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– The market’s unemployment rate ticked down by 18 basis points year over year to 3.8% 

and remained well below the five-year average of 4.7%. 

– The pace of job growth has slowed to 0.9% year over year, down from recent highs reported 

between 2021 and 2022. Despite slower growth, total employment has consistently 

remained above the 4.2 million employment threshold since mid-year 2023.

– Most sectors reported employment growth, except for the manufacturing and business and 

professional sectors, with the education and health sector leading job gains at 3.5% over 

the past 12 months.

– Despite a 0.8% year-over-year decline and 1.8% dip from the peak in the fourth quarter of 

2024, two of the three office-using sectors added jobs, and total office-using employment 

remains above 1.2 million employees in the third quarter of 2025.

Market Observations

– Annual full-service asking rental rates increased by 3.2% quarter over quarter and 4.8% 

year over year to $31.95/SF, setting a record high.

– Vacancy improved by 20 basis points quarter over quarter in the third quarter of 2025 to 

24.3%, the lowest level reported since the second quarter of 2024, and the third 

consecutive quarter without an increase.

– The under-construction pipeline fell to 1.9 MSF following the delivery of 23Springs, marking 

the lowest level since the first quarter of 2013.

– Leases signed were larger averaging, 5,420 SF per deal - the highest since the fourth 

quarter of 2024 – and the 20.2% quarter-over-quarter increase in average deal size signals 

renewed demand for larger spaces.

‒ Lockheed Martin, a global security and aerospace company, executed a 455,364-SF 

renewal at Fossil Creek Business Park – the quarter’s largest lease - while reducing its 

overall footprint. The company is consolidating space in response to a post-pandemic shift 

toward telework and hybrid schedules. 

‒ Flight to quality remained a central theme this quarter: four of the five largest deals were in 

Class A assets, each exceeding 100,000 SF, with an average deal size of 183,833 SF. 

PennyMac’s 300,000-SF sublease was the quarter’s largest Class A transaction. Overall, 

Class A assets represent 58.4% of the leasing activity by square footage for the quarter.

‒ The top five deals span across four submarkets, indicating broad-based demand across the 

entire market.

‒ Economic uncertainty has slowed job growth and along with other headwinds may cause leasing 

activity to flatten and slow as companies might choose to delay decisions in the short term.

‒ In the near term, a winnowing construction pipeline will lead to rent and occupancy increases in 

submarkets with premier office product, as flight to quality persists and supply of these assets 

become more constrained. Additionally, as office conversions and demolitions continue to take place 

over the near term, the decrease in existing office inventory may help aid recovery in submarkets 

with many vacant office buildings and potentially bring greater stabilization to the Class B market.

‒ The long-term outlook remains positive and competitive, supported by strong fundamentals and a 

diversified labor pool, with eight of ten sectors adding jobs this quarter. These strengths position the 

market to weather near-term challenges and broader macroeconomic headwinds.

Major Transactions Outlook

Economy Leasing Market Fundamentals
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Source: Moody’s Analytics

Despite economic headwinds, the gross metropolitan product for the Dallas-Fort Worth market continues to increase, albeit at a slower pace. Most recently, the gross 

metropolitan product rose by 7.5% year over year, reaching a new all-time high of approximately $745 billion. 

Dallas-Fort Worth Gross Metropolitan Product

Economic Overview— GMP (Millions $) VS. YoY (%) Change
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In August 2025, the market’s unemployment rate fell 18 basis points year over year, while the national rate rose 10 basis points over the same period. The rate held relatively flat at 3.8% and is 51 basis points lower 

than the national average, marking the nineteenth consecutive month of outperformance and underscoring the metro’s resilience. Although the market has historically led in job growth, recent economic headwinds 

have tempered momentum. At the end of August 2025, year over year employment growth eased by 39 basis points to 0.9%, aligning with the national pace. Despite the market’s job growth flattening, the metro 

continued to record over four consecutive years of gains dating back to April 2021.

