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NEW MARK

‒ Chicago’s unemployment rate is slightly higher than the national average, and job 

growth has slowed in the last year. Chicago’s unemployment rate increased during 

the last several months, losing any gains made in the first half of 2023. 

‒ Office-occupying or adjacent industries saw mixed results, with financial activities 

experiencing a moderate gain, while business and professional services and 

information saw significant declines for the second quarter in a row. 
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Market Observations

‒ Leasing volume was steady in the fourth quarter of 2023, with roughly 1.8 million SF 

being completed. Tenants continue to upgrade spaces as they contract, moving into 

higher-end buildings and spending more on buildouts. 

‒ The market saw vacancy increase this quarter due to sublease terms expiring and 

significant negative absorption as contractions signed in the last 24 months occurred. 

‒ There has been a tightening amongst Trophy Towers and view space on the top 

floors. With the last of the new construction delivering at the start of 2024, expect 

continued competition for the top spaces in the market. This might benefit Class A- or 

Class B buildings as tenants are unable to get into the top-tier buildings. 

‒ For the second consecutive quarter, the largest lease signed Downtown was an 

expansion by Atlanta-based OneDigital. The tenant is more than doubling its Chicago 

footprint, subleasing 100,000 SF from Willis Towers Watson at Willis Tower. 

‒ After undergoing a major renovation, The Bell, 225 West Randolph, signed a lease for 

its first tenant, with Neal, Gerber & Eisenberg agreeing to lease 90,000 SF. This is a 

30,000-SF reduction in the law firm's footprint. 

‒ After over a year with no buildings trading hands, there were a couple of sales in the 

Central Business District this quarter. The buildings that are trading hands in the CBD 

are doing so at a steep discount; 100 S. State St. sold this quarter for over 50% less 

than what it was purchased for in 2015. 

‒ Uncertainty reigns in the macroeconomic outlook. Occupiers and investors alike will 

approach deals with greater caution as a result, which will impact leasing and 

investment activity. 

‒ The divide in rental rates between Class A and Class B buildings continues to widen 

as tenants preference is largely for Class A, well built out spaces. 

‒ Chicago has always been able to ride the waves of the market, but with no surge in 

demand for office space expected to return, the market will have to scrape by with 

lower demand and be creative. We continue to wait on the announcements from the 

new mayor’s office on the attempts at converting LaSalle Street into multifamily 

buildings in an attempt to revive the financial corridor. 

Major Transactions Outlook

Economy Leasing Market Fundamentals
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Chicago’s unemployment rate is typically slightly higher than the national average, and job growth has slowed in the last year. Persistently high inflation and 

increasing interest rates are placing stress on the labor market. Chicago’s unemployment rate increased over the past several months, losing any gains it had made 

in the first half of 2023. 

Metro Employment Trends Signal A Slowing Economy 

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

Source: U.S. Bureau of Labor Statistics, Chicago MSA
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The education and health sector led all industries in regional annual job growth. Office-occupying or adjacent industries saw mixed results, with financial activities 

experiencing a moderate gain, while business and professional services and information saw significant declines for several quarters in a row. In some cases, office 

tenants are contracting spaces due to the reduction in staffing. 

Job Growth Driven in Large Part by Services Still Making Up for Pandemic Losses

Employment by Industry, November 2023 Employment Growth by Industry, 12-Month % Change, November 2023

Source: U.S. Bureau of Labor Statistics, Chicago MSA
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Source: U.S. Bureau of Labor Statistics, Chicago MSA

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

The number of office jobs has rebounded to pre-pandemic levels but fallen slightly year over year. 

Overall Office-Using Employment Holds Steady 

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

Vacancy increased slightly this quarter due to 640,000 SF of negative absorption, bringing the year-to-date total absorption to negative 2 million SF. Expect negative 

absorption to continue into 2024, as there are still many tenants who have signed leases for less space and many in the market looking to contract. For example, 

Groupon signed a lease this quarter for 25,000 SF of sublease space, terminating its 300,000-SF lease at 600 West Chicago.

