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KEY INDICATORS
Current Quarter RBA Vacancy Rate  Market Asking  Availability Rate Net Absorption  Deliveries SF Under

Rent SF Construction
4 & 5 Star 147,389,603 24.6% $37.75 25.4% (413,956) 40,575 734,320
3 Star 160,642,036 18.3% $25.91 17.6% (391,177) 38,315 525,579
1& 2 Star 47,215,904 8.6% $23.42 9.2% 36,665 0 14,000
Market 355,247,543 19.6% $30.50 19.7% (768,468) 78,890 1,273,899
Annual Trends 12 Month Historical Forecast Peak When Trough When
Average Average

Vacancy -0.2% (YOY) 14.0% 18.8% 20.1% 2025 Q1 8.6% 1999 Q1
Net Absorption SF 518K 2,307,300 907,648 10,811,935 2014 Q2 (3,559,917) 2017 Q3
Deliveries SF 2.1M 4,761,327 1,396,653 13,212,061 2015 Q2 975,963 2010 Q4
Market Asking Rent Growth 0.7% 1.7% 3.3% 13.2% 2008 Q1 -5.1% 2010 Q2
Sales Volume $847.3M $1.6B N/A $4.9B 2013 Q3 $253.9M 2009 Q4
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Houston's office market is showing early signs of
turning a corner, though conditions remain
uneven. Vacancy remains high at 19.6%, but has
begun to edge down, while market-wide availability
has fallento 70.4 million SF, a five-year low.
Conditions are notably stronger in newer inventory,
where vacancyfalls to 14% for buildings delivered
since 1990 and 13% for those built since 2000. By
contrast, non-owner-occupied, non-medical
properties remain under the most pressure, with
vacancy near 25%

Leasing activity has recovered from last year's
lows aslarge-scale consolidations and moveouts
continue to moderate. Quarterly move-outs fell

to their lowest level since 2015 in 26Q2, reducing
a major source of negativeabsorption that
weighed on fundamentals following the
pandemic. Positive absorption in buildings more
than 10 years old for the first time since 2016
also suggestssome previously vacant space is
beginning to backfill.

Demand remains concentrated both by tenant
profile and geography. Energyrelated users
continue to drive activity, alongside engineering,
legal, and consulting firms seeking large, high
guality space. Professional services tenants are
upgrading rather than expanding, while financial
firms remain active in smaller, premium
requirements.

Geographically, leasing is focused on a handful of
submarkets. The Energy Corridor continues to
attract energy users, while Westchase offers more
cost-effective alternatives nearby. Katy Freeway
East stands out as a top performer, supported by
its mixed-use evolution around CityCentre and
Memorial City, where buildings within two miles
are 94% leased. The Woodlands remains a strong
suburban node, while in the Galleria/Uptown and
CBD, newer and renovated properties are
outperforming older towers .

Oxford

partners

Declining availability of class A space is pushing
some tenants to renovate. Kirkland & Ellis recently
committed to a $3.5 million renovation at 609

Main, while Crescent Energy is investing $26.9
million in a 75,000-SF buildout at the same tower.
Occidental Petroleum plans to spend $1.8 million
to renovate its longtime headquarters at
Greenway Plaza

Owner-user acquisitions are also beginning to
remove available inventory from the market,
including Harmony Public Schools' acquisition
and occupancy of a 170,000-SF office building in
the Energy Corridor. Even so, nearly70% of the
market's available space was built before1980,
highlighting the challenges associated with
Houston's aging office inventory.

Supply conditions have become increasingly
supportive. Construction activity has fallen to
historically low levels, limiting competitive
pressure from new deliveries, while conversions
and demolitions slowly remove obsolete
inventory. However, many vacant buildings
remain tied up by debt, limiting redevelopment
activity.

Looking ahead, Houston's limited supply pipeline
should support further vacancy compression. The
outlook will depend largely on sustained growth in
office -using employment. While slowing
employment gains, workplace uncertainty, energy
sector layoffs, and the growing adoption of
generative Al may temper demand growth,
Houston's educated workforce, relative
affordability, and business-friendly environment
should help stabilize fundamentals as the market
continues working through its remaining post
pandemic vacancy

?2-A3NXy $-72°J3
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TOP OFFICE LEASES PAST 12 MONTHS