Metro Outperforms Nation on Unemployment Even as Employment Growth Moderates

Unemployment Rate, Seasonally Adjusted Nonfarm Payroll Employment, Seasonally Adjusted, 12-Month % Change 

Source: U.S. Bureau of Labor Statistics, Dallas-Fort Worth MSA  
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The Dallas-Fort Worth market is highly diversified, with the top two industries accounting for only 38.6% of total industry employment. The office-using business and professional sector is the metroplex’s second-

largest industry at 17.7%. Despite a 1.8% year over year decline in the business and professional sector, overall employment expanded, and most industries posted yearly gains in August 2025. Contributing to 

those gains are two of the three office-using sectors, financial activities and information which grew 0.6% and 1.1% year over year, respectively.

Office-Using Sector Shows Mixed Results Amid Broad Market Growth

Employment by Industry, August 2025 Employment Growth by Industry, 12-Month % Change, August 2025

Source: U.S. Bureau of Labor Statistics, Dallas-Fort Worth MSA
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Source: U.S. Bureau of Labor Statistics, Dallas-Fort Worth MSA

*Office-using employment includes employment in the following industry sectors: Professional & Business Services, Financial Activities and Information.

Office-using employment declined 0.8% year over year in August 2025, marking the third consecutive month of annual declines - the first such stretch since the fourth quarter of 2023. Over the same period, the 

unemployment rate improved by 18 basis points to 3.8%, signaling broader labor-market stability as gains in education and health and government offset office-using losses. Despite the stagnation, office-using 

employment remains elevated at 1.2 million jobs, a level maintained since the second quarter of 2022. With more than 40 Fortune 1000 headquarters in the region, office-using employment is expected to remain 

resilient.

Office-Using Employment Remains Elevated Despite Recent Decline

Office-Using  Employment* and Unemployment Across All Industries
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Source: Newmark Research, CoStar

The third quarter of 2025 recorded positive occupancies totaling 859,914 SF, the strongest quarterly total since the third quarter of 2023. Despite the increased demand, vacancy was 

largely unchanged, decreasing just 20 basis points quarter over quarter to 24.3% as 898,800 SF of new supply entered the market, led by the 642,000-SF 23Springs in the 

Uptown/Turtle Creek submarket. Vacancy rates are expected to continue flattening as limited new development redirects demand toward existing space, extending the trend of minimal 

vacancy changes since mid-2024.

Move-Ins Accelerate While Influx of New Supply Tempers Vacancy Decline

Historical Construction Deliveries, Net Absorption, and Vacancy
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Source: Newmark Research, CoStar

In the third quarter of 2025, leasing activity rose 13.3% quarter over quarter to 4.4 MSF. Despite the increase, leasing volu me still trailed the 16-year third-quarter average of 5.0 MSF. Although the 

number of deals signed decreased 5.7% from last quarter, the average deal size increased by 910 SF quarter over quarter to 5, 420 SF, the largest average deal size since the fourth quarter of 

2024. While the average remains 679 SF below year over year levels, the third quarter of 2025 ends a three -quarter streak of declining deal sizes and signals renewed demand for larger space.

Leasing Momentum Increases as Average Deal Size Expands
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Source: Newmark Research, CoStar

In the third quarter of 2025, direct availability fell 30 basis points quarter over quarter to 22.7%, the lowest since the fourth quarter of 2022, while sublease availability remain 

unchanged from the previous quarter at 3.1%. Occupancy increased this quarter as evidenced by a continued decline in total availability, falling by 130 basis points from the peak 

reached in the first quarter of 2024 to 25.8%. Meanwhile, vacancy improved by 20 basis points in the third quarter of 2025 to 24.3%.

Direct and Sublease Availability Steadies as Vacancy Reflects Modest Improvement

Available Space as Percent of Overall Market
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Source: Newmark Research, CoStar

As of the third quarter of 2025, the market had 1.9 MSF under construction, down from 2.8 MSF in the prior quarter and reflec ting a 46.0% year over year decline. With projects like the 642,000-SF 

23Springs delivering, the market inventory share of under construction fell to 0.7% and is now 30 basis points lower than the previous quarter. This is also the smallest market share reported since 

the first quarter of 2013. With a limited project pipeline, the market is well-positioned to absorb new inventory that comes online. New deliveries such as 23Springs, which was 63.5% preleased 

upon delivery, will continue to help drive vacancy down as tenant buildouts are completed and move-ins occur.

