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Since the turn of  the century,  unprecedented events 
including a terror ist  attack,  a  once- in-a- l i fet ime f inancial 
crash,  and now a pandemic have each signif icant ly 
impacted the local  economy.

Whi le  the effects of  9/11 and the 2008 Financial  Crash 
were unique,  they might  be able to offer  insights into how 
quickly  a downturn and recovery might  take place.

We are cont inuing to track markets that  are ahead of  us 
on the curve and wi l l  repor t  on f indings as i t  re lates to 
our  own path forward.

INFLECTIONS  
AND RECOVERIES



KEY TAKEAWAYS
•	 While the Downtown availability rate hovered within 50 basis points of 15.0% in the 6 quarters 

preceding 9/11, the market was already seeing recessionary effects, with Manhattan availability 
increasing from 7.5% in 2Q00 to 10.1% in 2Q01. After 9/11, DT availability increased for 4 
consecutive quarters and took 5 years to fall below 16.0%, reaching as high as 21.4%.

•	 Downtown average asking rents fell for 3 straight years after 3Q01, and did not return to pre-9/11 
levels again until 1Q07.

•	 Overall Manhattan availability and asking rents recovered more quickly than the Downtown market. 
Manhattan took approximately 3 years for availability levels to recover and 5 years for rents.

•	 Downtown leasing velocity declined from 2002 through 2005, before finally increasing and eclipsing 
5 MSF in 2006.

•	 The average leasing velocity from 2002 through 2005 was just 3.5 MSF.

RECOVERY FROM SEPTEMBER 11
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Availability - Manhattan & Downtown
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Recovery is defined as the length of time between the market is at it’s low point and the return to level of the inflection point.
Source: NKF Research
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3Q01: TERRORIST ATTACKS OF SEPTEMBER 11 1



4Q08: GLOBAL FINANCIAL CRISIS 2
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Asking Rent - Manhattan & Midtown
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Availability - Manhattan & Midtown
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KEY TAKEAWAYS
•	 After reaching the market’s peak in 2008, Manhattan asking rents dropped by as much as 32.6% 

from $71.26/SF in 3Q08 and took 7 years to reach that level again.
•	 Although velocity increased in the years after the financial crash, with year-over-year improvements 

through 2011, the rate of renewals as opposed to relocations was responsible for the jump earlier in 
the cycle.

•	 In the years leading up to the crash, there were 16.6 MSF of renewals (‘03-’07), with 29.2 MSF in the 
five years following (’08-’12), as tenants looked for stability and the lower rents offered at that time.

•	 The Midtown availability rate skyrocketed 45.8% in just one year from 3Q08 to 3Q09. While rents 
have returned to and surged past their prior levels, availability has not yet fallen below 10.0% in the 
11+ years since. It stood at 9.6% in 3Q08.

RECOVERY FROM FINANCIAL CRISIS

Recovery is defined as the length of time between the market is at it’s low point and the return to level of the inflection point.
Source: NKF Research
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1Q20: COVID-19 OUTBREAK 3
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KEY TAKEAWAYS
•	 As the virus reached New York, the market was coming off two consecutive years of record leasing 

activity, including 50 MSF of velocity in 2019, and began to show signs of tapering off that record 
pace. Q1 projections show leasing activity at approximately 6 MSF.

•	 The availability rate has hovered around 12.0% for the past 3 years. Previous projections had already 
called for an increase in overall availability over the next several years and this downturn will likely 
cause additional pressure to the market.

•	 Asking rents had established cyclical highs in recent quarters closing 2019 at more than $80/SF. 
Reductions are expected as landlords will work to lease up anticipated additional available space.

•	 After non-essential construction work was halted, it’s expected that delays will occur for the 16.2 
MSF of office space under construction in Manhattan.

PRIOR TO COVID-19

Recovery is defined as the length of time between the market is at it’s low point and the return to level of the inflection point.
Source: NKF Research
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RECOVERY FROM INFLECTION POINTS - MANHATTAN
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Recovery is defined as the length of time between the market is at it’s low point and the return to level of the inflection point.
Source: NKF Research

RECOVERY  
FROM 9/11

Asking Rent: $57.92
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RECOVERY FROM INFLECTION POINTS - MANHATTAN

AVAILABILITY
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RECOVERY FROM 
FINANCIAL CRISIS

Availability: 11.7%
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I t  remains to be seen how much the COVID-19 outbreak wi l l  impact 
the market ,  but  i t  is  c lear  that  this is  another inf lect ion point .

Leasing act iv i ty  and average asking rents each decl ined in the immediate  
aftermath of  9/11 and the ‘08 crash,  and whi le both were unprecedented,  
the downturn and recovery t ime fol lowing each event var ied.
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Recovery is defined as the length of time between the market is at it’s low point and the return to level of the inflection point.
Source: NKF Research



North America
Canada
United States

Europe
Austria
Belgium
Czech Republic
France
Germany
Hungary
Ireland
Italy
Netherlands
Poland
Romania
Russia
Spain
Switzerland
United Kingdom

Latin America
Argentina
Brazil
Chile
Colombia
Costa Rica
Dominican Republic
Mexico
Peru
Puerto Rico

Asia-Pacific
Australia
Cambodia
China
Hong Kong
India
Indonesia
Malaysia
New Zealand
Philippines
Singapore
South Korea
Taiwan
Thailand

Africa
Botswana
Kenya
Malawi
Nigeria
South Africa
Tanzania
Uganda
Zambia
Zimbabwe

Middle East
Saudi Arabia 
United Arab Emirates

All information contained in this publication is derived from sources that are deemed to be reliable. However, Newmark Knight Frank (NKF) has 
not verified any such information, and the same constitutes the statements and representations only of the source thereof, and not of NKF. Any 
recipient of this publication should independently verify such information and all other information that may be material to any decision that 
recipient may make in response to this publication, and should consult with professionals of the recipient’s choice with regard to all aspects of 
that decision, including its legal, financial, and tax aspects and implications. Any recipient of this publication may not, without the prior written 
approval of NKF, distribute, disseminate, publish, transmit, copy, broadcast, upload, download, or in any other way reproduce this publication or 
any of the information it contains.
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