Building Name/Address Submarket Leased SF Qtr Tenant Name Tenant Rep Company Leasing Rep Company
Citycentre Katy Freeway East 143,253 Q126 Boardwalk Pipelines Cushman & Wakefield JLL
609 Main at Texas CBD 131860 Q126 Crescent Energy - Partners
1000 Main CBD 99,397 Q425 Simpson Thacher Stream Realty Partn--- CBRE
TC Energy Center CBD 90,000 Q126 U.S. Attorney’s Office - CBRE
1100 Louisiana CBD 91,761 Q226 Mitsubishi Corporation (A-- | Cushman & Wakefield Partners
Citycentre Katy Freeway East 90,786 Q425 Kimmeridge Energy CBRE JLL
Sam Houston Crossing * West Belt 81,138 Q126 Forum Energy Technologi--- | CBRE:JLL Transwestern Real Est-+-
1000 Main * CBD 76,687 Q126 Porter Hedges - Partners
Briarpark Green Westchase 75.085 Q128 Zachry - JLL
Central Park Post Oak * Uptown Houston 72485 Q326 Spaces. - -
TC Energy Center * CBD 71,103 Q126 Mayer Brown - -
Twenty Greenway Plaza ” Greenway Plaza 70914 Q425 Mermill A Bank of America--- | JLL CBRE
Town & Country Village Near West 66,316 Q126 - - Moody Rambin
Westway Park West Belt 61743 Q326 - - CBRE
CityCentre Katy Freeway East 60,355 Q1268 VoltaGrid Cresa Partners
13100 Space Center Bivd * NASA/Clear Lake 57,214 Q3 25 Saber Power Services, LLC | Partners JLL
8020 Katy Fwy Katy Freeway East 56.256 Q226 Superior Energy Services, -+ Stream Realty Partn--+ Transwestern Real Est--
811 Main CBD 53,714 Q325 Fervo Energy - Transwestern Real Est-+
Hughes Landing The Woodlands 52224 Q326 - Ju CBRE
Woodbranch Office Plaza Katy Freeway West 50380 Q326 - - Cresa
CenterPoint Energy Tower CBD 47330 Q126 - - Stream Realty Partners-+-
Westlake Park Katy Freeway West 47150 Q425 DBR Engineering Consult-- | Avison Young JLL
Westchase Commons Tech Ct Westchase 45000 Q425 Concorde Career Colleges  Cushman & Wakefield JLL
JPMorgan Chase & Co. Tower CBD 43908 Q126 Yetter Coleman LLP CBRE Stream Realty Partners-+-
Kuriand Corporate Center * Guif Freeway/Pasadena 42627 Q226 1BM - Transwestern Real Est---
CityCentre * Katy Freeway East 41,242 Q425 Cotton Holdings Inc. - -
397 N Sam Houston Pky E * Greenspoint/N Belt West 41045 Q425 Faith United - -
811 Main cBD 40487 Q128 Seyfarth Shaw Newmark Transwestern Real Est---
Heritage Plaza * CBD 40,085 Q425 Perella Weinberg Partners | - -
Westlake Park Katy Freeway West 40,064 Q126 ATAT, Inc. CBRE JLL
Hempstead Hwy Dstrbtn * Northwest Inner Loop 30,841 Q226 Oldcastle BuildingEnvelope | JLL Transwestern Real Est-+
Houston Center * CBD 39,066 Q425 Evercore Partners inc. Colliers -
Lakes on Post Oak Uptown Houston 38,048 Q325 Amold & Itkin Law Firm - Stream Realty Partners-+-
2025 Briarpark Dr Westchase 38,840 Q126 IES Commercial and Indu---  Colliers JuL
Briarpark Green * Westchase 38437 Q325 Friede & Goldman Lid - JLL
3737 Buffalo Speedway Ave Greenway Plaza 38,871 Q326 The Dinerstein Companies - Partners
Brookhollow Central North Loop West 36476 Q226 - - Stream Realty Partners---
Levit Green South Main/Medical Center 368,000 Q326 Plus Therapeutics, Inc. - JLL
1301 Fannin St CBD 35088 Q226 - - Lee & Associates
Northline Commons * Near North 31,980 Q425 Workforce Solutions - -

*Renewal

?- A3 NXy $-2°J3
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NET ABSORPTION, NET DELIVERIES & VACANCY
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AVAILABILITY RATE
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Houston's annual rent growth is 0.7%, below the
national pace of 1.8% and far below the early
2010s, when rents rose about 6% per year.
Limited availability in premium buildings is
expected to offset older inventory, keeping
growth marginally positive.

Office asking rents have seen minimal gains since
early 2020, while real effective rents have fallen.
At $31.00/SF, gross rents are only about $2
higher than pre2020 levels, compared to
consumer prices, which have risenmore than
25% over the same period

As Houston's office market becomes more
fragmented, rent trends increasingly vary by
property and submarket. New or recently
renovated trophy towers in high Zlemand
mixed4ise areas like CityCentre and Memorial
City have posted rental increases of 10%B520%
over the past 18520 months.

FreeZent packages are similar across the CBD
and suburbs: three months on a threeZear lease,
six to eight months on a fiveZear lease, and 12 tc
18 months on a 104/ear term. Landlords prefer
buildut allowances to go toward construction,
but have become more flexible, now allowing
them to cover items like furniture and moving
costs. Builddut allowances stand at $75090/SF
for legacy buildings and $1100120/SF for new
spaces,largely unchanged from two years ago.
Landlord reps note that it takes 48 -60 months to
recoup those Tls.

The highest rents in Houston are in areas with a
high concentration of 4 & 5 Star buildings. The
CBD leads at$37/SF, followed by Katy Freeway
East at $35/SF. New construction is pushing the
upper limits. For example,rents at Skanska's 28
story Norton Rose Fulbright Tower have been
quoted near $50/SF NNN since its 2024 delivery,
well above broader market averages

Oxford

partners

Sublease rents average about 20% below direct
space,compared to a 15% gap in 2019. Discounts
are steeper for older second4jyeneration spaces.
In the 1983 Auilt Parkwood Circle Building in the
NOV Headquarters, sublease space is offered at
$12/SF modified gross, compared to $20/SF for
similar 3 Star buildings in the Southwest Beltway
8 Submarket, a 40% discount

Elevated vacancy rates continue to give tenants
significant leverage, particularly in older buildings
and less-competitive locations. Additional
downward pressure may come from new owners
of discounted assets willing to price aggressively
to lease space. Everso, firstfjeneration space in
Houston's most inZlemand submarkets remains
relatively insulated, especially asnew supply
slows sharply.

