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Leverage for tenants in Asia 

has stopped, while conditions 

remain favorable across most 

other parts of the globe

A return to normalized economic growth levels in the Asia Pacifi c region 

has left occupiers with decreased leverage, limited choice and escalated 

rents across most major offi ce markets there.

Across both the Americas and Europe, the economic recovery remains 

unbalanced and thus conditions for occupiers in the offi ce market are 

segmented by geography and product type, with most markets leaving 

tenants well-positioned with enhanced leverage over the short-term.



Corporate occupiers 

throughout the world 

have stepped up leasing 

efforts over the past 12 

months, fueling increased 

competition for law fi rms. 

Further, development 

pipelines remain limited 

in most markets. As a 

result, space options will 

thin as growth returns. 

Options could be limited 

in multiple markets over 

the next 36 months....
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Jones Lang LaSalle Law Firm Group

Those individuals tasked with management responsibility for major 

global, national or regional law fi rms fi nd themselves increasingly in the 

real estate business as a matter of necessity. Managing multiple offi ces 

in different cities and / or countries means that an increasing amount 

of time is required to deal with portfolios that are ever more complex 

and have critical events arising on a frequent basis. These events are 

nearly always contextual, meaning that they require an understanding 

of local market conditions for proper evaluation and action.

With a client list that is truly worldwide, the Jones Lang LaSalle Law 

Firm Group understands the importance of providing timely, accurate 

and relevant market information to our law fi rm clients to enable them 

to effi ciently manage their real estate in such a way as to generate 

maximum productivity. Accordingly, we are proud to present the fi fth 

issue of our market perspective. This annual report provides information 

on major markets of interest to our clients around the world. Our fi fth 

issue features current research on global markets where law fi rms have 

an in-depth focus.

We trust you will fi nd this information useful, and solicit your feedback if 

there are areas you would like to see expanded and / or improved. 
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Law fi rm offi ce clock

Peaking market Falling market 

Rising market Bottoming market 

Houston, Miami 

Los Angeles, St. Louis 

San Diego 

Chicago 

Atlanta, Philadelphia 

Boston, Silicon Valley 

Dallas, New York, San Francisco 

Toronto 

Washington, DC 
Hong Kong, London 

Reading the clock

The Jones Lang LaSalle offi ce clock demonstrates where each marke sits within its real estate cycle. Markets generally move clockwise around the 

clock, with markets on the left side of the clock generally landlord-favorable and markets on the right side of the clock generally tenant-favorable. 

The scope of the recovery in the current cycle is highly segmented by both geography and product type with leverage for tenants swinging from one 

extreme to the other.
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Law fi rm offi ce market perspective

Twelve months ago, the world was a different place. From the law fi rm 
side, fi rms were shedding jobs and space at fast clips as business 
and billings fi rm-wide were down signifi cantly. Many law fi rms from 
the real estate perspective were adding excess blocks of space to 
the sublease market if they had locked in longer terms. In contrast, 
fi rms with near-term expirations were in many cases doing short-term 
extensions if they were uncertain about their business prospects or 
locking in long-term extensions (blend and extends) if they wanted to 
take advantage of the depressed market environment. Today’s offi ce 
market presents fi rms with a different perspective in many markets 
around the world; however those perspectives vary greatly depending 
on the local market dynamic.

Asia Pacifi c
In Asia, rents across the region were down substantially in 2009 due 
to demand levels plummeting and speculative construction adding 
vacancy across several markets. In Hong Kong, rents had fallen 43.4 
percent, while rents in Beijing, Tokyo and Mumbai fell 17.1 percent, 
25.0 percent and 36.4 percent, respectively. The market has shifted 
quickly though in Asia due to substantial economic growth across 
various markets spanning the region. In the current market, tight 
supply levels driven by limited development and increased demand 
and take-up due to steady economic growth, have driven rents 
up signifi cantly since the end of 2009. Relocations and upgrading 
of space have driven overall leasing volumes higher region-wide, 
however, expansions and growth of fi rms have yielded tighter market 
fundamentals in Hong Kong, Singapore and other primary markets 
throughout China and India. With hiring picking up across sectors in 
Asia, we expect demand levels to increase, which will drive pricing 
upward and options for occupiers down. Rents have moved most and 
are expected to continue to increase at faster rates in markets such 
as Hong Kong, Shanghai and Singapore where growth levels are 
projected to be highest.

Europe and the Middle East
Offi ce markets across the region are witnessing upturns in demand; 
however, activity has been predominantly driven by portfolio churn 
rather than expansion. The increase in activity levels has caused 

prime rents to largely stabilize with growth now evident in a number of 
markets leading the cycle. Markets with the most signifi cant increase 
in rents over the past 12 months have been Moscow, London and 
Paris, with annual increases of 14.3 percent, 13.3 percent and 7.1 
percent, respectively. Soft spots do remain though as rental ranges 
between prime and secondary product have continued to widen as 
secondary rents continue to soften and second-hand space continues 
to be released into many markets, causing elevated vacancy in 
that segment. 

From the core perspective, however, the pipeline of high-quality 
offi ce supply remains limited in many markets. London, Paris, Berlin, 
Warsaw and Luxemburg, among other markets, have demonstrated 
vacancy levels in the single-digits. These tight conditions will lead to 
diminished options and increased rents over the near- and mid-term 
throughout many parts of Europe.

Americas
Depressed employment markets throughout the United States have 
kept market fundamentals in the offi ce sector relatively stable over 
the past few quarters. While law fi rms and other private sector 
tenants are no longer shedding space at the clips they were in 2009, 
growth remains limited to atypical offi ce-using sectors, including 
education, healthcare and government. Vacancy levels have declined 
from cyclical peaks and occupancy rates have begun to creep up, 
but leverage remains fi rmly with occupiers. Stronger demand levels 
for core-located, Class A and Trophy product have driven rents 
upward in numerous segments of the market across New York, San 
Francisco, Washington, DC and Toronto, among a handful of other 
markets. With employment markets still lagging the overall economy 
due to confi dence issues among both consumers and businesses, 
law fi rms and occupiers, overall, will have enhanced leverage in the 
marketplace throughout 2010 and well into 2011. 
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Atlanta’s Downtown and Midtown submarkets have traditionally housed the 

majority of top tier law fi rms, but 2010 has seen much of the activity in this 

sector extend north in the Central Business District to Buckhead, where nearly 

2.0 million square feet of Trophy offi ce space delivered in the past two years. 

