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Overall vacancy rate
up 0.2% from 

Q4 2024

Suburban vacancy rate
up 0.1% from 

Q4 2024

Beltline vacancy rate
up 0.4% from 

Q4 2024

24.8%
Downtown vacancy rate

up 0.2% from 
Q4 2024

18.0% 17.7% 21.9%

A relatively modest quarter saw negative 179,503 square feet (sf) 
of absorption citywide. Tenants were active in Q1, however, a lack 
of “pen to paper” led to a slight increase in the overall vacancy 
rate. Ambiguity has overshadowed the broader economy, stalling 
market momentum. 

After a strong 2024, Q1 2025 
sees subdued activity amid 
economic uncertainty
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The downtown office market was stable in Q1 2025. 
Negative absorption of 103,042 square feet (sf) was 
recorded, resulting in a slight increase in vacancy to 
24.8%, up 0.2% from Q4 2024. 

Efforts to address the issue of underutilized office 
spaces are gaining momentum. Among these 
initiatives is a collaborative project between the City of 
Calgary and the University of Calgary to relocate the 
School of Architecture, Planning, and Landscape into 
180,000 sf of space at 801 Seventh Avenue SW. The 
space, which will be utilized for teaching and research, 
demonstrates a forward-thinking approach to 
revitalizing dormant premises in the downtown core. 
Meanwhile, the recent merger of Whitecap Resources 
and Veren Inc. was announced in March, as 
consolidation in the energy sector continues to be a 
prevailing theme for the downtown office market.

Summary of Q1 office market activity

This quarter, net absorption for suburban office 
space amounted to negative 43,632 sf. The 
suburban office market has remained stable by 
offering tenants an abundance of leasing options, 
accessibility, and amenities. 

Demand for high-quality office space remains 
robust, even as the supply of premium spaces 
is constrained. This has driven up the costs for 
tenants seeking to upgrade, leading many to 
carefully evaluate their options before making 
a move. In this environment, older buildings 
have a unique opportunity to remain 
competitive by investing in capital 
improvements to enhance the quality of their 
spaces. However, with office construction at 
historic lows and no significant new inventory 
expected soon, the market faces additional 
pressures from a projected 3% rise in 
construction costs driven by tariffs.

The added pressure of economic and political 
uncertainty is prompting many companies to 
prioritize lease renewals over relocations or 
upgrades, contributing to a slowdown in 
leasing activity.

Downtown evolves with new mergers 
and office repurposing

Stability in suburban office market 
demand

Economic uncertainty slows 
overall leasing activity

The Beltline recorded negative absorption of 38,996 
sf this quarter. Landlords are implementing capital 
improvement strategies to support efforts to drive 
leasing activity. Tenant preferences, on the other 
hand, tend to prioritize short-term leasing 
arrangements, while incentives such as free rent 
allowances are showing signs of moderation. 

Beltline shifts towards short-
term leasing
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Downtown Calgary office 
market indicators
Historic office market trends

2025 is starting with a 
modest increase in 
vacancy, likely 
influenced by economic 
uncertainty as tenants 
and landlords adapt to 
current market 
conditions.

Absorption/
new supply (sf)

Availability/
vacancy (%)

Source: Avison Young Market Intelligence
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Downtown vacancy by class

Vacancy rate by class in percent

Class B office vacancy 
has dropped, driven 
mainly by residential 
conversions and 
74,622 square feet of 
positive absorption in 
Q1. It remains, 
however, the most 
under-utilized office 
class downtown. 

Source: Avison Young Market Intelligence
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24.8%

40.1%

20.8%
18.8%
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Downtown by micromarket

Vacancy rate by micromarket

The West End market 
was the only decline in 
vacancy, with over 
155,000 square feet 
(sf) of positive 
absorption. Primarily 
driven by lease activity 
at 801 Seventh and 
635 Eighth.

Source: Avison Young Market Intelligence
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Direct Sublet

Downtown office market indicators

Direct and sublet vacancy in percent

This quarter has seen 
a modest increase in 
sublease space 
availability. 
Meanwhile, direct 
leasing activity has 
remained stable with 
no significant 
changes.

Source: Avison Young Market Intelligence
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Price of oil versus downtown vacancy

WTI monthly spot price ($US per barrel) vs. downtown vacancy rate
Oil prices are declining 
amid ongoing market 
uncertainty and 
economic conditions. 
As cost pressures 
mount, oil and gas 
companies are 
reassessing their 
office space decisions, 
with many tenants 
reconsidering or 
postponing relocation 
and upgrade plans.