?2-A3NXy $-°2°J3
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MARKET ASKING RENT GROWTH (YOQY)
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OVERALL RENT & VACANCY

Market Asking Rent Vacancy
Year Per SF Index % Growth Vs Hist Peak SF Percent Ppts Chg
2030 $35.67 141 3.4% 17.3% 65,759,601 18.5% 0%
2029 $34.50 137 3.7% 13.4% 65,790,920 18.5% -0.2%
2028 $33.28 132 4.0% 9.4% 66,275,018 18.7% -0.3%
2027 $32 127 3.9% 5.2% 67,529,499 19.0% -0.4%
2026 $30.80 122 1.3% 1.3% 69,158,710 19.4% -0.2%
YTD $30.50 121 0.7% 0.3% 69,706,882 19.6% -0.1%
2025 $30.41 120 1.8% 0% 70,063,262 19.7% -0.2%
2024 $29.88 118 2.4% -1.7% 70,562,562 19.9% 0.6%
2023 $29.19 115 3.1% -4.0% 68,316,453 19.4% 0.4%
2022 $28.32 112 2.3% -6.9% 66,453,330 19.0% 0.8%
2021 $27.67 109 1.2% -9.0% 63,385,995 18.2% 0.9%
2020 $27.34 108 -1.2% -10.1% 59,784,062 17.3% 1.4%
2019 $27.66 109 2.3% -9.0% 54,450,813 15.9% 0.3%
2018 $27.03 107 0.7% -11.1% 53,196,838 15.6% 0.3%
2017 $26.85 106 -0.3% -11.7% 51,763,527 15.3% 1.4%
2016 $26.92 107 -3.3% -11.5% 46,599,199 13.9% 1.3%
2015 $27.83 110 -1.1% -8.5% 41,631,668 12.6% 1.7%
2014 $28.14 111 4.3% -7.5% 34,653,629 10.9% -0.3%
?- A3 NXy $-72°73
4 & 5 STAR RENT & VACANCY
Market Asking Rent Vacancy

Year Per SF Index % Growth Vs Hist Peak SF Percent Ppts Chg
2030 $44.11 137 2.7% 17.7% 33,441,365 22.2% -0.2%
2029 $42.94 133 3.2% 14.5% 33,460,322 22.5% -0.3%
2028 $41.60 129 4.0% 11.0% 33,772,975 22.8% -0.7%
2027 $40.02 124 4.6% 6.7% 34,695,622 23.5% -0.9%
2026 $38.27 119 21% 2.1% 35,952,415 24.4% -0.4%
YTD $37.75 117 1.2% 0.7% 36,245,782 24.6% -0.2%
2025 $37.49 116 2.7% 0% 36,261,439 24.7% -0.7%
2024 $36.51 113 3.2% -2.6% 36,943,181 25.5% 0.7%
2023 $35.38 110 3.0% -5.6% 35,787,218 24.8% -0.1%
2022 $34.34 106 2.6% -8.4% 35,538,864 24.9% 1.3%
2021 $33.48 104 -0.3% -10.7% 33,558,155 23.7% 2.6%
2020 $33.60 104 -2.1% -10.4% 29,354,313 21.1% 2.4%
2019 $34.31 106 3.5% -8.5% 25,778,333 18.7% -0.6%
2018 $33.14 103 0.7% -11.6% 26,308,251 19.3% -0.2%
2017 $32.91 102 -1.0% -12.2% 26,370,613 19.5% 2.0%
2016 $33.25 103 -4.9% -11.3% 23,232,046 17.6% 2.8%
2015 $34.98 108 -3.3% -6.7% 18,795,810 14.8% 3.8%
2014 $36.18 112 3.9% -3.5% 12,729,877 11.0% -0.5%
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3 STAR RENT & VACANCY

Market Asking Rent Vacancy
Year Per SF Index % Growth Vs Hist Peak SF Percent Ppts Chg
2030 $30.40 145 4.0% 17.0% 28,166,485 17.7% 0%
2029 $29.25 139 4.1% 12.5% 28,220,709 17.7% -0.1%
2028 $28.11 134 3.9% 8.1% 28,418,787 17.8% -0.2%
2027 $27.04 129 3.5% 4.0% 28,756,264 17.9% -0.2%
2026 $26.12 124 0.5% 0.5% 29,148,092 18.1% -0.3%
YTD $25.91 123 -0.2% -0.3% 29,385,604 18.3% -0.1%
2025 $25.99 124 0.4% 0% 29,777,304 18.4% 0%
2024 $25.88 123 1.4% -0.4% 29,664,313 18.4% 0.6%
2023 $25.51 121 3.0% -1.8% 28,642,097 17.8% 0.8%
2022 $24.78 118 2.0% -4.7% 27,103,608 17.0% 0.5%
2021 $24.29 116 2.8% -6.5% 26,161,147 16.4% -0.1%
2020 $23.62 112 -0.4% -9.1% 26,233,879 16.6% 0.8%
2019 $23.72 113 1.1% -8.7% 24,672,169 15.7% 0.9%
2018 $23.46 112 0.5% -9.7% 23,186,612 14.8% 1.1%
2017 $23.35 111 0.5% -10.1% 21,375,218 13.8% 1.2%
2016 $23.23 11 -1.9% -10.6% 19,423,242 12.6% 0.4%
2015 $23.69 113 0.9% -8.9% 18,723,536 12.1% 0.9%
2014 $23.48 112 4.8% -9.7% 17,132,532 11.2% 0.2%
?-A3NX§/ $-20J33
1& 2 STAR RENT & VACANCY
Market Asking Rent Vacancy