Negative Absorption Recorded to Close the Year

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

Leasing activity has been down each quarter now in 2023 compared with 2022. A cloudy economic outlook and the higher cost of capital has prompted many companies 

to pause, assess current conditions and enact cost-cutting measures where applicable. There were glimmers of hope this quarter as the largest lease completed was an 

expansion, but the growth occurring can't keep pace with the contractions and downsizes tenants are signing.

Leasing Activity Pace Has Slowed Relative to 2022 

Total Leasing Activity (msf)
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Source: Newmark Research

Sublease availability increased this quarter by 10 basis points to 5.1%, still lower than the 5.4% availability reached during the second quarter of 2023. One of the largest 

leases signed during the quarter was by OneDigital, who took 100,000 SF of sublease space at Willis Tower. 

Availability Continues to Increase While Tenant Demand Drops

Available Space and Tenant Demand as Percent of Overall Market

0.0%

5.0%

10.0%

15.0%

20.0%

25.0%

30.0%

1Q18 2Q18 3Q18 4Q18 1Q19 2Q19 3Q19 4Q19 1Q20 2Q20 3Q20 4Q20 1Q21 2Q21 3Q21 4Q21 1Q22 2Q22 3Q22 4Q22 1Q23 2Q23 3Q23 4Q23

P
e

rc
e
n

t 
o

f 
In

v
e

n
to

ry

Sublease Space Availability Direct Space Availability Vacancy Rate Tenants in the Market



NEW MARK 12

Source: Costar, Newmark Research

The market saw a significant portion of sublease space transfer from sublease availability to direct vacancy this year, lowering the total from 8.4 million SF to 7.8 million SF. In the next 

five years, just under 4 million SF will convert from sublease vacancy to direct vacancy, with 2.5 million of that being within the next three years. Around 600,000 SF will hit the direct 

market annually until 2029 if not leased up. 

Expiring Sublease Space Starts to Impact Direct Vacancy

Expiring Sublease Square Footage 

0

100,000

200,000

300,000

400,000

500,000

600,000

700,000

800,000

900,000

1,000,000

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035



NEW MARK 13

Source: Newmark Research

Thanks to minimal positive absorption in many submarkets this quarter, vacancy rates didn’t see any major spikes. North Michigan Avenue continues to maintain the 

lowest vacancy rate as it has longstanding tenants, many of which are medical, that do not move often. River North‘s vacancy flatlined after the delivery of Salesforce 

Tower at the beginning of the year. With only 650,000 SF under construction, all set to deliver in the first quarter of 2024, vacancy rates in 2024 will be mostly impacted 

by tenant activity. 

Vacancy Rates Hold Steady

Vacancy Rate by Submarket
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Source: Newmark Research, CoStar

With only two office properties currently under construction, both in the midsize range, the market will not have to compete with new inventory for tenants. Over the past 

several quarters, tenants have shown their preference for new office space, with several of the largest leases signed for new buildings. The inventory that has delivered 

since 2020 has an availability rate of 23.0% compared with the total CBD, which has an availability rate of 28.5%. 

Under Construction Inventory Dwindles to Two Properties

Office Under Construction and % of Inventory
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Office Supply Under Construction

311 W Huron

Delivery: 02/01/2024

Leased: 59%

RBA: 217,000 SF

Anchor: SPINS

360 N Green

Delivery: 03/01/2024

Leased: 68.2%

RBA: 493,000 SF

Anchor: BCG, Greenberg 

Traurig
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2

2
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Despite slowing demand, asking rental rate growth continued, with average asking rates increasing by $1.08/SF for the quarter and $0.71/SF for the year. Landlords are 

maintaining high asking rates, as tenants are willing and able to pay rent. They are often contracting their footprints and getting creative with their concession packages. 

Buildout pricing continues to climb. 

Rental Rate Growth Slows but Remains Positive

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

Source: Newmark Research, CoStar 
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In past cycles, asking rents have adjusted downward to account for depressed demand; however, asking rents have largely held value since the onset of the pandemic. 