0%

5%

10%

15%

20%

25%

30%

35%

$0

$20

$40

$60

$80

$100

$120

$140

$160

$180

20
07

20
08

20
09

20
10

20
11

20
12

20
13

20
14

20
15

20
16

20
17

20
18

20
19

20
20

20
21

20
22

20
23

20
24

20
25

WTI monthly spot price Calgary downtown office vacancy rate

Source: Avison Young Market Intelligence, U.S. Energy Information Administration



Page 9 Calgary office market report | Q1 2025

Beltline vacancy

Vacancy rate in percent
Within the Beltline, 
tenants are favoring 
short-term lease 
agreements. 
Meanwhile, landlords 
are leveraging capital 
improvement projects 
to justify rent 
increases. Overall, a 
sense of uncertainty  
characterizes the 
market leading to a 
small increase in 
vacancy this quarter.
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Suburban vacancy

Vacancy rate in percent
While vacancy rates 
have seen a modest 
increase, suburban 
office spaces continue 
to offer the most cost-
effective and reliable 
leasing options. 
Among these, 
Suburban North 
consistently 
outperforms the  
South in tenant 
popularity.0%
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Downtown office average operating expenses 

Historical average operating & tax costs by class

Operating costs are 
beginning to ease as 
prevailing economic 
trends influence the 
market. Class A 
properties are 
experiencing the 
most significant 
increase in costs, 
while Class B 
properties are 
showing signs of 
stabilization.
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New supply 
(sf)

Inventory 
(sf)

Number of 
buildings

Headlease 
vacancy (sf)

Sublease 
vacancy (sf)

Total 
vacancy (sf)

Headlease 
vacancy rate

Sublease 
vacancy rate

Total vacancy 
rate

Occupancy 
(sf)

Absorption for 
quarter (sf)

Under 
construction 

(sf)

Downtown 0 44,939,091 160 9,007,168 2,151,564 11,158,732 20.0% 4.8% 24.8% 33,780,359 -103,042 0

Class AA 0 15,381,587 19 1,133,810 706,238 1,840,048 7.4% 4.6% 12.0% 13,541,539 -6,365 0
Class A 0 18,699,645 52 4,620,402 1,288,912 5,909,314 24.7% 6.9% 31.6% 12,790,331 -155,149 0
Class B 0 9,050,385 56 2,825,466 140,305 2,965,771 31.2% 1.6% 32.8% 6,084,614 74,622 0
Class C 0 1,807,474 33 427,490 16,109 443,599 23.7% 0.9% 24.5% 1,363,875 -16,150 0

Beltline 0 8,170,037 117 1,271,981 200,360 1,472,341 15.6% 2.5% 18.0% 6,697,696 -38,996 0

Class A 0 2,877,828 29 350,272 114,906 465,178 12.2% 4.0% 16.2% 2,412,650 -31,645 0
Class B 0 3,627,251 61 701,690 82,820 784,510 19.3% 2.3% 21.6% 2,842,741 -5,709 0
Class C 0 1,664,958 27 220,019 2,634 222,653 13.2% 0.2% 13.4% 1,442,305 -1,642 0

Suburban North 0 11,208,459 185 1,664,281 119,282 1,783,563 14.8% 1.1% 15.9% 9,424,896 29,072 46,389

Class A 0 6,751,961 90 1,104,352 77,520 1,181,872 16.4% 1.1% 17.5% 5,570,089 22,929 46,389
Class B 0 3,024,294 60 380,986 30,941 411,927 12.6% 1.0% 13.6% 2,612,367 9,306 0
Class C 0 1,432,204 35 178,943 10,821 189,764 12.5% 0.8% 13.2% 1,242,440 -3,163 0

Suburban South 0 13,048,822 187 2,464,776 54,307 2,519,083 18.9% 0.4% 19.3% 10,529,739 -72,695 0

Class A 0 9,915,632 123 2,074,418 43,452 2,117,870 20.9% 0.4% 21.4% 7,797,762 -83,963 0
Class B 0 2,076,390 41 325,227 0 325,227 15.7% 0.0% 15.7% 1,751,163 2,982 0
Class C 0 1,056,800 23 65,131 10,855 75,986 6.2% 1.0% 7.2% 980,814 8,286 0

Calgary total 0 77,366,409 649 14,408,206 2,525,513 16,933,719 18.6% 3.3% 21.9% 60,432,690 -185,661 46,389

Class A 0 53,626,653 313 9,283,254 2,231,028 11,514,282 17.3% 4.2% 21.5% 42,112,371 -254,193 46,389
Class B 0 17,778,320 218 4,233,369 254,066 4,487,435 23.8% 1.4% 25.2% 13,290,885 81,201 0
Class C 0 5,961,436 118 891,583 40,419 932,002 15.0% 0.7% 15.6% 5,029,434 -12,669 0

Calgary area office market stats 
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For more market insights and 
information visit avisonyoung.ca

© 2025 Avison Young. All rights reserved.  E. & O.E.: The information contained herein was obtained from 
sources which we deem reliable and, while thought to be correct, is not guaranteed by Avison Young.
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