ana (Airport Area) 4,538,963 0 22.7% 12,501 12,501 $2.77 $2.96 $2.84

Tustin 521,516 0 13.6% 0 0 $4.50 - $4.50

Central County 15,173,381 0 16.4% 70,403 70,403 $2.96 $2.33 $2.69

Anaheim (Stadium Area) 3,154,536 0 17.6% 59,600 59,600 $2.86 $2.29 $2.38

Orange 5,729,327 0 18.5% -53,194 -53,194 $3.01 $2.11 $2.92

Santa Ana 5,186,699 0 16.5% 33,507 33,507 $2.87 $2.45 $2.60

Tustin 1,102,819 0 2.1% 30,490 30,490 - $2.84 $2.57

North County 7,128,186 0 14.1% -49,360 -49,360 $3.00 $2.46 $2.76

Anaheim (Anaheim Hills) 1,409,776 0 15.7% 2,151 2,151 - $2.04 $2.04

Brea 3,746,779 0 16.7% -24,862 -24,862 $3.00 $2.65 $2.90

Fullerton 1,315,074 0 4.1% -27,015 -27,015 - $2.79 $2.80

La Habra 174,469 0 9.6% 1,687 1,687 - $1.78 $1.78

Please reach out to your
Newmark business contact for this information
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Submarket Statistics – All Classes

Orange County Office Submarket Statistics | 1Q26 (page 2 of 3)

46
Source:  Newmark Research

*Although Capistrano Beach and Ladera Ranch comprise a port ion of South C ounty’s inventory set, they are not cited in the above data table since their inventory  totals are diminutive.

Submarket
Total 
Inventory 
(SF)

Under 
Construction
(SF)

Total
Vacancy
Rate

Qtr Net
Absorption
(SF)

YTD Net
Absorption 
(SF)

Class A
Asking Rent
(Price/SF)

Class B
Asking Rent
(Price/SF)

Total 
Asking Rent
(Price/SF)

Placentia 195,315 0 26.9% 0 0 - $2.06 $2.07

Yorba Linda 286,773 0 11.7% -1,321 -1,321 - $2.28 $2.28

South County* 22,854,642 0 16.2% 18,810 18,810 $3.09 $2.66 $2.84

Aliso Viejo 2,448,886 0 36.6% 5,032 5,032 $3.06 $2.74 $2.98

Dana Point 142,660 0 1.9% 0 0 - $3.95 $3.95

Foothill Ranch 705,061 0 24.0% 20,018 20,018 $2.21 $2.50 $2.27

Irvine Spectrum 12,580,708 0 13.2% -21,118 -21,118 $3.51 $2.67 $2.89

Laguna Beach 65,753 0 5.9% -2,472 -2,472 - $4.15 $3.31

Laguna Hills 1,381,393 0 20.7% -3,042 -3,042 $2.95 $2.79 $2.82

Laguna Niguel 646,419 0 9.4% -8,073 -8,073 $3.35 $2.08 $2.78

Lake Forest 2,078,009 0 12.0% 17,148 17,148 $2.14 $2.47 $2.40

Mission Viejo 1,417,741 0 19.0% 13,574 13,574 $2.61 $2.58 $2.60

Rancho Santa Margarita 168,459 0 21.6% 0 0 - $2.20 $2.20

San Clemente 365,781 0 11.0% -2,172 -2,172 $2.68 $2.42 $2.48

San Juan Capistrano 769,991 0 3.2% 3,250 3,250 $2.50 $2.93 $2.80

West County 6,219,157 0 11.1% -99,153 -99,153 $2.94 $2.37 $2.41

Please reach out to your
Newmark business contact for this information
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Submarket
Total 
Inventory 
(SF)

Under 
Construction
(SF)

Total
Vacancy
Rate

Qtr Net
Absorption
(SF)

YTD Net
Absorption 
(SF)

Class A
Asking Rent
(Price/SF)

Class B
Asking Rent
(Price/SF)

Total 
Asking Rent
(Price/SF)

Cypress 1,335,076 0 15.3% -83,860 -83,860 $2.55 $2.24 $2.30

Fountain Valley 731,555 0 3.5% -3,004 -3,004 - $2.25 $2.04

Garden Grove 545,769 0 9.6% -5,652 -5,652 - $2.32 $1.95

Huntington Beach 2,055,944 0 14.4% 84 84 $3.13 $2.59 $2.61

Los Alamitos 618,796 0 3.9% -4,042 -4,042 - $2.70 $2.72

Seal Beach 341,503 0 10.1% 0 0 $3.44 - $3.44

Stanton 115,576 0 11.3% -2,679 -2,679 - - $1.23

Westminster 474,938 0 8.1% 0 0 $2.45 $2.45 $2.45

Orange County 93,819,552 0 15.7% 218,538 218,538 $3.22 $2.66 $2.95

Please reach out to your
Newmark business contact for this information
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All information contained in this publication (other than that published by Newmark) is derived from third party sources.  Newmark (i)  has not independently verified the accuracy or completeness of any such information, ( ii) does not make any warranties or representations, express or implied, concerning the same and (iii) does not assume any liability or responsibility for errors , mistakes or inaccuracies 
of any such information. Further, the information set forth in this publication (i) may include certain forward-looking statements, and there can be no guarantee that they will come to pass, (ii) is not intended to, nor does it contain sufficient inform ation, to make any recommendations or decisions in relation to the information set forth therein and (iii) does not constitute or form part of, and should not be 
construed as, an offer to sell, or a solicitation of any offer to buy, or any recommendation with respect to, any securities. Any decisions made by recipient should be based on recipient’s own independent verification of any information set forth in this publication and in consultation with recipient’s own professional advisors. Any recipient of this publication may not, without the prior written approval of 

Newmark, distribute, disseminate, publish, transmit, copy, broadcast, upload, download, or in any other way reproduce this publication or any of the information it contains with any third party. This publication is for informational purposes only and none of the content is intended to advise or otherwise recommend a specific strategy. It is not to be relied upon in any way to pr edict market movement, 
investment in securities, transactions, investment strategies or any other matter. If you received this publication by mistak e, please reply to this message and follow with its deletion, so that Newmark can ensure such a mistake does not occur in the fu ture.
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