Construction Pipeline Falls to Lowest Point Since 2013

Office Under Construction and % of Inventory
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In the third quarter of 2025, asking rents rebounded to a record high of $31.95/SF, up 3.2% quarter over quarter and 4.8% year over year. The annual increase is the largest since the 

6.2% gain achieved in the fourth quarter of 2022. Rent growth is on pace to surpass last year’s rate for the first time since 2022, underscoring resilient pricing despite elevated total 

vacancy rates.

Rents Reach Historic Peak as Growth Outpaces Prior Year

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

Source: Newmark Research, CoStar 
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The bifurcation in the rent spread between Class A and Class B assets continues to remain wide, above the $10.00/SF mark. In the third quarter of 2025 both Class A and Class B 

asking rents surpassed the previous quarter’s record highs, reaching $35.75/SF and $25.20/SF, respectively. The gap between C lass A and Class B rents widened to $10.55/SF, up 

from  $9.77/SF last quarter, reflecting strong demand for Class A space and a 31.4% expansion in the spread since year end 2019. Sublease asking rates also rebounded from their 

second quarter decline, rising 5.7% quarter over quarter and year over year by 8.2% to a record high of $28.74/SF.

Flight to Quality Widens Asking Rent Spread Between Class A and Class B

Class A and Class B Asking Rents Sublease Rates
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Flight to quality continues to remain a trend in the Dallas-Fort Worth office market. As of the end of third quarter of 2025, Class A space accounted for 42.6% of transactions, down 118 

basis points from the second quarter, yet captured 58.4% of total leasing activity by square footage. Demand for quality space is further evidenced by larger deal sizes: Average leases 

signed in Class A space were 7,426 SF and continued to remain bigger than the average market deal size of 5,420 SF.

Flight-to-Quality Leasing Activity Continues

Notable 3Q25 Lease Transactions

Source: Newmark Research, CoStar 

Tenant Building(s) Submarket Type Square Feet

Lockheed Martin Fossil Creek Business Park NE Fort Worth Renewal 455,364

Lockheed Martin, a global security and aerospace company, signed the quarter’s largest lease at Fossil Creek Business Park wh ile reducing its overall footprint. The company had leased two buildings there in 

2018 and 2019 and is now consolidating space in response to a post-pandemic shift toward telework and hybrid schedules. 

PennyMac 5025 Plano Parkway Legacy/Frisco Sublease 300,000

PennyMac Financial, a Los Angeles-based mortgage lender, has outgrown its 76,000-SF Plano office and is expanding in their relocation to 5025 Plano Parkway. The firm will initially occupy half of the property, 

with plans to expand to full-building occupancy and bring 1,800 new jobs to the site by year-end 2025. The four-story building was placed on the sublease market nearly two years ago by former tenant 

AmerisourceBergen.

Integrity Marketing Group Fountain Place Dallas CBD Renewal/Expansion 185,233

Integrity Marketing Group, a Dallas-based provider of health insurance, wealth management and retirement planning solutions, is nearly doubling its downtown footprint, after executing a renewal and expansion 

which added 85,000 SF in the building it has occupied since 2022.

Scotiabank Victory Commons One Uptown/Turtle Creek Direct New 133,715

Scotiabank, a Canadian financial services company, has established a regional headquarters in Dallas following the City of Dallas’s approval of $2.7 million in economic incentives. The bank will occupy four 

floors at Victory Commons One in Victory Park. The move is expected to create 1,025 new jobs and generate $60 million in capi tal investment.

Ernst & Young One Victory Park Uptown/Turtle Creek Renewal 116,382

Ernst & Young, one of the Big Four accounting firms, renewed its lease at the 448,714-square-foot One Victory Park building, extending a presence that began in 2009 and marking 16 years in the building.
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Source: Newmark Research

Dallas-Fort Worth Office Submarket Map
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Source: Newmark Research

Dallas-Fort Worth Office Submarket Overview—All Classes

Submarket Statistics – All Classes

Total  Inventory  

(SF)

Under 

Construction 

(SF)

Total Vacancy Rate
Qtr Absorption 

(SF)
YTD Absorption (SF) 

Direct Asking Rent 

(Price/SF)

Sublet Asking Rent         

(Price/SF)

Total Asking Rent 

(Price/SF)