Year Per SF Index % Growth Vs Hist Peak SF Percent Ppts Chg
2030 $27.21 152 4.7% 16.7% 4,151,751 8.9% 0.1%
2029 $25.99 145 4.7% 11.5% 4,109,889 8.8% 0.1%
2028 $24.82 138 4.3% 6.4% 4,083,256 8.7% 0%
2027 $23.80 133 1.8% 2.1% 4,077,613 8.7% 0.1%
2026 $23.37 130 0.2% 0.2% 4,058,203 8.6% 0.1%
YTD $23.42 131 1.4% 0.4% 4,075,496 8.6% 0.1%
2025 $23.32 130 2.3% 0% 4,024,519 8.5% 0.1%
2024 $22.79 127 2.1% -2.3% 3,955,068 8.4% 0.2%
2023 $22.31 124 3.7% -4.3% 3,887,138 8.2% 0.2%
2022 $21.52 120 2.5% -1.7% 3,810,858 8.0% 0.3%
2021 $21 117 2.9% -10.0% 3,666,693 7.7% -1.1%
2020 $20.40 114 0.7% -12.5% 4,195,870 8.8% 0.4%
2019 $20.26 113 1.0% -13.1% 4,000,311 8.4% 0.7%
2018 $20.05 112 1.4% -14.0% 3,701,975 7.7% -0.6%
2017 $19.77 110 0.7% -15.2% 4,017,696 8.3% 0.2%
2016 $19.64 110 0.7% -15.8% 3,943,911 8.1% -0.3%
2015 $19.51 109 3.6% -16.3% 4,112,322 8.4% -1.4%
2014 $18.83 105 4.0% -19.3% 4,791,220 9.8% -1.3%
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SUBMARKET RENT

Market Asking Rent 12 Month Market Asking Rent QTD Annualized Market Asking Rent

No. Submarket Per SF Rank Growth Rank Growth Rank

1 Austin County $28.35 16 0% 32 -0.1% 33
2  Baytown $23.94 35 -1.0% 46 -0.2% 40
3 | Bellaire $27.29 22 0.1% 30 -0.1% 35
4 CBD $37.67 2 0.6% 21 0.7% 4
5 | Conroe $25.72 28 -0.4% 38 -0.1% 34
6 | E Fort Bend Co/Sugar Land $29.12 12 -0.1% 35 -0.1% 32
7 | FM 1960/Champions $20.26 45 0% 33 1.4%

8 | FM 1960/Hwy 249 $28.03 18 -0.5% 41 0.9%

9 | FM 1960/I-45 North $21.47 40 -1.1% 47 0.8%

10  Greenspoint/IAH $20.25 46 1.0% 9 0.5%

11 | Greenspoint/N Belt West $19.36 47 0.5% 24 0.3% 18
12 | Greenway Plaza $32.70 7 1.3% 4 0.1% 28
13 | Gulf Freeway/Pasadena $25.12 32 0.8% 16 0.3% 17
14  1-10 East $22.11 39 -0.2% 37 -0.2% 38
15 | Katy Freeway East $38.50 1 1.5% 2 -1.3% 45
16 = Katy Freeway West $30.90 10 1.4% 3 0.4% 8
17 | Katy/Grand Parkway West $31.15 9 -0.4% 39 0.3% 21
18 | Kingwood/Humble $26.61 26 0.1% 29 0.2% 23
19 | Liberty County $24.91 33 -0.5% 40 -1.2% 44
20 | Midtown $31.30 8 0.6% 23 0.3% 15
21 NASA/Clear Lake $26.61 25 0% 34 0.4% 9
22 North Loop West $25.83 27 0.8% 14 0.3% 20
23  Northeast Near $25.22 31 0.3% 27 0.3% 19
24 | Northeast Outlier $28.26 17 -0.7% 42 -0.2% 39
25  Northwest Far $21.31 42 0.5% 25 0.4% 13
26 | Northwest Near $22.27 38 0.9% 10 0.4% 12
27 | Northwest Outlier $29.90 11 -0.8% 45 0.1% 25
28 | Outlying Chambers County $25.68 29 0.5% 26 -0.4% 43
29 | Outlying Montgomery Cnty $27.70 19 -0.1% 36 -0.3% 41
30 Outlying Waller County $23.85 36 0.8% 12 0% 29
31 | Post Oak Park $35.30 4 1.3% 5 0% 30
32 Richmond/Fountainview $21.30 43 0.6% 19 -0.3% 42
33 | Riverway $28.44 14 1.2% 6 0.3% 14
34 | San Felipe/Voss $27.47 21 1.1% 7 -7.0% 47
35 | San Jacinto County $23.43 37 1.1% 8 0.1% 27
36 South $28.46 13 -0.7% 43 -0.2% 37
37  South Hwy 35 $24 .61 34 0.3% 28 0% 31
38 South Main/Medical Center $34.49 6 0.1% 31 0.3% 16
39 | Southeast Outlier $25.22 30 0.8% 15 0.2% 22
40 Southwest Beltway 8 $21.47 41 0.6% 22 0.2% 24
41  Southwest Far $27.19 23 0.7% 17 0.1% 26
42  Southwest Outlier $28.41 15 -0.7% 44 -0.1% 36
43 | Southwest/Hillcroft $20.80 44 0.6% 20 0.4% 11
44  The Woodlands $35.22 5 0.8% 13 0.6% 5
45  Uptown Houston $37.05 3 1.8% 1 -1.8% 46
46 West Belt $27.15 24 0.6% 18 0.4% 7
47  Westchase $27.58 20 0.9% 11 0.4% 10
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SUBMARKET VACANCY & NET ABSORPTION