Some rent compression is being experienced among major markets, but secondary and tertiary markets continue to appreciate. Sublease rents fell in the first few years of 

the pandemic but have surged in the last four quarters, increasing 15.6%, driving the spread between direct and sublease spaces down. 

Sublease Rental Rates Spike Year Over Year 

Class A and Class B Direct Asking Rents Sublease Rates

Source: Newmark Research
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Source:  Newmark Research

Leasing volume held steady this quarter with 1.8 MSF of transactions being completed. Moving into 2024 we expect to see a continuation of this level of leasing as the 

largest tenants in the market are all looking to contract and the list of tenants expanding is smaller. 

Leasing Activity Slows

Notable 4Q23 Lease Transactions

Tenant Building(s) Submarket Type Square Feet

OneDigital 233 S Wacker Dr West Loop Sublease 100,000

Atlanta based OneDigital signed a lease for 100,000 SF from Willis Towers Watson. OneDigital has 25,000 SF of space at 303 E Wacker that they will be moving out of. 

Neil Gerber & Eisenberg 225 W Randolph West Loop Direct Lease 89,547

The law firm will be downsizing from 120,000 SF at 2 N LaSalle Street. 

Interpublic Group 222 Merchandise Mart Plz River North Direct Lease 77,100

Interpublic will be moving from 140,000 SF at John Hancock Center. 

Monroe Capital 155 N Wacker Dr West Loop Direct Lease 39,916

Monroe Capital will be expanding from 25,000 SF at 311 S Wacker Dr. 

Monosol Rx 1375 W Fulton St Fulton Market Direct Lease 35,000

Based in Merriville, IN the company has picked Fulton Market for its new innovation center citing proximity to its manufacturing facilities in Indiana and ability to attract and recruit new talent by being based in 

Fulton Market. 
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West Loop Submarket Overview

Statistical Summary

Source: Newmark Research, CoStar

Weighted Average Asking Rent, Availability and Vacancy

Current Market Trends

Net Absorption (Square Feet, Thousands)

Top Transactions 2023
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 Net Absorption

Current

Quarter

Prior

Quarter

Prior

Year

Total Inventory (SF) 55.2M 55.2M 54.9M

Availability Rate 25.6% 25.1% 23%

Quarterly Net Absorption (SF) (192,465) 105,955 96,255

Average Asking Rent/SF 47.12 46.09 42.68

Under Construction (SF) 0 0 0

Deliveries (SF) 0 0 0

‒ The West Loop continued to dominate the CBD in available sublease space, the total availability 

increased by 140,000 SF to 2.9 million SF. 

‒ Vacancy increased 30 basis points to 19.3% quarter-over-quarter, thanks to negative absorption. The 

year-to-date net absorption for the submarket totals negative 416,000 SF. 

‒ Rental rates saw a jump, increasing a little over $1/SF to $47.12/SF as tenants continue to show their 

preference for new space in Trophy Towers and landlords who can finance deals are pushing rents. 

‒ Availability in the West Loop Trophy Towers, particularly in view space floors, continues to tighten and 

with no new construction in the submarket, tenants seeking space in that market will be challenged. 

Tenant Building Type SF

Katten Muchin Rosenman LLP 525 W Monroe St Lease Renewal 204,000

Invenergy 1 S Wacker Dr Lease Expansion 180,000

Schiff Hardin LLP 233 S Wacker Dr Direct Lease 168,689

TIAA 333 W Wacker Dr Lease Renewal 165,000

OneDigital 233 S Wacker Dr Sublease 100,000

Chubb 525 W Monroe St Lease renewal 92,000
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Fulton Market Submarket Overview

Statistical Summary

Source: Newmark Research, CoStar

Weighted Average Asking Rent, Availability and Vacancy

Current Market Trends

Net Absorption (Square Feet, Thousands)

Top Transactions 2023
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 Net Absorption

Current

Quarter

Prior

Quarter

Prior

Year

Total Inventory (SF) 8.1M 8.1M 8M

Availability Rate 25.4% 26.7% 18.5%

Quarterly Net Absorption (SF) 80,010 (2,087) 150,853

Average Asking Rent/SF $51.54 $48.77 $44.51

Under Construction (SF) 491,187 491,187 531,187

Deliveries (SF) 0 48,560 0

‒ Leasing volume has slowed in Fulton Market as no new construction has broken ground. There is still 

availability in the submarket but as technology tenants in particular continue to face challenges we’ve seen 

that impact the leasing market there. 