Dallas CBD 25,791,434 0 32.3% -16,381 -289,539 $30.93 $23.20 $30.45 

Ft. Worth CBD 8,102,553 0 15.6% 1,779 -15,883 $31.50 $26.66 $31.35 

CBD Total 33,893,987 0 28.3% -14,602 -305,422 $30.99 $23.38 $30.54 

Allen/McKinney 5,551,174 0 19.1% 61,470 239,048 $33.62 $33.31 $33.59 

Central Expressway 11,828,156 78,758 24.1% -6,700 -27,117 $35.67 $28.85 $35.36 

East Dallas 8,621,789 0 20.6% -36,900 61,055 $32.00 $49.73 $38.92 

Far North Dallas 21,795,106 41,188 24.1% 139,456 -156,418 $30.17 $23.25 $29.56 

Las Colinas 36,776,915 0 27.9% 23,314 195,805 $27.87 $23.02 $27.47 

Freeport (Las Colinas) 14,471,671 0 25.1% -55,970 201,081 $26.42 $21.19 $25.92 

Office Center (Las Colinas) 13,437,999 0 32.0% -14,247 -151,464 $27.66 $25.42 $27.52 

Urban Center (Las Colinas) 8,867,245 0 26.2% 93,531 146,188 $30.18 $23.52 $29.61 

LBJ Freeway 20,756,957 0 24.4% 128,285 340,255 $25.63 $22.59 $25.50 

Legacy/Frisco 35,681,439 41,000 29.7% 404,887 543,747 $40.81 $32.52 $39.77 

Lewisville/Denton 6,987,876 0 20.3% 36,723 59,462 $28.46 $15.52 $26.55 

Mid Cities 15,258,688 0 25.6% -56,243 22,345 $24.55 $21.78 $24.49 

North Fort Worth 3,000,738 0 21.9% 16,373 48,279 $25.63 $22.85 $24.77 

Northeast Fort Worth 3,322,057 0 30.4% -29,997 -460,342 $25.57 - $25.57 

Preston Center 5,892,123 206,000 7.0% 48,552 113,094 $56.23 $39.11 $55.20 

Richardson/Plano 25,809,366 0 21.0% -123,821 -209,950 $26.71 $24.94 $26.57 

South Fort Worth 10,388,319 244,000 10.9% 60,959 263,689 $31.17 $21.77 $30.85 

Southlake/Westlake 5,946,110 0 23.8% 140,102 142,331 $32.10 $28.11 $31.65 

Southwest Dallas 3,131,967 0 20.4% -65,053 -49,998 $23.75 - $23.75 

Stemmons Freeway 12,425,998 0 21.7% 46,266 -2,504 $21.30 $26.50 $21.66 

Uptown/Turtle Creek 16,200,877 1,300,126 21.8% 86,843 254,479 $61.06 $50.18 $60.57 

Suburban 249,375,655 1,911,072 23.7% 874,516 1,377,260 $32.44 $29.39 $32.19 

Market 283,269,642 1,911,072 24.3% 859,914 1,071,838 $32.23 $28.74 $31.95 
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Source: Newmark Research

Dallas-Fort Worth Office Submarket Overview—Class A

Submarket Statistics – Class A

Total Inventory  (SF)
Under Construction 

(SF)
Total Vacancy Rate Qtr Absorption (SF) YTD Absorption (SF) 

Direct Class A Rent 

(Price/SF)