Vacancy 12 Month Absorption
No. Submarket SF Percent Rank SF % of Inv Rank Construc. Ratio
1 Austin County 5,527 1.9% 4 (2,407) -0.8% 26 -
2  Baytown 222,642 11.9% 21 (3,402) -0.2% 27 -
3 | Bellaire 913,662 16.4% 28 11,776 0.2% 22 -
4 CBD 13,867,458 26.3% 39 (22,922) 0% 33 -
5 | Conroe 202,645 6.5% 8 34,199 1.1% 19 -
6 | E FortBend Co/Sugar Land | 1,756,786 16.9% 29 63,551 0.6% 15 -
7  FM 1960/Champions 734,892 17.9% 30 (48,367) -1.2% 38 -
8 | FM 1960/Hwy 249 2,979,594 25.5% 37 119,567 1.0% 7 -
9 | FM 1960/1-45 North 711,223 29.5% 42 (33,428) -1.4% 34 -
10 = Greenspoint/IAH 641,998 23.6% 34 (71,767) -2.6% 42 -
11 | Greenspoint/N Belt West 4,342 137 41.3% 45 (95,620) -0.9% 44 -
12  Greenway Plaza 3,079,562 23.7% 35 (83,454) -0.6% 43 -
13 | Gulf Freeway/Pasadena 1,139,936 11.7% 20 105,384 1.1% 9 1.0
14  1-10 East 155,272 9.5% 12 (20,576) -1.3% 32 -
15 | Katy Freeway East 1,510,002 11.5% 19 (176,029) -1.3% 46 -
16 | Katy Freeway West 5945777 21.3% 33 (635,044) -2.3% 47 -
17  Katy/Grand Parkway West 849,834 11.1% 17 184,529 2.4% 3 0.6
18 ' Kingwood/Humble 466,435 9.6% 13 105,206 2.2% 11 1.6
19 | Liberty County 7,678 1.8% 3 15,815 3.7% 21 -
20 Midtown 1,350,692 12.0% 23 (155,614) -1.4% 45 -
21  NASA/Clear Lake 1,531,890 13.5% 25 73,535 0.6% 14 1.8
22 | North Loop West 962,017 14.1% 26 26,855 0.4% 20 -
23 | Northeast Near 164,107 6.6% 9 (9,450) -0.4% 31 -
24 | Northeast Outlier 63,338 5.0% 6 78,479 6.2% 13 1.0
25  Northwest Far 517,168 10.4% 15 42,476 0.9% 16 -
26  Northwest Near 21,753 1.5% 2 38,749 2.7% 17 -
27 | Northwest Outlier 485,030 12.7% 24 108,649 2.8% 8 11
28  Outlying Chambers County - - - 0 0% - -
29 | Outlying Montgomery Cnty 220,544 10.2% 14 124,546 5.7% 6 0.9
30 Outlying Waller County 1,652 1.1% 1 (6) 0% 25 -
31  Post Oak Park 1,276,396 26.4% 40 36,124 0.7% 18 -
32 Richmond/Fountainview 251,431 11.4% 18 (40,072) -1.8% 36 -
33 | Riverway 943,604 30.9% 43 (47,296) -1.5% 37 -
34 San Felipe/Voss 1,362,186 25.2% 36 138,519 2.6% 5 -
35 San Jacinto County - - - 4,424 5.4% 23 -
36 South 351,506 8.4% 11 (4,172) -0.1% 28 -
37 | South Hwy 35 40,425 4.3% 5 (4,509) -0.5% 29 -
38  South Main/Medical Center 1,639,699 12.0% 22 (54,282) -0.4% 39 -
39 | Southeast Outlier 300,955 6.1% 7 (36,308) -0.7% 35 -
40  Southwest Beltway 8 1,680,595 21.2% 32 105,209 1.3% 10 0.5
41 | Southwest Far 192,272 8.3% 10 (63,903) -2.8% 40 -
42  Southwest Outlier 463,807 14.5% 27 300,026 9.4% 1 1.1
43  Southwest/Hillcroft 1,052,763 19.6% 31 (6,799) -0.1% 30 -
44 | The Woodlands 2,818,206 11.1% 16 154,348 0.6% 4 0
45  Uptown Houston 5,816,868 34.6% 44 245,449 1.5% 2 -
46 | West Belt 1,707,716 25.8% 38 86,679 1.3% 12 0.1
47 Westchase 4,957,202 26.8% 41 (69,197) -0.4% 41 -
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SUBMARKET INVENTORY