‒ Total availability slightly fell to 25.4%. 

‒ Rental rates continued to rise and jumped to $51.54/SF this quarter. They remain the highest in the CBD. 

Tenant Building Type SF

Greenberg Traurig 360 N Green Direct Lease 92,000

Monosol Rx 1375 W Fulton St Direct Lease 35,000

IIT 400 N Aberdeen St Direct Lease 34,000

Chan Zuckerberg Initiative 

Foundation 400 N Aberdeen St Direct Lease 28,000

CZ Biohub 1375 W Fulton St Direct Lease 26,000
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Central Loop Submarket Overview

Statistical Summary

Source: Newmark Research, CoStar

Weighted Average Asking Rent, Availability and Vacancy

Current Market Trends

Net Absorption (Square Feet, Thousands)

Top Transactions 2023
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 Net Absorption

Current

Quarter

Prior

Quarter

Prior

Year

Total Inventory (SF) 37.0M 37.0M 37.0M

Availability Rate 29.5% 29.8% 27.6%

Quarterly Net Absorption (SF) 68,115 176,795 (300,818)

Average Asking Rent/SF $35.49 $37.34 $39.51

Under Construction (SF) 0 0 0

Deliveries (SF) 0 0 0

‒ The Central Loop saw positive absorption of 68,115 SF thanks to a slowing of tenants leaving the 

submarket. This is the second quarter in a row that the Central Loop saw positive absorption as tenants like 

TQL and Spot Hero moved into the submarket and expanded but total absorption for the year is still 

negative 366,947 SF. 

‒ The submarket is holding its breath for further announcements on the LaSalle Street reimagined plans 

which aims to help revive the financial corridor in tandem with Google coming into the submarket. 

Tenant Building Type SF

Enova International 175 W Jackson Blvd Lease Extension 135,000

Relativity 231 S LaSalle St Lease Renewal 100,000

AMWINS Access Insurance 

Service 10 S LaSalle St Lease Renewal 53,431

Total Quality Logistics 125 S Clark St Direct Lease 36,000

Spot Hero 125 S Clark St Renewal/ Expansion 32,930
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East Loop Submarket Overview

Statistical Summary

Source: Newmark Research, CoStar

Weighted Average Asking Rent, Availability and Vacancy

Current Market Trends

Net Absorption (Square Feet, Thousands)

Top Transactions 2023
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 Net Absorption

Current

Quarter

Prior

Quarter

Prior

Year

Total Inventory (SF) 25.4M 25.4M 25.5M

Availability Rate 32% 31.1% 28.5%

Quarterly Net Absorption (SF) (294,497) (72,517) (136,354)

Average Asking Rent/SF $40.60 $34.46 $36.43

Under Construction (SF) 0 0 0

Deliveries (SF) 0 0 0

‒ In the East Loop, Olam Americas signed a large lease to double in size to 80,000 SF at the former Marshall 

Fields building on State Street. The group is moving from 200 W. Jackson in the West Loop to the East 

Loop submarket. 

‒ Fundamentals have suffered in the submarket through the pandemic, with vacancy and availability 

consistently rising quarter after quarter, spurred by several consecutive quarters of negative absorption.

‒ The submarket has benefited from the return of tourism with new retailers and restaurants opening to 

accommodate the increased foot traffic. 