Dallas CBD 21,890,667 0 34.8% -36,956 -304,595 $31.19 

Ft. Worth CBD 5,204,734 0 11.7% 32,372 89,587 $35.05 

CBD Total 27,095,401 0 30.4% -4,584 -215,008 $31.47 

Allen/McKinney 2,142,822 0 24.4% 84,837 197,062 $36.27 

Central Expressway 6,933,169 78,758 28.7% -41,639 7,567 $38.22 

East Dallas 2,386,679 0 41.0% -7,144 -16,396 $57.66 

Far North Dallas 12,980,406 41,188 23.8% 139,571 152,214 $34.01 

Las Colinas 22,225,380 0 26.7% 167,367 718,825 $31.21 

Freeport (Las Colinas) 7,856,965 0 24.2% -99,417 207,867 $30.33 

Office Center (Las Colinas) 7,609,557 0 29.4% 177,368 401,698 $30.91 

Urban Center (Las Colinas) 6,758,858 0 26.3% 89,416 109,260 $32.30 

LBJ Freeway 11,818,928 0 21.7% 3,600 93,835 $29.43 

Legacy/Frisco 26,560,534 41,000 32.4% 278,505 410,012 $43.32 

Lewisville/Denton 870,519 0 53.6% 4,642 -6,203 $35.49 

Mid Cities 4,405,806 0 41.1% 34,215 217,539 $27.60 

North Ft. Worth 1,540,461 0 25.8% 26,568 35,291 $27.27 

Northeast Ft. Worth 415,921 0 27.2% -10,000 -10,000 $25.67 

Preston Center 3,274,619 206,000 6.7% 10,929 87,703 $64.90 

Richardson/Plano 10,615,350 0 26.7% -125,726 -199,845 $29.13 

South Ft. Worth 3,326,460 244,000 6.4% 43,730 185,135 $42.23 

Southlake/Westlake 1,985,836 0 34.1% 73,778 47,163 $34.73 

Southwest Dallas 792,527 0 42.2% -19,684 -8,295 $24.06 

Stemmons Freeway 5,263,608 0 22.3% 27,577 7,674 $22.92 

Uptown Turtle Creek 13,452,570 1,300,126 22.9% 55,497 255,039 $64.46 

Suburban 130,991,595 1,911,072 26.7% 746,623 2,174,320 $37.37 

Market 158,086,996 1,911,072 27.3% 742,039 1,959,312 $36.15 
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Dallas-Fort Worth Office Submarket Overview—Class B

Submarket Statistics – Class B

Total Inventory  (SF)
Under Construction 

(SF)
Total Vacancy Rate Qtr Absorption (SF) YTD Absorption (SF) 

Direct Class B Rent 

(Price/SF)

Dallas CBD 3,330,066 0 21.0% 20,575 15,056 $27.71 

Ft. Worth CBD 2,358,259 0 24.8% -24,796 -100,849 $24.45 

CBD Total 5,688,325 0 22.6% -4,221 -85,793 $26.67 

Allen/McKinney 3,073,354 0 17.4% -23,367 41,986 $31.97 

Central Expressway 4,601,250 0 18.6% 34,939 -34,684 $30.84 

East Dallas 4,957,565 0 14.0% -25,019 39,959 $22.21 

Far North Dallas 8,386,989 0 25.4% -3,643 -323,728 $24.24 

Las Colinas 13,750,051 0 30.1% -108,579 -487,546 $23.25 

Freeport (Las Colinas) 6,333,847 0 26.7% 80,372 30,139 $22.86 

Office Center (Las Colinas) 5,307,817 0 35.7% -193,066 -554,613 $23.58 

Urban Center (Las Colinas) 2,108,387 0 25.8% 4,115 36,928 $23.62 

LBJ Freeway 8,186,136 0 29.0% 111,444 237,443 $21.25 

Legacy/Frisco 8,675,594 0 22.2% 158,739 180,237 $33.20 

Lewisville/Denton 5,310,797 0 17.3% 23,069 81,064 $25.40 

Mid Cities 9,027,199 0 20.9% -98,055 -176,490 $20.07 

North Ft. Worth 1,333,519 0 17.0% -10,195 12,988 $25.07 

Northeast Ft. Worth 2,728,292 0 32.9% -20,619 -450,241 $25.56 

Preston Center 2,540,455 0 7.5% 37,623 25,391 $46.68 

Richardson/Plano 14,149,195 0 17.6% 4,502 3,613 $23.51 

South Ft. Worth 5,918,626 0 14.8% 29,801 89,531 $26.08 

Southlake/Westlake 3,895,153 0 18.9% 63,470 92,314 $30.07 

Southwest Dallas 1,617,277 0 15.4% -45,369 -40,423 $25.31 

Stemmons Freeway 5,688,123 0 25.1% 10,795 -10,178 $20.12 

Uptown Turtle Creek 2,537,973 0 17.9% 31,346 -3,807 $39.00 

Suburban 106,377,548 0 21.6% 170,882 -722,571 $25.38 

Market 112,065,873 0 21.7% 166,661 -808,364 $25.43 
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3Q25 Texas Office Market Overview