Inventory 12 Month Deliveries Under Construction
No. Submarket Bldgs SF (000) % Market Rank Bldgs SF (000) Percent Rank Bldgs SF(000) Percent Rank
1 | Austin County 64 287 0.1% 44 0 0 0% = 0 0 0% =
2  Baytown 163 1,869 0.5% 38 0 0 0% - 1 2 0.1% 24
3 | Bellaire 99 5,557 1.6% 19 0 0 0% Z 0 0 0% b
4 CBD 159 52,676 14.8% 1 0 0 0% - 0 0 0% -
5  Conroe 300 3,095 0.9% 30 0 0 0% = 0 0 0% 2
6 E Fort Bend Co/Sugar Land | 565 10,407 2.9% 13 19 177 1.7% 3 6 121 1.2%
7 | FM 1960/Champions 306 4,115 1.2% 27 2 9 0.2% 18 1 7 0.2% 17
8 | FM 1960/Hwy 249 590 11,683 3.3% 9 8 73 0.6% 12 0 0 0% -
9 | FM 1960/I-45 North 124 2,411 0.7% 34 0 0 0% - 0 0 0% -
10  Greenspoint/IAH 61 2,719 0.8% 32 0 0 0% - 0 0 0% -
11 | Greenspoint/N Belt West 113 10,522 3.0% 12 0 0 0% - 0 0 0% -
12  Greenway Plaza 269 12,975 3.7% 8 1 151 1.2% 2 110 0.8%
13  Gulf Freeway/Pasadena 785 9,719 2.7% 14 2 106 1.1% 10 1 30 0.3% 13
14  1-10 East 184 1,639 0.5% 39 0 0 0% - 0 0% -
156 | Katy Freeway East 292 13,115 3.7% 7 1 324 2.5% 1 0 0% -
16 | Katy Freeway West 288 27,960 7.9% 2 0 0 0% - 0 0% -
17 = Katy/Grand Parkway West 671 7,639 2.2% 16 17 160 21% 5 9 80 1.0%
18 | Kingwood/Humble 316 4,873 1.4% 24 8 165 3.4% 4 1 4 0.1% 19
19 | Liberty County 103 422 0.1% 43 0 0 0% - 0 0 0% -
20 Midtown 660 11,267 3.2% 1 0 0 0% - 2 338 3.0% 1
21  NASA/Clear Lake 601 11,368 3.2% 10 8 130 1.1% 8 5 32 0.3% 12
22 North Loop West 452 6,837 1.9% 17 0 0 0% - 1 0.1% 18
23 | Northeast Near 183 2,484 0.7% 33 0 0 0% - 1 0.1% 20
24 | Northeast Outlier 114 1,264 0.4% 41 7 77 6.1% 1 4 65 5.1% 9
25  Northwest Far 136 4,991 1.4% 22 1 38 0.8% 14 0 0% -
26  Northwest Near 61 1,452 0.4% 40 0 0 0% - 0 0% -
27  Northwest Outlier 485 3,827 1.1% 28 14 147 3.9% 7 12 117 3.1% 3
28  Outlying Chambers County 37 215 0.1% 45 0 0 0% = 0 0 0% =
29 | Outlying Montgomery Cnty 317 2,170 0.6% 37 8 118 5.4% 9 6 33 1.5% 11
30 | Outlying Waller County 34 149 0% 46 0 0 0% = 0 0 0% S
31 | Post Oak Park 50 4,830 1.4% 25 0 0 0% - 0 0 0% -
32 | Richmond/Fountainview 118 2,209 0.6% 36 0 0 0% = 0 0 0% =
33  Riverway 21 3,053 0.9% 31 0 0 0% - 0 0 0% e
34 San Felipe/Voss 46 5,403 1.5% 20 0 0 0% = 0 0 0% -
35 | San Jacinto County 18 82 0% 47 0 0 0% - 0 0 0% -
36 South 390 4,201 1.2% 26 9 27 0.7% 16 4 9 0.2% 16
37 | South Hwy 35 185 937 0.3% 42 0 0 0% - 1 2 0.2% 22
38  South Main/Medical Center 267 13,692 3.9% 6 0 0% - 3 73 0.5%
39 Southeast Outlier 446 4,973 1.4% 23 3 33 0.7% 15 1 13 0.3% 15
40 Southwest Beltway 8 214 7,942 2.2% 15 1 51 0.6% 13 1 77 1.0%
41 | Southwest Far 123 2,317 0.7% 35 0 0 0% - 0 0 0% -
42  Southwest Outlier 368 3,201 0.9% 29 21 317 9.9% 2 10 97 3.0% 5
43 | Southwest/Hillcroft 106 5,362 1.5% 21 0 0% - 0 0 0% -
44  The Woodlands 774 25,448 7.2% 3 2 0% 19 1 40 0.2% 10
45  Uptown Houston 61 16,799 4.7% 5 0 0 0% - 0 0 0% -
46  West Belt 132 6,626 1.9% 18 3 12 0.2% 17 3 15 0.2% 14
47  Westchase 142 18,464 5.2% 0 0 0% - 0 0 0% -
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Supplyzide pressure in Houston's office market
remains limited. Just 1.3 million SF is under
construction as of 202693, representing only
0.4% of total inventory and a fraction of the
10Z4ear average of 4.0 million SF. The pipeline
had already thinned following the 2016 oil bust
and has tightened further amid a challenging
financing environment. With construction starts
at record lows, local brokers expect more
occupiers to backfill second- and third Zyeneration
space as firsfyeneration availability remains
constrained.

Roughly 85% of space underway is preleased,
further muting the impact of new supply. Most
activity is concentrated in Houston's fast Zyrowing
northern and western suburbs, where developers
continue to target mixed 4ise, amenityZich
environments. Recent projects have leased up
quickly, underscoring sustained demand for
highZjuality, walkable office settings.

The CBD has also seen selective development. Ir
2024, Skanska delivered a 2&tory spec tower at
1550 Lamar St., where Norton Rose Fulbright
preleased oneZhird of the building. The

390,000 4SF tower marks the first phase of the
firm's broader Discovery West mixed4ise
development, which will ultimately include retail,
restaurants, and multifamily units.

Farther south, the South Main/Medical Center
submarket has reemerged as an active
construction zone, driven by life science
development tied to the Texas Medical Center.

Oxford

partners

The market's biggest challenge is its aging
inventory. Elevated availability is concentrated in
older buildings across several submarkets,
particularly those built decades ago. With new
supply nearly at a standstill, owners are
increasingly pursuing renovations to compete for
spillover demand, while interest in

office Zo4ndustrial or dataZenter conversions is
growing. Residential conversions, however, are
expected to remain limited given challenging
economics.
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DELIVERIES & DEMOLITIONS
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SUBMARKET CONSTRUCTION
Under Construction Inventory Average Building Size
No. Submarket Bldgs SF (000) Pre-Leased SF (000) Pre-Leased % Rank All Existing Under Constr Rank
1 Midtown 2 338 312 92.4% 6 17,071 168,826 1
2 | EFort Bend Co/Sugar Land 6 121 115 95.0% 4 18,419 20,100 6
3 | Northwest Outlier 12 i i74 82 70.1% 7 7,892 9,766 8
4 | Greenway Plaza 2 110 6 5.1% 10 48,236 55,029 3
5 | Southwest Outlier 10 97 64 65.9% 9 8,697 9,656 9
6 | Katy/Grand Parkway West 9 80 53 66.8% 8 11,384 8,857 10
7 | Southwest Beltway 8 1 77 77 100% 1 37,114 76,746 2
8 | South Main/Medical Center 3 73 73 100% 1 51,282 24,333 5
9 | Northeast Outlier 4 65 60 93.3% 5 11,092 16,171 7
10 | The Woodlands 1 40 40 100% 1 32,879 40,000 4
All Other 26 158 107 67.8% 33,866 6,065
Totals 76 1,274 988 77.6% 29,621 16,762
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OVERALL SUPPLY & DEMAND

