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Retail fundamentals in Edmonton’s retail market has demonstrated consistent performance
Edmonton remain over the past three years, signaling a period of ongoing recovery and

resilient despitp shifting stability following disruptions caused by the pandemic.
market dynamics
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up 0.4% from
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Retail trends to watch

Edmonton leads retail spend, driven by
rising income and population growth

Consumer spending in the Edmonton region continues
to rise on a nominal basis. The city leads Canada in per
capita retail expenditures, driven in part by well-paying
jobs in the energy sector. As interest rates continue to
decline, spending is expected to accelerate.

Edmonton remains among the top metro areas for
disposable income and housing affordability,
positioning it to outperform other major Canadian
cities in retail sales growth while continuing to attract
interprovincial migrants.
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Childcare demand reshapes retail
real estate landscape

The rollout of federal-provincial childcare funding has
provided relief of up to $30,000 for childcare programs
through federal grants; which has fueled quick
absorption of the available commercial real estate
suitable for conversion. Market dynamics have shifted:
there is a growing prevalence of non-profit and
preschool-only operators over traditional full-day, for-
profit models—especially those requiring outdoor
space. From a leasing standpoint, inquiries and leads
from traditional childcare tenants have noticeably
declined due to provincial grant caps.

Lease provisions face new Iegal risks
in light of competition act reforms

Recent enforcement trends by the Competition Bureau
have placed increased scrutiny on exclusivity clauses
and restrictive covenants in retail leases. These
provisions are now considered presumptively anti-
competitive, particularly when they involve broad
geographic scope, indefinite terms, or protections
favoring dominant tenants—conditions that may
substantially lessen competition in local markets. While
grocery anchors have been the primary focus, these
guidelines apply across all retail sectors, signaling a
broader shift in regulatory oversight impacting
property controls and leasing strategies.



Province of Alberta economic snapshot

Employment growth
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Source: Government of Alberta, Statistics Canada

The rate of population growth
for the province has started to
cool down as limits have come
in play for new entrants and
non-permanent residents,
allowing for business to catch
up and meet the gap in retail
demand.

As a result, the number of jobs
produced has been steadily
climbing to meet population
growth and the demand for
work, further contributing to
the provincial economy and its
outlook for the years ahead.



Net migration by province

Population growth due to interprovincial migrations Q1 2025
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Alberta led all provinces in net
interprovincial migration,
recording 17,444 new residents
in Q1 2025.

While this marks a 63.4%
decline from the same quarter
in 2024 - largely due to changes
in federal immigration policy
and a drop in non-permanent
residents - the province
continues to attract
newcomers. In fact, Alberta
recorded a total net migration
of 152,552 in 2024, reinforcing
its appeal as a top destination
for domestic movers.



Migration to Alberta by province

Impact of interprovincial relocation on population growth Q1 2025
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According to Statistics Canada’s
latest numbers, Alberta
welcomed 21,335 new residents
in Q1 2025, the majority arriving
from Ontario, followed closely in
volume by British Columbia.

Key drivers of this migration
trend include housing
affordability, overall cost of living,
employment opportunities, and
income levels.



Retail investment volume

Historic retail market trends
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Vacancy Rates

Historical retail vacancy in Edmonton
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Retail vacancy rates have been
trending downward from 2021 to
2024, before climbing slightly in
2025 due to new construction
deliveries. Demand for physical
storefronts have strengthened as
the rapid growth of e-commerce
begins to level off.

Despite challenges stemming
from shifts in work patterns,
Downtown Edmonton is showing
signs of recovery, supported by a
growing residential population in
the core. The return of workers,
students and visitors, along with
ongoing development, is
expected to further boost retail
activity.



Retail snapshot

Under construction

Historical retail construction as a percentage of inventory
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As of mid-2025, Edmonton has
approximately 543,200 square
feet (sf) of retail space under
construction, representing a
6.91% decline compared to the
previous year.

Despite this moderation, the
city's retail development
pipeline continues to rank
among the most stable in major
Canadian markets.



Overall base rents

Edmonton average base rents compared nationally
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Strong tenant demand, limited
space availability, and interest
in new developments have
driven rental rates upward.

While rising unemployment,
cautious consumer sentiment,
and slower population growth
are expected to temper rent
growth, projections still point to
a steady upward trend through
2026.



Is Alberta meeting its childcare
needs?

Policy changes have included a
reduction in licensing for for-profit
daycare facilities and funding caps
for non-profit operators.

195,517

Licensed childcare spaces in
Alberta as of 2025.

68,700

New spaces planned by March
2027 by the provincial and
federal government.
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Affordability and staffing pressures
in Alberta’s childcare sector

Alberta childcare spaces per capita
(population aged 0-6)
In April 2025, the government of Capital Grant Program, however the =2021  m2025
Alberta implemented a flat monthly program has since reached a cap in 3
parent fee of $326.25 for full-time care May 2025 and for-profit childcare
and $230 for part-time care for children facilities must waitlist for government

up to kindergarten age. subsidies. 230
Licensed childcare programs that This has led to programs being

commit to these fee structures are understaffed and an increase in 5

eligible for affordability grants up to waitlists for parents trying to find

$30,000 through the Building Blocks childcare.