With offi ce fundamentals bumping along the bottom of the market, 

concessions are varying more with each individual building than by overall 

submarket. Landlord willingness to compromise net rent is entirely dependent 

upon the loan to value ratio of that particular building. This approach is a real 

departure from pre-recessionary times, when landlords looked to see what 

each other was doing and concessions tended to trend collectively by 

submarket. Law fi rm tenants have been able to capitalize on this. Whereas 

tenant improvement allowances of $55.00 per square foot used to raise 

eyebrows, record setting high build-out allowances of $75.00 to $90.00 per 

square foot have been garnered since the economic downturn. With plenty 

of the premium space typically required by law fi rms available, many of these 

tenants are shopping the market well in advance of their lease expirations to 

leverage current conditions. 

Kilpatrick Stockton

1100 Peachtree Street

206,140 SF

Renewal with contraction

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

Alston & Bird                                                                                

Arnall Golden Gregory                                                                         

Morris Manning & Martin

Percent of law fi rms comprising overall 

active requirements in the market:

Greenberg Traurig 

3333 Piedmont Road

110,329 SF

Relocation

Weinberg Wheeler 

Hudgins Gunn & Dial

3344 Peachtree Road

63,980 SF

Relocation

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

Atlanta

Many of Atlanta’s law fi rms are concentrated in the Midtown submarket, along 

Peachtree Street. This location allows for convenient access to the courthouse 

Downtown, as well as provides access to the submarket’s abundant upscale 

hotels, restaurants and other amenities.

The Central Business District, 
where Atlanta law fi rms are mostly 
concentrated, fi nds itself roughly midway 
along the bottom of a U-shaped market. 
Leasing momentum gives tenants the 
advantage, but by this time next year 
landlords should be tightening up at the 
bargaining table and concessions will 
decline. While not in full recovery mode, 
the area will then likely be rising, albeit 
slowly, toward more balanced conditions.    

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

3.5%

16.3%

26

Today
12 month outlook

 p
ea
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g m
arket               falling market                    bottom

ing market                   
rising m

ar
ke

t

Overall 

Average Class A asking rent  $23.52 

Average % rent discount for negotiated rent  5.0% 

Average % rent premium for Trophy space  8.7% 

Average % rent discount for Sublease space  25.6% 

Projected % change to rent remainder 2010  0.0% 

Projected % change to rent remainder 2011  1.0% 

New / Renewal 

Class A tenant improvement allowance  $37.34 / $15.06

Class A free rent (months)  18.8 / 9.7 

8 18 33 47
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Boston was not immune to the economic downturn and many law fi rms have 

faced signifi cant layoffs resulting in reduced offi ce space needs. Legal 

services employment in the Boston metro area was down 9.5 percent from 

peak-to-trough between July 2008 and May 2010. In recent months the sector 

has shown signs of stabilization recovering approximately 500 of the 2,500 total 

jobs lost during the recession.

Despite unfavorable economic conditions, law fi rms, who comprise 12.2 percent 

of Boston’s overall offi ce market, were quite active over the past twelve months 

with 16 tenants leasing a combined 905,304 square feet in the Boston CBD 

alone. Lease expirations and proactive fi rms looking to lock in favorable terms 

drove leasing activity in the market. Additionally, more than 80.0 percent of 

these fi rms chose to renew in their existing space. Many were able to “blend 

and extend,” reducing their footprint while realizing in many cases a lower cost 

per square foot than their previous lease term. 

17 law fi rms are currently seeking 685,600 square feet in the Boston CBD 

representing 16.6 percent of total tenant demand. Looking ahead, nearly 

40.0 percent of Boston CBD law fi rms face lease expirations between 

2012 and 2014.

Foley Hoag

155 Seaport Lane

200,000 SF

Renewal with contraction

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

WilmerHale                                                                                

Nutter, McClennan & Fish                                                                             

Hinshaw & Culbertson

Percent of law fi rms comprising overall 

active requirements in the market:

Edwards Angell 

111 Huntington Avenue

188,000 SF

Renewal with contraction

Holland & Knight

10 St. James Avenue

105,130 SF

Renewal with contraction

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

Boston

The city’s premier law fi rms occupy space at the most prestigious offi ce towers 

in Boston’s Back Bay and Financial District. These sought-after locations are 

typically elegantly built and offer views of the city.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

12.2%

16.6%

31

Overall 

Average Class A asking rent  $46.31 

Average % rent discount for negotiated rent  10.3% 

Average % rent premium for Trophy space  18.1% 

Average % rent discount for Sublease space  32.5% 

Projected % change to rent remainder 2010  -4.0% 

Projected % change to rent remainder 2011  -3.0% 

New / Renewal 

Class A tenant improvement allowance  $55.37 / $29.88 

Class A free rent (months)  6.4 / 3.9 

3 8 17 11

Comprising 19.1% of Boston’s Class A 
market, law fi rms are a key indicator of 
current and future activity. The economic 
downturn has led many fi rms to rightsize 
over the past several quarters, locking 
in tenant favorable terms. This trend 
will continue through year end as large 
Class A blocks remain widely available, 
particularly in the Financial District.

Today
12 month outlook
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ing market                   
rising m
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Trends gleaned from recently executed or currently active law fi rm deals have 

shown that stability and growth plans vary from fi rm to fi rm, regardless of size. 

In this economic cycle there has been no norm. The Chicago CBD has seen 

new entrants to the market along with shuttered doors due to acquisition; 

sublease space added to reduce costs as well as pre-commencement takes to 

allow for future growth; fi rms bolstering certain practice areas, while phasing out 

others. The single over-arching theme has been a keen focus on costs and real 

estate remains a top three expenditure along with personnel and technology.        

Active requirements can be categorized into two distinct groups; the sizeable 

users (50,000+ square feet) with somewhat limited options and the small- to 

mid-sized fi rms (10,000 – 50,000 square feet) which enjoy a wider range of 

choices. The larger fi rms are faced with an ever-diminishing supply of desirable 

blocks as few high-quality, view spaces exist and new construction is not 

expected for at least three years. The presence of global, regional and local law 

fi rms is highly concentrated in the Central Loop and West Loop submarkets of 

the Chicago CBD. However, during the last development cycle, Kirkland & Ellis 

anchored a tower in River North, joining Jenner & Block and Foley & Lardner as 

major law fi rms along the north bank of the river. As options decline further, we 

may see more examples of fi rms willing to move from the traditional area south 

of the river and west of State Street.    