Inventory Net Absorption
Year SF SF Growth % Growth SF % of Inv Construction Ratio
2030 355,892,336 637,758 0.2% 675,375 0.2% 0.9
2029 355,254,578 267,210 0.1% 755,144 0.2% 04
2028 354,987,368 (331,510) -0.1% 931,741 0.3% =
2027 355,318,878 (267,792) -0.1% 1,366,186 0.4% =
2026 355,586,670 (186,721) -0.1% 781,916 0.2% -
YTD 355,247,543 (525,848) -0.1% (190,754) -0.1% -
2025 355,773,391 1,955,525 0.6% 2,493,597 0.7% 0.8
2024 353,817,866 969,011 0.3% (1,263,298) -0.4% =
2023 352,848,855 2,857,200 0.8% 980,203 0.3% 2.9
2022 349,991,655 1,308,096 0.4% (1,745,365) -0.5% =
2021 348,683,559 3,540,834 1.0% (62,699) 0% =
2020 345,142,725 2,861,540 0.8% (2,471,709) -0.7% =
2019 342,281,185 1,962,862 0.6% 691,929 0.2% 2.8
2018 340,318,323 1,935,668 0.6% 454,511 0.1% 43
2017 338,382,655 3,148,371 0.9% (2,022,765) -0.6% =
2016 335,234,284 5,125,683 1.6% 151,131 0% 33.9
2015 330,108,601 12,449,433 3.9% 5,507,970 1.7% 23
2014 317,659,168 8,911,712 2.9% 8,921,449 2.8% 1.0
?- A3 NXy $-72°73
4 & 5 STAR SUPPLY & DEMAND
Inventory Net Absorption

Year SF SF Growth % Growth SF % of Inv Construction Ratio
2030 150,327,020 1,288,856 0.9% 1,304,376 0.9% 1.0
2029 149,038,164 908,942 0.6% 1,218,229 0.8% 0.7
2028 148,129,222 330,265 0.2% 1,251,509 0.8% 0.3
2027 147,798,957 187,965 0.1% 1,441,454 1.0% 0.1
2026 147,610,992 1,060,132 0.7% 1,452,013 1.0% 0.7
YTD 147,389,603 838,743 0.6% 854,400 0.6% 1.0
2025 146,550,860 1,508,787 1.0% 2,229,301 1.5% 0.7
2024 145,042,073 747,406 0.5% (394,757) -0.3% 5
2023 144,294,667 1,728,970 1.2% 1,480,616 1.0% 1.2
2022 142,565,697 748,571 0.5% (1,232,138) -0.9% -
2021 141,817,126 2,769,888 2.0% (1,433,954) -1.0% =
2020 139,047,238 1,279,556 0.9% (2,296,424) -1.7% =
2019 137,767,682 1,636,147 1.2% 2,166,065 1.6% 0.8
2018 136,131,535 1,195,409 0.9% 1,240,426 0.9% 1.0
2017 134,936,126 2,630,822 2.0% (507,745) -0.4% >
2016 132,305,304 5,302,192 4.2% 865,956 0.7% 6.1
2015 127,003,112 10,765,512 9.3% 4,730,780 3.7% 23
2014 116,237,600 8,037,656 7.4% 7,749,122 6.7% 1.0
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3 STAR SUPPLY & DEMAND

Inventory Net Absorption
Year SF SF Growth % Growth SF % of Inv Construction Ratio
2030 158,891,699 (574,760) -0.4% (518,973) -0.3% -
2029 159,466,459 (525,869) -0.3% (329,552) -0.2% =
2028 159,992,328 (505,764) -0.3% (167,858) -0.1% =
2027 160,498,092 (301,706) -0.2% 89,735 0.1% =
2026 160,799,798 (1,069,661) -0.7% (460,052) -0.3% -
YTD 160,642,036 (1,227,423) -0.8% (856,359) -0.5% =
2025 161,869,459 455,557 0.3% 342,566 0.2% 13
2024 161,413,902 409,786 0.3% (612,430) -0.4% -
2023 161,004,116 1,144,480 0.7% (407,883) -0.3% -
2022 159,859,636 618,523 0.4% (310,064) -0.2% =
2021 159,241,113 808,982 0.5% 880,114 0.6% 0.9
2020 158,432,131 1,708,468 1.1% 146,758 0.1% 11.6
2019 156,723,663 569,562 0.4% (921,650) -0.6% -
2018 156,154,101 855,560 0.6% (986,335) -0.6% =
2017 155,298,541 899,690 0.6% (1,057,881) -0.7% -
2016 154,398,851 94,834 0.1% (610,924) -0.4% -
2015 154,304,017 1,864,658 1.2% 277,426 0.2% 6.7
2014 152,439,359 986,503 0.7% 617,008 0.4% 1.6
?-A3NX§/ $-20J33
1& 2 STAR SUPPLY & DEMAND
Inventory Net Absorption
Year SF SF Growth % Growth SF % of Inv Construction Ratio
2030 46,673,617 (76,338) -0.2% (110,028) -0.2% -
2029 46,749,955 (115,863) -0.2% (133,533) -0.3% =
2028 46,865,818 (156,011) -0.3% (151,910) -0.3% 3
2027 47,021,829 (154,051) -0.3% (165,003) -0.4% -
2026 47,175,880 (177,192) -0.4% (210,045) -0.4% .
YTD 47,215,904 (137,168) -0.3% (188,795) -0.4% =
2025 47,353,072 (8,819) 0% (78,270) -0.2% -
2024 47,361,891 (188,181) -0.4% (256,111) -0.5% =
2023 47,550,072 (16,250) 0% (92,530) -0.2% -
2022 47,566,322 (58,998) -0.1% (203,163) -0.4% =
2021 47,625,320 (38,036) -0.1% 491,141 1.0% =
2020 47,663,356 (126,484) -0.3% (322,043) -0.7% o
2019 47,789,840 (242,847) -0.5% (552,486) -1.2% -
2018 48,032,687 (115,301) -0.2% 200,420 0.4% -
2017 48,147,988 (382,141) -0.8% (457,139) -0.9% =
2016 48,530,129 (271,343) -0.6% (103,901) -0.2% E
2015 48,801,472 (180,737) -0.4% 499,764 1.0% -
2014 48,982,209 (112,447) -0.2% 555,319 1.1% =
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23 KX’