Source: Government of Alberta & Statistics Canada
*Including all childcare types: facility based, family day home, group family childcare
program, innovative childcare program, daycare, out of school care, preschool
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Is the demand for childcare being met?

Number of children in Alberta enrolled in licensed childcare versus population

m Age 0-6 population ~ ® Number enrolled

372,460

2025

195,517

361,774
2021

156,623
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Nearly 52% of children aged 0 - 6 are
already enrolled in full-time childcare,
and demand is rising year-over-year,
far outpacing new capacity.

Although the number of programs
have increased in the past 5 years, the
gap to meet this demand is widening
as waitlists continue to grow and
affordability becomes an issue.

With new investment and
development underway, the need for
more integrated childcare facilities to
mixed-use projects and communities
is at an all-time high. This presents a
heightened opportunity for
developers and future childcare
tenants to capitalize on a growing
market.



Developments underway

= —

REMIUM

AirPoint |

Fully Leased
4

Building Michener Park | 122 Street and 48 Avenue
Developer The University of Alberta Properties Trust
Expected Fall 2025

New south-central community featuring both residential and
commercial development. Once complete, Michener Park
Square will offer approximately 60,000 sf of retail space,

Details including multiple CRU buildings with a variety of inline and
endcap units ranging from 1,200 to 12,000 sf available for
lease.
Retail
space 60,000 sf
anticipated

Westmount Centre | Groat Road & 111 Avenue NW
First Capital
2027

The southern section of Westmount Centre is set to undergo
renovations in the coming months, converting the former
enclosed mall into an open-air shopping destination. As one of
Edmonton’s earliest suburban retail hubs, this redevelopment
reflects a broader trend reshaping malls across Canada.

To be determined

AirPoint at EIA | QEll Highway and Airport Road
Avatex Group
2026

20+ acre retail development located at the primary
entrance to the Edmonton International Airport (EIA) with 3
distinct retail destinations. 57,000 sf of commercial space in
Phase I, and 250,000 sf of commercial space in all 3 phases
upon completion.

250,000 sf
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Developments underway

Building Ever on Baseline | Sherwood Park Alliance Centre Gateway | 4805 Gateway Blvd NW Sunwapta West | NE Corner of Stony Plain Road & 186 St
Developer EVER Real Estate Developments Alliance M) Developments Cameron Development Corporation
Expected 2027 Fall 2025 2026
EVER on Baseline is a proposed development on one of Alliance Centre Gateway is a planned mixed-use development Sunw_apta Centrg and Sunwapta‘V\(est in West Edmonton offer
, . LY X i ) ! ) . a mix of home improvement, dining, and health and beauty
Sherwood Park’s main roadways. This site is expected to integrating office and retail space in South Edmonton. The site . . .
. ; . ; . P, . services. Located along Stony Plain Road—a key arterial route
Details include opportunities for a grocery/big box anchor and a offers high visibility along Gateway Boulevard and convenient o .
. . - ) ) . i ) A s to the city's west end—and adjacent to the Anthony Henday
variety of retail and professional uses, including multiple access via Calgary Trail, positioning it well within a key ) . R
) . ) freeway, both sites benefit from strong visibility and
drive-thru restaurants. commercial corridor. I
accessibility.
Retail
space 78,973 sf 31,404 sf To be determined
anticipated
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Retail submarkets

New deliveries | Under construction Absorption
Submarket name P i (sf) Vacancy
! (12-month net, sf)

Central 0 0 15.50% -60,180
North 177,090 145,430 4.80% 57,370
South 72,622 355,068 3.10% 52,536
South Central 0 0 2.30% -2,993
West 115,455 42,739 1.70% 155,503
Whyte Avenue/Old Strath... 0 0 3.10% 49,306
Edmonton region total 365,167 543,237 4.9% 251,542

Absorption

New deliveries Under construction

Submarket name P i = (sf)

Vacancy

(12-month net, sf)

Edmonton Outlying 0 160,686 2.50% 99,667

*as a percentage of total built-space excluding general
. . lease areas of less than 20,000 square feet
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For more market insights and
information visit avisonyoung.ca
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Principal, Managing Director

+1 780.909.7850
cory.wosnack@avisonyoung.com

Ben Snider

Senior Associate, Retail
+1780.915.8417
ben.snider@avisonyoung.com

Michelle LaBossiere

Client Services Coordinator, Retail

+1 587.882.9752
michelle.labossiere@avisonyoung.com

Darren Snider

Principal, Land & Retail

+1 780.405.7150
darren.snider@avisonyoung.com

Siv Lalli

Senior Associate, Retail

+1 780.803.9000
siv.lalli@avisonyoung.com

Rachel McDonald

Client Services Coordinator, Retail
+1 780.665.6705
rachel.mcdonald@avisonyoung.com

Arlyn Stoik

Principal, Retail

+1 780 428 7850
arlyn.stoik@avisonyoung.com

Ben Volorney

Principal, Retail

+1 780.909.5810
ben.volorney@avisonyoung.com

Alison Hansen-Carlson

Senior Associate, Brokerage Services

+1 780.702.0692
alison.hansen-carlson@avisonyoung.com

© 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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