Neal Gerber Eisenberg

2 N. LaSalle Street

179,000 SF

Renewal with contraction

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

Sonnenschein                                                                                

Latham Watkins                                                                              

Paul Hastings

Percent of law fi rms comprising overall 

active requirements in the market:

Barnes & Thornburg 

1 N. Wacker Drive

83,000 SF

Direct

Kaye Scholer

70 W. Madison Street

50,000 SF

Direct

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

Chicago

The majority of Chicago’s law fi rm tenants are located in the West Loop and 

Central Loop submarkets. However, two new offi ce towers in River North have 

attracted law fi rms north of the river.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

12.4%

8.0%

53

Overall 

Average Class A asking rent  $35.55 

Average % rent discount for negotiated rent  0.0 - 5.0% 

Average % rent premium for Trophy space  30.0 - 40.0% 

Average % rent discount for Sublease space  45.0% 

Projected % change to rent remainder 2010  0.0% 

Projected % change to rent remainder 2011  0.0% 

New / Renewal 

Class A tenant improvement allowance  $60.00 / $40.00 

Class A free rent (months)  10.0 / 7.0

0 8 19 47

Currently, the CBD market is reaching the 
bottom of rental rate compression. The 
delivery cycle has dried and sublease 
additions have abated, but a pregnant 
pause is in effect as the market is on the 
precipice of rebounding or bouncing. Law 
fi rms, and most other occupiers, still have 
commanding leverage. One year from 
now, though, conditions will have moved 
closer to equilibrium.

Today
12 month outlook
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There is a current lull in the law fi rm sector in Dallas market.  Over the past few 

years, several large fi rms have signed new leases from older locations to newly 

constructed properties.  The next wave of leasing activity for the law fi rm sector 

is expected to take place between 2012 and 2016 as lease expirations come 

up. For the most part, the majority of these law fi rms are in 1980s vintage Class 

A buildings in the Dallas CBD. These existing locations have high fi nish-outs 

and lots of private offi ces, which are generally considered ineffi cient by current 

standards.  These old layouts create a great potential for downsizing at the 

current location or moving to newer, but more expensive properties in Uptown 

or other adjacent submarkets.

Of those tenants that have renewed or signed new deals in recent years, most 

have decreased their footprint through a combination of downsizing and utilizing 

more effi cient fl oor plans (less space needed for record keeping, smaller offi ces 

for partners, and conversion to cube environment for support staff). In the next 

few years, there will a lot of churn in the law fi rm sector as many law fi rms 

have leases expiring in the 2012 to 2016 timeframe. The Dallas CBD could be 

drastically negatively impacted if the law fi rms continue to migrate to Uptown 

and other submarkets as their existing space is not well suited to general offi ce 

uses without extensive tenant improvements.

Cozen O’Connor

1717 Main Street

23,019 SF

Renewal/expansion

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

McCall, Parkhurst & Horton

Guida, Slavich, & Flores

Hawkins & Parnell

Percent of law fi rms comprising overall 

active requirements in the market:

Beckham & Thomas

3400 Carlisle Street

8,995 SF

Renewal/downsize

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

Dallas

Roughly 80% of law fi rms are located in the Dallas CBD and Uptown, with 

some additional law fi rms located in Preston Center and N Central Expressway.  

Traditionally this concentration around the Central Business District was to be 

close to the courthouse.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

4.7%

1.0%

22

Overall 

Average Class A asking rent  $23.12 

Average % rent discount for negotiated rent  12.0% - 15.0% 

Average % rent premium for Trophy space  25.0% - 30.0% 

Average % rent discount for Sublease space  40.0% - 50.0%  

Projected % change to rent remainder 2010  -2.0% 

Projected % change to rent remainder 2011  -4.0% 

New / Renewal 

Class A tenant improvement allowance  $45.00 - $55.00 / $10.00 - $25.00 

Class A free rent (months)  6 mos. on 5 year deal, 12 mos. on a 10 year deal

6 11 22 34

Most local law fi rms are continuing 
to decrease the square footage of 
space that they lease. This is from a 
combination of downsizing and utilizing 
more effi cient fl oor plans (less space 
needed for record keeping. In the next 
few years, there will a lot of churn in the 
law fi rm space as many law fi rms have 
leasing expiring in the 2012 to 2016 
timeframe. Typically they are in older 
Class A buildings in the Dallas CBD    
and will need to make the decision 
to renew at the older less desirable 
locations or move to newer, more 
expensive locations.

Today
12 month outlook
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Hong Kong has experienced a signifi cant resurgence in rents, particularly within 

core locations. After falling more than 30.0 percent in 2009, average Central 

rents increased 17.5 percent during the fi rst half of 2010; however, rents are 

still approximately 31.0 percent below the previous market peak, which was 

recorded in September 2008. The rental increase has been spurred by strong 

demand from small- to medium-sized fund management and banking fi rms who 

either are looking to set up Hong Kong operations or grow existing footprints.

There has been corresponding activity within the legal sector, with 

approximately 50.0 percent of active law fi rms seeking expansion in the past 

six months. These tenant expansion requirements, coupled with the lack of new 

supply in the Central market, have resulted in extremely low vacancy levels, 

putting further pressure on rents. Although vacancy in Central is extremely low 

(4.4 percent) and rents in alternative submarkets are considerably cheaper, we 

have seen little to no evidence of law fi rms moving out of Central.

Ogier Services              

Central Tower

7,502 SF        

Expansion / relocation

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

Baker & Mckenzie

Mayer Brown JSM

Deacons

Percent of law fi rms comprising overall 

active requirements in the market:

Shearman & Sterling       

Gloucester Tower

17,855 SF

 Renewal

O’Melveny & Myers               

AIA Central 

3,400 SF

Expansion

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

Hong Kong

International law fi rms are primarily located in Central, the city’s leading commercial 

business district.  This location is not only close to the city’s major corporate 

client base but also to the courts and offi ces of the civic government and market 

regulators.  Although expansion requirements and high rents has, in recent years, 

led to some international law fi rms relocating their offi ces to the fringe areas of the 

Central offi ce market, none have considered offi ce locations outside of Central.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

9.9%

15.0%

4

Overall 

Average Class A asking rent  approximately HK$90 psf 

Average % rent discount for negotiated rent  5.0% 

Average % rent premium for Trophy space  60.0% 

Average % rent discount for Sublease space  N/A (Not a sublease market) 

Projected % change to rent remainder 2010  10% - 12% 

Projected % change to rent remainder 2011           12% - 15%

Class A tenant improvement allowance   None / None

Class A free rent (months)  2.0 - 3.0  / None 

0 3 4 3

Due to the lack of supply and positive 
business sentiment surrounding Hong 
Kong and Asia in general, we forecast 
Central rents to increase for the 
foreseeable future.  As more international 
fi rms look to set up Hong Kong offi ces 
and suitable space becomes scarce, it 
remains to be seen if the legal sector will 
consider cost effective locations outside 
of Central.

Today
12 month outlook
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Many offi ce tenants in Houston continue to benefi t from the soft market 

characterized by ample supply and aggressive competition amongst landlords.  