Momentum in Houston's office investment
market remained strong in the first half of 2026,
with deal activity similar to the same period last
year. That activity builds on a record-setting
2025, when more than 1,000 transactions closed,
up roughly 35% year over year, asimproved
capital market liquidity and private credit fueled
acquisitions of repriced office assets.

Private buyers and owner-users have dominated
acquisitions since 2023, while institutional
investors' share of volume fell from roughly 40%
historically to just 5% last year. Although
institutional capital is beginning to reappear, most
transactions continue to be driven by buyers
attracted to significant discounts relative to
replacement cost.

Recent transactions illustrate the depth of the
market's repricing. In July, Williams Companies
acquired its namesake Uptown tower for $300
million, underscoring the growing role of owner -
users and opportunistic buyers in Houston's
office market. The 1.4 million-SFproperty, built in
1983 and renovated in 2020, was 85% leased at
the time of sale but traded well below the $412
million paid by the previous owner in 2013.

In June, the 171,000-SF MedPlace building sold
for just $2.8 million, or roughly $17/SF. The
1984 -vintage property was approximately 51%
leased and had notundergone major renovations
in more than two decades.

In April, Houston-based Interra Capital Group
acquired the 53-acre Greenway Plaza office
campusthrough a receivership transaction,
assuming $416 million of existing debt after the
prior ownership defaulted on a $465 million loan.
The 4.5 million-SF mixeduse complex is currently

about 57% occupied, leaving roughly 1.5 million SF

available.

Oxford

partners

Pricing dynamics vary by asset type. For
nonZnedical offices where inZlace income is the
primary driver, cap rates typically range from 8%
to 9% for deals above $10 million, about 200
basis points higher than peak 2021 pricing. In
February, the 111,000-SF Wickchester Center
sold at a 9.6% cap rate; the 1983built property
(renovated in 2021) was 98% leased at sale.
Brokers note that some 5 Star buildings in
premier locations can still trade below 7%,
reflecting early signs of capfate compression
among the highestfjuality assets.

Medical office properties, favored for their
perceived stability and tenant stickiness, have
seen more modestcapZate expansion. They now
typically trade between 7% and 8%, up about
100D150 basis points from 2022 lows. In March,
a 14,000-SF medical office property in Rosenberg
sold at a 7.9% cap rate in a saldeaseback;the
2000 2ouilt property was fully leased at sale.

Challenges persist. More than $1.5 billion in
CMBS office loans mature through 2027, and
delinquency rates remain elevated at around
14%, though slightly improved from recent highs.
This means a steady pipeline offorced decisions
(refinancing, recapitalization, or sale)which
creates an opportunity for buyers with capital.
Even so, consistent positive absorption in recent
guarters suggests that vacancies are beginning tc
peak, supporting continued investor interest .

Looking ahead, investment strategies are unlikely
to shift dramatically. HighZacancy buildings will
remain targets for opportunistic buyers seeking
redevelopment or longZerm repositioning plays,
while medical office properties should remain
appealing to those searchingfor a more

perceived recessionproof investment with long-
term leases and stickier tenants
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OVERALL SALES

Completed Transactions (1) Market Pricing Trends (2)
Year Deals Volume Turnover Avg Price Avg Price/SF Avg Cap Rate Price/SF Price Index Cap Rate
2030 = - = = = = $256.98 176 9.1%
2029 - # = = = = $247.51 169 9.2%
2028 - = - > = < $236.37 162 9.2%
2027 - = = = = = $224.62 154 9.3%
2026 - - - - - - $211.49 145 9.4%
YTD 635 $534.7M 5.4% $6,601,426 $153.82 7.7% $208.20 143 9.5%
2025 1,018 $892.6M 7.4% $5,250,676 $124.09 7.3% $201.68 138 9.7%
2024 755 $446.4M 4.6% $2,145,994 $91.21 7.8% $193.39 132 9.8%
2023 720 $689.8M 4.5% $3,853,512 $115.37 7.7% $200.83 137 9.4%
2022 979 $982.8M 7.4% $5,092,032 $183.39 6.8% $221.80 152 8.5%
2021 942 $1.2B 5.5% $5,503,183 $179.90 7.4% $226.63 155 7.9%
2020 654 $809.3M 3.0% $4,760,709 $182.50 7.4% $221.10 151 8.0%
2019 745 $3.3B 7.0% $13,572,976 $192.86 8.1% $219.08 150 8.1%
2018 633 $1.8B 5.2% $8,620,394 $180.32 7.4% $220.31 151 7.8%
2017 569 $2.6B 7.6% $17,935,053 $211.05 7.7% $218.42 150 7.5%
2016 557 $586.2M 4.2% $5,010,081 $171.70 7.6% $230.45 158 71%
2015 583 $2.5B 71% $15,935,544 $215.56 7.6% $237.09 162 6.8%

(1) Completed transaction data is based on actual arms-length sales transactions and levels are dependent on the mix of what happened to sell in the period.

(2) Market price trends data is based on the estimated price movement of all properties in the market, informed by actual transactions that have occurred. The price index is not
smoothed.
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