Austin Dallas-Fort Worth Houston San Antonio

Total Inventory (SF) 88,610,616 283,269,642 248,045,117 51,176,242

Under Construction (SF) 185,641 1,911,072 1,103,727 355,000

Total Vacancy Rate 23.6% 24.3% 25.5% 17.4%

Quarter Absorption 1,000,607 859,914 636,813 197,279

YTD Absorption 725,960 1,071,838 1,187,900 -255,604

Quarter Deliveries 1,085,759 898,800 319,117 20,000

YTD Deliveries 1,470,759 1,030,631 685,840 188,000

Direct Asking Rate (FSG/SF) $45.68 $32.23 $30.48 $27.82

Sublet Asking Rate (FSG/SF) $38.70 $28.74 $24.56 $23.97

Total Asking Rate (FSG/SF) $44.86 $31.95 $30.29 $27.62
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– Dallas-Fort Worth is centrally located, making it a prime spot for businesses with national 

operations. Every major city in the continental U.S. can be reached within four hours by 

air.

– The city boasts a robust and diverse economy, with strong sectors in technology, finance, 

and healthcare.

– Dallas-Fort Worth has a strong business climate, attracting numerous companies and 

investments. The market is home to 48 Fortune 1000 headquarters coupled with no 

corporate income and personal income tax.

– The market has a strong population base of 8.4 million people, making it the fourth 

largest metro in the nation. The labor force is projected to further grow by almost 10% 

over the next five years.

Dallas-Fort Worth Office Market

– The overall vacancy rate remains elevated due to older buildings sitting vacant as 

demand drives building new product rather than revitalizing older inventory.

– The pipeline for new office construction is declining, which will constrain the future supply 

of premier office space.

– The cost of doing business in the market has increased, with office rents following a 

steady upward trajectory since 2011.

– Fluctuations in the broader economy along with remote work will impact office demand 

and leasing activity.

– Continued expansion of the financial sector offers significant opportunities for office 

space demand as Y’all Street is built up.

– Dallas is attractive for corporate relocations due to its business-friendly environment.

– Investment in revitalizing older office buildings can reduce underutilized space in the 

market.

– As return to office continues to gain momentum, demand for quality office space continue 

to be bolstered and driven up.

– Potential economic uncertainty could reduce office space demand.

– The rise of remote work and corporate “right-sizing” may decrease long-term demand for 

traditional office spaces.

– Due to rising costs and not being as cheap as it used to be, other cities with similar 

advantages may attract businesses away from Dallas.

– Talent shortages may impact the growth trajectory potential of office demand in the 

market.

Opportunities Threats

Strengths Weaknesses
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Source: Newmark Research, CoStar

Class A vacancies continued to tighten, improving by 110 basis points from the record high at year-end 2024 to 27.3% in the third quarter of 2025. Notably, this occurred despite the 

influx of 896,196 SF of new Class A deliveries in 2025, which pushed total inventory above 158 MSF, reflecting evidence that demand for Class A space remains strong. Additionally, 

vacancy fell 40 basis points quarter over quarter in the third quarter of 2025, marking the third consecutive quarter of decline.

Class A Vacancy Retreats from Record High, Signaling Increased Demand

Class A Office Inventory vs. Class A Office Vacancy Rate
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At the end of the third quarter of 2025, government agency debt is the biggest lender by far at 39.0% of total outstanding debt, although its share decreased by 1,800 basis points 

quarter over quarter. A total of $73.5 billion in debt is scheduled to mature over the next five years, reflecting a 2.8% increase from the previous quarter, with government agency and 

CMBS debt maturities accounting for a total of 67.0% of the upcoming debt maturities.

Highest Volume of Debt Maturing in 2025 and 2026

Financing Source (by volume) Debt Maturity Schedule (by loan type)

Source: RCA, Newmark Research
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Source: RCA, Newmark Research

In the third quarter of 2025, office loans represent just 10.2% of the $73.5 billion in maturities scheduled between 2025 and 2029, reflecting a limited but growing exposure for a sector with relatively stable 

fundamentals. In contrast, multifamily comprises a much larger share at 60.8%, but strong operating performance as well and sustained lender demand have helped keep refinancing risk in check. Overall, these 

trends underscore a capital market that is increasingly discerning, favoring asset classes with proven resilience and income durability.

Multifamily Maturities Particularly Elevated Through 2029, Office Not So Much

Commercial Mortgage Maturities
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