Houston law fi rms have a  surprisingly limited number of attractive choices, 

especially when it comes to built-out law fi rm space. This is because the 

Houston legal market has not experienced signifi cant downsizing during the 

national recession; in fact, the sector has fared better than its peers around the 

country because of its diversifi ed client base.  

For some fi rms, renewals represent the best alternative in today’s market, while 

relocations from Class A to Class B buildings (a drop in quality) tend to be of 

interest for smaller fi rms shifting into expansion mode. Another option for the 

legal sector is the sublease market which continues to be aggressively priced, 

especially in downtown; however, some of these availabilities will require 

expensive redesigns to make the space fi t. Aside from these dynamics, it’s also 

worth noting that law fi rms – typically not perceived to be strong “credit tenants” 

because they lack signifi cant tangible assets – are negotiating leases carefully 

at a time when landlords are especially sensitive to the fi nancial stability of 

their tenants.

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

Latham & Watkins                                                                        

Looper Reed & McGraw                                                             

Schwartz, Page & Harding

Percent of law fi rms comprising overall 

active requirements in the market:

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

Houston

The major law fi rms in Houston are located in the central business district. 

Of the top ten fi rms, four are positioned along Lousiana Street, and three are 

situated in 600 Travis Street (Chase Tower).

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

18.2%

4.8%

22

Overall 

Average Class A asking rent  $35.85 

Average % rent discount for negotiated rent  10.0 - 15.0% 

Average % rent premium for Trophy space  8.0 - 12.0% 

Average % rent discount for Sublease space  20.0 - 30.0% 

Projected % change to rent remainder 2010  fl at to - 10.0% 

Projected % change to rent remainder 2011  fl at 

New / Renewal 

Class A tenant improvement allowance  $30.00 / $20.00 - $25.00 

Class A free rent (months)  4.0 / 2.0 - 3.0 

3 3 6 17

While cost, choice and competition for 
law fi rm space are relatively in check, 
the plot for Houston’s legal market will 
thicken in the coming years when several 
large leases approach expiration.

Today
12 month outlook
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Sutherland Asbill

1001 Fannin

41,410 SF

Relocation/expansion

Shannon Martin

1001 McKinney

20,000 SF

Relocation/direct
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Pinsent Mason

30 Crown Place

197,000 SF

Consolidation/lease expiry

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

CMS Cameron McKenna

Bird & Bird

Field Fisher Waterhouse

Percent of law fi rms comprising overall 

active requirements in the market:

Clyde & Co.

The St. Botolph Building

144,102 SF

Lease event/improve quality

Stephenson Harwood

1 Finsbury Circus

128,526 SF

Lease event/improve quality

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

London

Small to midsized law fi rms tend to locate in Central Core positions for profi le, 

where as large established law fi rms will locate in peripheral City Fringe 

locations in order to benefi t from discounted rents.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

7.0%

13.0%

64

Overall 

Average Class A asking rent  £36.00 per sq ft 

Average % rent discount for negotiated rent  11.0% 

Average % rent premium for Trophy space  12.0% 

Average % rent discount for Sublease space  15.0% 

Projected % change to rent remainder 2010  11.3% 

Projected % change to rent remainder 2011  13.6% 

New / Renewal 

Class A tenant improvement allowance  N/A in London 

Class A free rent (months)  24 months

4 6 5 16

The outlook for the remainder of the 
year and early next year is cautiously 
optimistic. Some of the active demand 
from law fi rms is likely to renew rather 
than relocate but the sector will continue 
to be active. At the same time we also 
expect further units to be released via 
subletting onto the market.

Today
12 month outlook

 p
ea

kin

g m
arket               falling market                    bottom

ing market                   
rising m

ar
ke

t

Occupier take-up at the end of the second quarter was 160.0 percent ahead 

of the fi rst half of 2009 with activity dominated by the banking and the fi nancial 

sectors. However, there were some signifi cant law fi rm deals including Pinsents, 

Clyde & Co, Stephenson Harwood, Orrick, Cadwalader and Greenberg, among 

others. Overall occupier demand, after reducing 18.0 percent in the fi rst quarter, 

fell a more modest 4.0 percent in the second quarter to 12.5 million square feet 

across London. There are fi ve law fi rm enquiries greater than 100,000 square feet 

in the market and 22 law fi rm enquiries between 10,000 and 50,000 square feet, 

most again driven by lease events, not growth.

The key issue for law fi rms wanting to move is supply. The Grade A vacancy 

continues to fall and was 3.8 percent at mid-year, compared to 5.1 percent 

12 months ago. Low levels of development activity across London will result 

in a further tightening in supply until late 2013. We have, however, seen a 

number of law fi rms releasing space into the market, presenting fi rms with 

additional options.

Grade A rents at the end of the second quarter had risen 11.0 percent this year in 

the City to £50.00 per square foot and 13.0 percent in the West End to £85.00 per 

square foot. Further, rent free periods on a 10-year lease are at 21 to 24 months 

in the City and 18 months in the West End.
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Los Angeles’ weak economic recovery continues to adversely impact the demand for 

legal services.  Many law fi rms saddled with excess space are reducing their occupancy 

by placing surplus space on the sublease market, particularly in the Los Angeles CBD.  

The large number of contiguous blocks of space available on the market today offers 

law fi rms ample alternatives to trade up the quality of their space and/or obtain more 

favorable lease terms.

Greater Los Angeles vacancy within all classes of offi ce space rose to18.1 percent at 

the end of the second-quarter, up from 15.6 percent a year ago. The Los Angeles market 

continued experiencing negative net absorption, but much less than during the fi rst half 

of 2010 versus the fi rst half of 2009, indicating that the market maybe close to reaching 

bottom.  Full service rental rates declined three percent through June, less than the 10.0 

percent reduction in 2009, affi rming that rents have commenced stabilizing. 

Much of the leasing activity has been centered on renewals, with larger law fi rms 

committing to 10-year or longer transactions. “Rightsizing” and “blend-and-extend” 

remained preferred occupancy strategies for law fi rms throughout the Los Angeles 

basin, who continue to seek to capture favorable rents and available concessions by 

remaining at their current location, and avoid costly relocations. Other law tenants took 

advantage of sublease opportunities, with signifi cant remaining term and high-value 

existing improvements.