Tenant Building Type SF

AON 200 E Randolph St Lease Extension 290,000

Olam Americas 24 E Washington Direct Lease 80,000

SPOT 24 E Washington St Direct Lease 31,000

Argo Group 24 E Washington St Direct Lease 20,500

Shore Capital 1 E Wacker Dr Lease Expansion 18,000
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River North Submarket Overview

Statistical Summary

Source: Newmark Research, CoStar

Weighted Average Asking Rent, Availability and Vacancy

Current Market Trends

Net Absorption (Square Feet, Thousands)

Top Transactions 2023
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 Net Absorption

Current

Quarter

Prior

Quarter

Prior

Year

Total Inventory (SF) 17.5M 17.5M 16.3M

Availability Rate 32.3% 31.8% 26.5%

Quarterly Net Absorption (SF) (190,909) 35,993 (51,139)

Average Asking Rent/SF $42.49 $41.78 $35.32

Under Construction (SF) 146,000 146,000 1.34M

Deliveries (SF) 0 0 0

Tenant Building Type SF

Winston & Strawn 300 N LaSalle Direct Lease 148,000

Go Health

222 Merchandise 

Mart Sublease 90,000

Interpublic Group

222 Merchandise 

Mart Direct Lease 77,000

Tempus Labs 600 W Chicago Ave Lease Expansion 37,000

Honigman Miller Schwartz & 

Cohn 321 N Clark St Direct Lease 27,000

- River North is gearing up for Kirkland and Ellis to move within the submarket to Salesforce 

Tower. The law firm is moving into a similar amount of space and is rumored to be planning 

to take another floor in the building. 

- Next quarter 311 W Huron will deliver 217,000 SF next of new office space next quarter. 

The property is 60% leased with SPINS as the largest tenant. 
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North Michigan Avenue Submarket Overview

Statistical Summary

Source: Newmark Research, CoStar

Weighted Average Asking Rent, Availability and Vacancy

Current Market Trends

Net Absorption (Square Feet, Thousands)

Top Transactions 2023
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 Net Absorption

Current

Quarter

Prior

Quarter

Prior

Year

Total Inventory (SF) 10.4M 10.4M 10.4M

Availability Rate 23.2% 21.5% 20.6%

Quarterly Net Absorption (SF) (113,785) (64,425) (100,697)

Average Asking Rent/SF $35.58 $37.97 $37.35

Under Construction (SF) 0 0 0

Deliveries (SF) 0 0 0

‒ Activity levels in the North Michigan Avenue submarket continued to be minimal, with no new significant 

leases getting signed but also no major announcements from tenants adding new sublease space or 

contracting their footprints like in other submarkets. 

‒ Rental rates have been bumpy in the submarket as vacancy and availability have fluctuated. 

Tenant Building Type SF

Burke, Warren & MacKay 330 N Wabash Lease Renewal 47,000

Solomon Cordwell Buenz 330 N Wabash Direct Lease 35,000

Northwestern University 875 N Michigan Ave Direct Lease 25,000

Matthew Pritzker Company 900 N Michigan Ave Direct Lease 12,000
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Source: Newmark Research

Submarket Overview

4Q23 Submarket Stats Matrix

Total Inventory (SF) Total Vacancy Rate Total Available (SF)
Sublease 

Available (SF)

Total 

Availability Rate

Qtr Net 

Absorption (SF)

Total FS 

Asking Rent (Price/SF)

Central Loop 37,068,979 24.5% 10,934,800 1,584,685 29.5% 68,115 $35.49

East Loop 24,412,307 24.6% 8,133,697 994,732 32% (294,497) $40.60

Fulton Market 8,187,968 21% 2,076,494 450,735 25.4% 80,010 $51.54

North Michigan Avenue 10,496,574 16.8% 2,436,941 632,133 23.2% (113,785) $35.58

River North 17,523,502 27% 5,665,895 1,244,638 32.3% (190,909) $42.49

West Loop 55,202,418 19.3% 14,121,789 2,949,904 25.6% (192,465) $47.12

CBD Total 152,891,748 21.7% 43,369,616 7,856,827 28% (643,531) $42.14
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