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

Skadden Arps                                                                                

Lewis Brisbois                                                                             

Loeb & Loeb

Percent of law fi rms comprising overall 

active requirements in the market:

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

Los Angeles

A majority of CBD law fi rms are located on Bunker Hill and the Financial 

District. A large number of Westside legal tenants tend to be concentrated in 

Century City and in the Water Garden in Santa Monica.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

17.5%

20.0%

43

Overall 

Average Class A asking full service rent  $34.79 

Average % rent discount for negotiated rent  5.0 - 15.0% 

Average % rent premium for Trophy space  10.0% 

Average % rent discount for Sublease space  25.0 - 35.0% 

Projected % change to rent remainder 2010  fl at 

Projected % change to rent remainder 2011  fl at 

New / Renewal 

Class A tenant improvement allowance  $40.00 - $60.00 

Class A free rent (months)  4-12 months 

6 18 21 105

Leasing fundamentals are likely to remain 
weak over the next 12 months as large 
blocks of space are anticipated to return 
to the market increasing vacancy further, 
and extending the window opportunity 
for tenants to lock in favorable terms. 
Renewals thereby will sustain leasing 
suffi ciently, but aggregately, the market 
will remain a stagnant market until 
positive employment through the Los 
Angeles basin resumes.
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Reed Smith

355 S. Grand Avenue

75,000 SF

Renewal

Murchison & Cumming

801 S. Grand Avenue

41,162 SF

Renewal

Kaye Scholer

1999 Ave. of the Stars

41,992 SF

Renewal
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Despite consolidation and associated downsizing in the legal industry, law fi rms 

continue to be among the most signifi cant tenants, with their occupancy totaling 

nearly 26.0 percent of Miami’s CBD’s prime offi ce towers.  

Of Florida’s top fi ve law fi rms, three have a headquarters’ offi ce in the Miami 

CBD with the remaining two also having a CBD presence.  The South Florida 

Business Journal ranks Greenberg Traurig as the state’s largest.  Greenberg is 

one of the new trophy tower’s anchor tenants (in-market relocation for 150,000 

square feet).  Also included among the top fi ve is GrayRobinson, the largest law 

fi rm currently touring with a 35,000 square foot CBD requirement.  Of the CBD’s 

two delivered trophy towers this year, law fi rms now comprise nearly half of the 

tenant base.

The delivery of new offi ce product (over 1.3 million square feet in the CBD), 

has driven the vacancy rate up to record highs.  In addition to strong fi nancial 

institutions, law fi rms are among the most sought after tenants for owners of 

offi ce buildings in the CBD.  Low lease rates, signifi cant free rent, and high 

tenant improvement allowances make relocation into new offi ce space an 

appealing option for most law fi rms. 

Hunton & Williams 

Sabadell Financial Ctr 

1111 Brickell

62,000 SF

Renewal

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

GrayRobinson                                                                                

Duane Morris                                                                              

Berger Singerman Law Firm

Percent of law fi rms comprising overall 

active requirements in the market:

McDermott Will

Wells Fargo Center

333 Ave. of the Americas

25,700 SF

Relocation

Hughes Hubbard 

Miami Center

201 S. Biscayne

21,000 SF

Renewal

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

Miami

Miami’s CBD is comprised of two submarkets: Brickell and Downtown. Of the 

largest existing law fi rm occupiers, the majority have Downtown offi ces where 

the biggest law fi rm (Greenberg Traurig) is also planning to relocate by 

year-end 2010 into the recently-completed Wells Fargo Center. Demand for 

this location has been generated more from a real estate pricing decision rather 

than courthouse proximity.

CHOICE* - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST* 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

25.6%

14.1%

6

Overall 

Average Class A asking rent  $41.38 

Average % rent discount for negotiated rent  20.0% 

Average % rent premium for Trophy space  none

Average % rent discount for Sublease space  40.0% 

Projected % change to rent remainder 2010  fl at 

Projected % change to rent remainder 2011  fl at

New / Renewal 

Class A tenant improvement allowance  $60.00 - $80.00 / $20.00 - $50.00 

Class A free rent (months)  6.0 - 12.0 / 6.0 - 15.0

*Average for full fl oor and larger

2 2 3 4

Law fi rms have a wide range of options 
to relocate, renew or expand.  This will 
continue for the foreseeable future.  
Signifi cant vacancy still exists in the 
two newly delivered Class A towers.  As 
the tenants are relocating from other 
properties, this is creating new vacancy 
that will hold down lease rates.  With 
a third, new Class A building yet to 
be delivered, the timing of its delivery 
remains a “wild card” that will likely 
extend the period that the CBD offi ce 
market will need to stabilize and then 
begin to recover.

Today
12 month outlook
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* Competitive market (based on class, submarket, location)
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Leasing activity among legal services has remained unchanged in this latest downturn 

as stable tenants have taken advantage of favorable terms. Law fi rms occupy 12.0 

percent of Manhattan offi ce space, but accounted for 19.0 percent of the leasing 

activity in 2009, and two of the fi ve largest transactions in 2010, year-to-date. This is 

typical of the New York market: activity among legal services also peaked in 2004, 

near the previous trough.

The market is still on the tenant’s side. Class A asking rents are down more than 

30.0 percent from the peak and net effective rents have been nearly halved. While 

many law fi rms have entered the market, the majority chose to renew in place, with 

few expanding. Tenants are fi nding current landlords to be generous with free rent 

and work allowances, making renewals very appealing. A decline in construction 

costs has allowed tenants and landlords to maximize value without increasing the 

dollar amounts. 

These incentives from the landlord, along with tenants desire not to spend 

approximately $200 per square foot out of pocket for a new interior fi t out, have 

resulted in a signifi cant increase in the number of fi rms renewing in their current 

premises. Small to mid-size fi rms have been fortunate to take advantage of built-out 

sublease space from larger fi rms. However, the number of built alternatives has 

decreased signifi cantly, limiting fi rms options to relocate and save capital.

Proskauer Rose

11 Times Square

406,399 SF

New lease

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

Bingham McCutchen                                                                               

Patterson Belknap                                                                             

Sonnenschein

Percent of law fi rms comprising overall 

active requirements in the market:

Willkie Farr

787 Seventh Avenue 

352,418 SF

Renewal

Kenyon & Kenyon

One Broadway

199,240 SF

Renewal/expansion

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

New York

The largest law fi rms in Manhattan are headquartered either in Midtown or Downtown, 

with only small to midsize fi rms located in Midtown South or north of  59th Street. Over 

the last 15 years, fi rms have migrated as far south as 42nd Street and as far west as 

Times Square and Eighth Avenue. Downtown, fi rms are located either in the fi nancial 

district or Word Trade Center submarket.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

12.1%

15.0%

117

Overall 

Average Class A asking rent  $58.39

Average % rent discount for negotiated rent  10.0% 

Average % rent premium for Trophy space  14.8% 

Average % rent discount for Sublease space  13.8% 

Projected % change to rent remainder 2010  0.0% 

Projected % change to rent remainder 2011  2.5% 

New / Renewal 

Class A tenant improvement allowance  $40.00 / $20.00 

Class A free rent (months)  7.0 / 4.0 

23 104 193

The window of opportunity for the largest 
fi rms could diminish by 2012, as Class A 
large blocks in the best buildings could 
become scarce at current absorption 
rates. Planning for new construction, 
dormant for two years, has begun again. 
Timelines, however, are long and nothing 
will be available for Midtown law fi rms 
currently in the market. 

Today
12 month outlook
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Much like the local economy, market fundamentals are not yet improving, but 

by the same token are not worsening. Demand in recent quarters has primarily 

been in the form of large occupiers seeking to capitalize on soft market 

conditions. With cash fl ow in mind, recent transactions have either been long-

term or short-term renewals as evidenced respectively by recent transactions 

completed for White and Williams, and Cozen O’Connor.

Both landlords and tenants are now carefully examining the fi nancial health 

of their counterparty. On the tenant side, fi rms successful in negotiating 

aggressive rates on large blocks of space will have to consider the 

potential consequences of fi nancially distressed ownership. Deferred 

building maintenance and diminished capital improvements are likely to 

result in such situations. 

From the owner perspective, law fi rm credit has come to the forefront following 

Wolf Block’s shocking dissolution and its aftereffects. The global recession, 

failed mergers and partner fl ight forced the 106-year old law fi rm to close shop 

and vacate its 176,000 square feet at 1650 Arch Street in March 2009. The 

space remains available, and is the only large, contiguous block of built-out law 

fi rm space currently on the market.

White and Williams

1650 Market Street

120,000 SF

Renewal with contraction

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

Marshall, Dennehey, Warner, 

Coleman & Goggin                                                                                                                                  

Percent of law fi rms comprising overall 

active requirements in the market:

Cozen O’Connor

1900 Market Street

203,000 SF

Renewal

Willig, Williams and 

Davidson

1845 Walnut Street

45,000 SF

Renewal

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

Philadelphia

The majority of Philadelphia’s law fi rms are located in the CBD’s Market Street 

West submarket. This location provides easy accessibility, access to abundant 

amenities, and immediate proximity to the city’s concentration of professional 

services companies.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

22.7%

25.5%

19

Overall 

Average Class A asking rent  $26.45 

Average % rent discount for negotiated rent  10.0% 

Average % rent premium for Trophy space  8.0% 

Average % rent discount for Sublease space  10.0% 

Projected % change to rent remainder 2010  0.0% 

Projected % change to rent remainder 2011  2.0% 

New / Renewal 

Class A tenant improvement allowance  $35.00 - $45.00 / $15.00 - $20.00 

Class A free rent (months)  6.0 - 10.0 / 3.0 - 5.0 

1 6 9 20

Law fi rms that opted for short-term 
extensions as well as large occupiers 
with expirations in coming years 
are expected to enter the market 
and consider relocation options in 
earnest. Due to desired space and 
cost effi ciencies, the overall footprint 
of Philadelphia’s legal community is 
expected to shrink.

Today
12 month outlook
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San Diego is currently regarded as a ‘tenant’s market’ and law fi rms are doing their 

best to capitalize on today’s negotiating leverage whether it be through restructure, 

expansion, downsize, or relocation.  Though the majority of deals recently signed 

can be classifi ed as ‘right-sizing’, other fi rms such as Procopio, Knobbe Martens and 

Foley & Lardner are taking advantage of favorable deal economics and expanding 

into new space, often in nicer properties with better amenities and build-out. 

Law fi rms focusing on controling costs during the recession are using the down 

market to increase operating effi ciencies.  To reduce their space footprint, these 

fi rms are homogenizing offi ce sizes, working with higher secretary-to-attorney ratios 

and/or smaller legal libraries, as well as spending tenant improvement dollars in 

more visible, client-facing areas while scaling back décor in back areas.  Some 

expanding fi rms like Lewis Brisbois have been enticed by aggressive landlords with 

deal terms dramatically lower than their current landlord’s proposed renewal rents. 

Suburban submarkets like UTC and Del Mar Heights continue to draw legal tenants 

from Downtown as the desire to better service clients north of the 52 Freeway 

increases.  These include not only intellectual property specialists like Perkins 

Coie and Knobbe Martens, but also many full-service fi rms like DLA Piper, Troutman 

Sanders and McKenna Long, all of which have recently signed leases or are 

currently in the market.

Knobbe Martens 

12790 El Camino Real 

64,011 SF

Relocation to Del Mar 

Heights

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

DLA Piper

Gordon & Rees

Troutman Sanders

Duane Morris

Percent of law fi rms comprising overall 

active requirements in the market:

Foley & Lardner 

3579 Valley Centre  

34,145 SF 

Expansion/relocation 

within Del Mar Heights

Lewis Brisbois 

701 B Street 

29,940 SF

Relocation within 

Downtown

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

San Diego

San Diego’s major law fi rms are concentrated in 3 submarkets – Downtown, 

Del Mar Heights, and University Towne Centre (UTC).

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

15.0%

10.0%

17

Overall 

Average Class A asking rent  $2.68 

Average % rent discount for negotiated rent  10.0 - 20.0% 

Average % rent premium for Trophy space  Negotiable 

Average % rent discount for Sublease space  40.0 - 50.0% 

Projected % change to rent remainder 2010  0.0 - 10.0% 

Projected % change to rent remainder 2011  0.0 - 10.0% 

New / Renewal 

Class A tenant improvement allowance  $50.00 - $60.00 / $20.00 - $35.00 

Class A free rent (months)  1.5 months per year term / 1 month per year term

0 2 4 21

Law fi rms will continue to enjoy 
negotiating leverage in the most 
sought-after San Diego submarkets 
for the foreseeable future.  Though 
the inventory in Del Mar Heights has 
tightened a bit, plug-and-play space 
in Downtown – where more than 
100,000 SF of law fi rm space returned 
to the market this year – will be 
available for reasonable prices until 
the inventory is absorbed.

Today
12 month outlook
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In today’s economic environment, law fi rms in San Francisco are adopting 

a more modern outlook on operations and realizing that less, in fact, equals 

more. As business strategies evolve in the wake of the recession, law fi rms are 

adopting new technologies and workplace trends to optimize offi ce space and 

manage capital expenses. Gone are the days of large sprawling offi ces and 

libraries. Today’s law fi rm wants effi ciency and is accomplishing this task by 

reducing headcounts, reducing square footage per employee, and hiring fewer 

associates and administrative professionals per partner. Libraries are 

becoming smaller, and in some cases going completely electronic and private 

offi ce sizes are becoming more standardized. Additionally, law fi rms are 

also opting to renew leases rather than relocate, thereby avoiding relocation 

expenses and using available tenant improvement allowances to update their 

current premises.

Latham & Wakins 

505 Montgomery Street 

122,000 SF 

Renewal

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

Pillsbury Winthrop

Keker Van Nest

Farella Braun + Martel

Percent of law fi rms comprising overall 

active requirements in the market:

Woodruff Sawyer 

50 California Street 

43,194 SF

Relocation, expansion

Schiff Hardin 

1 Market Plaza  

37,737 SF 

Renewal

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

San Francisco

San Francisco’s largest law fi rms are located in the heart of San Francisco’s 

business district: the North and South Financial Districts. These submarkets 

boast top tier Class A skyscrapers with transportation, restaurants, shopping 

and many other services nearby.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

7.8%

13.8%

23

Overall 

Average Class A asking rent  $37.08 

Average % rent discount for negotiated rent  5.0 - 10.0% 

Average % rent premium for Trophy space  25.0% 

Average % rent discount for Sublease space  25.0 - 30.0% 

Projected % change to rent remainder 2010  1.0% 

Projected % change to rent remainder 2011  3.0% 

New / Renewal 

Class A tenant improvement allowance  $40.00 - $65.00 / $10.00 - $45.00 

Class A free rent (months)  2.0 - 8.0 / 2.0 - 5.0 

5 4 11 10

Over the next 12 months, law fi rms will 
continue to assess occupancy levels 
and rightsize where there is room to 
become more effi cient. Of the largest 
law fi rms with lease expirations through 
2011, nearly every one has signed a new 
lease, with a majority of those renewing 
in place.

Today
12 month outlook
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After a retrenchment over the past eighteen months, several Silicon Valley 

based law fi rms are again tentatively showing signs of stabilization and the 

early seeds of growth. Leasing activity has picked-up for smaller sized law fi rm 

tenants looking for space under 30,000 square feet as several notable lease 

deals signed in the fi rst half of 2010 illustrate (Perkins Coie, Sidley Austin and 

Foley Lardner). For most of the past year, law fi rms have retrenched; favoring 

renewals and short-term lease extensions to hold off on making any long-term 

decisions and many were returning or subleasing excess space. 

The market has fi rmed somewhat in the past two quarters, with large law fi rms 

increasingly retaining space while no large blocks of available space have 

been placed on the sublease market in the same time frame. Several micro 

markets are seeing surprisingly low availability, including Downtown Palo Alto 

and portions of Menlo Park, which are not traditional locations for law fi rms to 

occupy space. However, the technology tenants that traditionally occupy these 

locations are looking at the micro markets where law fi rms do occupy space as 

potential expansion locations once they grow in size. The most recent example 

of this is Facebook, which was located in Downtown Palo Alto, but consolidated 

into two locations within Stanford Research Park in the past two years. 

Perkins Coie  

3150 Porter

Palo Alto, CA 

36,000 SF

Sublease

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

Wilson Sonsini

Cooley Godward

Latham & Watkins

Percent of law fi rms comprising overall 

active requirements in the market:

Sidley Austin 

1001 Page Mill Road 

Palo Alto, CA 

26,000 SF

Sublease

Foley & Lardner 

975 Page Mill Road 

Palo Alto, CA 

23,000 SF

Renewal

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

Silicon Valley

The majority of Silicon Valley law fi rms are clustered in the Stanford Research Park 

where the bulk of Class A product exists. Other fi rms have opted to locate themselves 

in secondary submarkets including Downtown Palo Alto, Midtown Menlo Park and 

along Highway 101.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

34.2%

18.0%

12

Overall 

Average Class A asking rent  $36.60

Average % rent discount for negotiated rent  10.0% 

Average % rent premium for Trophy space  5.0% 

Average % rent discount for Sublease space  20.0% 

Projected % change to rent remainder 2010  -5.0% 

Projected % change to rent remainder 2011  -3.0% 

New / Renewal 

Class A tenant improvement allowance  $45.00 / $15.00 

Class A free rent (months)  4.0 / 2.0 

0 0 4 10

Law fi rm tenants still have the advantage 
in landlord negotiations due to the sheer 
number of available spaces throughout 
the Silicon Valley offi ce market. Although 
signs of market stability have emerged, 
this dynamic is not expected to change 
by and large over the next two years, 
although some select smaller downtown 
submarket are expected to recover sooner.

Today
12 month outlook
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A wave of law fi rm activity has occurred in St. Louis in the last 18 months with 

over 900,000 square feet of transactions occurring, and most of these leases 

were signed for at least a 10-year term.  The trend has been for law fi rms to 

move into more prominent space, increase effi ciencies, modernize and reduce 

their footprint. In addition, renewal transactions have included very aggressive 

terms from landlords. 

Law fi rms have capitalized on limited new construction with only one option 

available, The Centene Plaza in Clayton. The 470,000 square foot building pre-

leased 175,000 square feet to two law fi rms, Armstrong Teasdale and Stinson 

Morrison Hecker, before it delivered in the second quarter of 2010. With lease 

rates at the high end of the market, the ability to sign two large tenants proves 

that there is a demand for new offi ce product among law fi rms.  

During the downturn, aggressive Class A landlords have allowed law fi rms to 

upgrade to prominent offi ce space, securing negotiated rates as much as 20.0 

percent below asking rates. With seven blocks of Class A space over 50,000 

square feet in the CBD and Clayton, options remain for law fi rms. There is still 

time to take advantage of a “tenant’s market”. 

Sandberg Phoenix  

600 Washington 

56,015 SF

Renewal

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

Brown & James

Lathrop & Gage

Hinshaw & Culbertson

Percent of law fi rms comprising overall 

active requirements in the market:

Stinson Morrison

7700 Forsyth

Clayton, MO  

46,887 SF

Relocation

Evans & Dixon 

211 N Broadway 

38,797 SF

Relocation/consolidation

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

St. Louis

The majority of St. Louis law fi rms are located in Clayton and the CBD.  These 

submarkets have buildings with large fl oor plates and offer easy access to 

many amenities.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

6.3%

7.0%

11

Overall 

Average Class A asking rent  $22.32

Average % rent discount for negotiated rent  20.0% 

Average % rent premium for Trophy space  30.0% 

Average % rent discount for Sublease space  30.0% 

Projected % change to rent remainder 2010  0.0 - 2.0% 

Projected % change to rent remainder 2011  0.0 - 2.0% 

New / Renewal 

Class A tenant improvement allowance  $40.00 / $30.00

Class A free rent (months)  12.0 / 8.0 

0 4 3 11

With the majority of large fi rms recently 
entering into long-term leases, it is no 
surprise that very few are currently in the 
market.  Those that are in the market can 
still fi nd favorable lease terms especially 
in the CBD.  With nothing in the pipeline 
for new construction, options will be 
limited to existing buildings.  

Today
12 month outlook
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Law fi rms in Toronto occupy 4.1 percent of the total offi ce inventory. Of the 

640 law fi rms tracked in Toronto, almost 90.0 percent are located in downtown 

Toronto with the top 25 (>50,000 square feet) located within the Financial 

Core. Over the last several years the majority of Toronto’s large law fi rms 

have completed long-term lease transactions with substantial investments in 

leasehold improvements. In many cases, fi rms have relocated to contemporary 

LEED certifi ed buildings. At present there are relatively few fi rms in the market 

and the next major tranche of fi rms on the street will likely be four to fi ve years 

in the future. Some of the top fi rms including, Davies Ward Beck LLP (105,000 

square feet, Goodmans LLP (180,000 square feet), Heenan Blakie (120,000 

square feet), completed transactions over the last few years relocating to two 

of the city’s premier locations, the Bay-Adelaide Centre and the RBC Centre. 

Large effi cient fl oor plates, LEED attributes and a concern for the increasing 

operating costs and the older stock of buildings have encouraged a fl ight to 

new sustainable work places.

Some emerging trends which impact fi rms must be noted including: image, 

fl exible rights, operating costs and the right to audit, internal uniformity, 

competitive pricing and sustainability and effi ciency. These trends are helping to 

inform decisions for either lease extension or a complete relocation.

Lerners

130 Adelaide St. West 

45,000 SF

Renewal

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

Weir Foulds

Bell Temple

Aylesworth

Percent of law fi rms comprising overall 

active requirements in the market:

Aird & Berlis 

181 Bay Street 

100,000 SF

Extension

Davies Ward 

155 Wellington St. West 

100,000 SF 

Relocation

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

Toronto

The majority of Toronto’s law fi rms are concentrated in the Downtown Financial 

Core on Bay Street. Given Bay Street’s association with the Toronto Stock 

Exchange and being the epicenter of the FIRE sector, many fi rms view it as the 

ideal location to conduct business. While Bay Street provides the prestige, it is 

the close proximity to Union Station and Porter Airlines (Downtown Island Airport) 

that make the location easily accessible by both local and global clientele.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

4.1%

6.0%

24

Overall 

Average Class A asking rent  $23.89

Average % rent discount for negotiated rent  15.0% 

Average % rent premium for Trophy space  20.0% 

Average % rent discount for Sublease space  40.0%

Projected % change to rent remainder 2010  5.0%

Projected % change to rent remainder 2011  10.0%

New / Renewal 

Class A tenant improvement allowance  $20.00 - $30.00 / $5.00 - $10.00

Class A free rent (months)  4 - 8 months  / N/A

1 11 39 47

The Toronto offi ce market is expected 
to tighten signifi cantly over the next 
12-18 months. While new supply has 
been delivered to market, the next 6-12 
months will see small to mid-size fi rms 
complete transactions while new LEED 
space remains available. If the window of 
opportunity is missed, the existing bank 
towers which are undergoing signifi cant 
renovations will become the next best 
solution for fi rms looking to relocate. 

Today
12 month outlook
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The Washington, DC market is dominated by law fi rms, a function of the 

vast regulatory environment fueled by the federal government. With massive 

government spending and regulatory initiatives underway, in areas as diverse 

as healthcare, energy and fi nancial services, law fi rm tenants in Washington, 

DC have managed to gain stable footing. Pent-up demand drove leasing 

velocity in the fi rst half of 2010, and available blocks of space dwindled as 

tenants resumed making long-term real estate decisions. These factors helped 

tighten the market following a period of excessive development and limited 

leasing activity. 

The wave of law fi rm dissolutions and distressed mergers has abated, and 

sublease inventories fell in 2010. With choices limited, the supply-demand 

environment became more balanced, and rental rates stabilized. Landlords 

tapered back concession packages, and face rents held fi rm, resulting in 

a modest increase in net effective rents. Many law fi rms elected to vacate 

outdated second-generation space to increase effi ciency at newer buildings. 

This phenomenon left holes in Commodity A buildings, and in some cases 

created negative net absorption since the rightsizing and/or space effi ciencies 

created via new relocations often resulted in reduced aggregate space 

requirements. Nevertheless, solid demand among small and mid-size law fi rms 

continued to promote a sense of stabilization in the market. 

Crowell & Moring 

1001 Pennsylvania

380,000 SF 

Renewal with 

expansion

2010 Completed law fi rm transactions

Law fi rm requirements 

actively in the market:

Covington Burling

McDermott Will 

Shearman & Sterling

Percent of law fi rms comprising overall 

active requirements in the market:

Troutman Sanders 

401 9th Street, NW 

114,000 SF 

Renewal with 

expansion

Fried Frank Harris 

801 17th Street, NW 

102,000 SF

Relocation

200,000 SF+
100,000 - 

199,999 SF
50,000 - 

99,999 SF
25,000 - 

49,999 SF

Washington, DC

Beginning in the 1990’s during the city’s eastward expansion past the 

White House, new buildings were constructed that specifi cally catered to 

the requirements of law fi rms, with generally larger fl oor plates and a more 

sophisticated amenity base. Now the core markets of the CBD and East End 

contain the largest share of law fi rms in the city.

CHOICE - Large blocks existing and under construction 

COMPOSITION

OUTLOOK

COST 

COMPETITION

Percent of market occupied 

by law fi rms

Number of law fi rms occupying 

more than 50,000 SF in the market

35.0%

31.5%

73

Overall 

Average Class A asking rent  $54.81 

Average % rent discount for negotiated rent  5.0% 

Average % rent premium for Trophy space  36.9% 

Average % rent discount for Sublease space  15.2% 

Projected % change to rent remainder 2010  2.5% 

Projected % change to rent remainder 2011  5.5% 

New / Renewal 

Class A tenant improvement allowance  $75.00 / $15.00 

Class A free rent (months)  8.0 / 1.0 

2 8 23 46

The growing need for law fi rms to 
enhance their presence in Washington, 
DC should fuel occupancy gains 
throughout the market over the next 12 
months. Proximity to federal agencies 
and institutions makes well-located 
offi ce space in DC essential to law 
fi rms. New development has stopped. 
Tenant demand has grown. Therefore 
the window of opportunity for tenants is 
closing, and law fi rms would be wise to 
act quickly, before market fundamentals 
shift more decisively into landlords’ favor. Today

12 month outlook
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For the remainder of 

2010 and into 2011, law 

fi rms will continue to have 

enhanced leverage in most 

markets. However, prime 

options in core markets 

are declining steadily 

and thus the time to 

lock-in favorable, 

long-term space plans 

is thinning and will 

eventually come to a halt 

over the next 18 months....
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