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Greater Toronto market fundamentals

17.9%

total availability rate
down from 19.5% in Q2 2025

4.0M

square feet (sf) available sublet space
down from 5.6 million sf (msf) in Q2 2025

175K

sf office area under construction
equal to 0.1% of existing inventory

188

GTA buildings with more than
50,000 sf available
down from 210 in Q2 2025

3.6%

Vacancy rate in Trophy buildings
vs. 15.6% overall vacancy

1

new office building completion
across the GTA in Q2 2026
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Greater Toronto office market trends

0l

Recovery continues with absorption
across downtown and suburbs

The GTA's overall availability rate rose 30 basis points
(bps) to 17.9% during the second quarter - but was
down 220 bps year-over-year. Overall vacancy
declined 10 bps quarter-over-quarter to 15.6% -
down 160 bps year-over-year. Net absorption was
very strong once again during the quarter, as total
occupied area across the GTA increased by nearly 2.2
msf, with most of the gain (more than 1.6 msf)
centred in the Downtown market. Although big-block
leasing activity has subsided somewhat compared to
the pace of the past few quarters, demand from
tenants is expected to remain healthy through the
second half of 2026.

GTA-wide, the amount of space available for
sublease decreased by 300,000 sf quarter-over-
quarter (and was down nearly 1.6 msf year-over-
year), while direct available space rose by nearly 1
msf to 28 msf (down 2.4 msf year-over-year).
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Leasing surge subsides, but many
tenants still active in the market

Following a wave of major leasing transactions in
2025 and early 2026, demand from the Big Five
banks and government tenants has begun to
plateau, reducing two of the key drivers of
Downtown Toronto's office-space absorption in
recent quarters. In addition, strong demand from
these sectors had the effect of encouraging other
tenant companies to make decisions about their
space options, rather than risk missing out on
opportunities.

Although the surge may have passed for the
moment, many tenants remain active across the
Downtown and suburban markets, and there is a
sense that the office market has found its footing
again after the disruptions of recent years.

03

Available sublet space closing in on
historical average levels

After a rapid rise beginning in 2020 and escalating
to a peak of nearly 9.2 msfin Q2 2023, the amount
of space available for sublease across the GTA
office market has declined to just 4 msf at the end
of Q2 2026. This represents a decrease of almost
1.6 msf year-over-year, and is approaching the
market's long-term average of 3.8 msf available for
sublet.

A number of factors have contributed to the
decline in space on the sublease market. As the
office market has recovered, tenants looking to
expand or improve the quality of their space have
taken advantage of some opportunities, while
other spaces have been removed from the market
as existing tenants’ staff returned to office and
their requirements became clearer. For landlords,
the result is fewer tenant options that compete
with their own direct available spaces.



Downtown and Midtown

Toronto office markets

Market continues to tighten as
prolonged construction boom ends

The availability rate in Downtown Toronto
remained stable quarter-over-quarter (and
was down 360 bps year-over-year) at 15.5%.
Vacancy declined 20 bps during the quarter -
and 270 bps year-over-year - to 12.9%.
Occupied area across the downtown market
increased by more than 1.3 msf during the
quarter as positive net absorption in Trophy,
class A and B buildings more than offset
losses in class C.

The second quarter was marked by the much-
anticipated completion of the 1.4-msf CIBC
Square Phase Il - the only project that
remained under construction after several
waves of deliveries dating back nearly 20
years. With no new starts announced, any
future developments are unlikely to deliver
until at least 2030.
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Performance gap between asset
classes widens

A growing gap has emerged between Trophy,
class A, and class B office assets. With no new
premium supply on the horizon, demand is
expected to shift into existing Trophy and
class A buildings, supporting rent growth in
those sectors and further separating top-tier
assets from the rest of the market. Trophy
buildings are commanding record-high rents
and filling more quickly, but demand is
increasingly spilling into class A properties

due to the scarcity of available Trophy spaces.

The result is a widening rental premium - up
to $40 or $50 per square foot between
building classes - as tenants place greater
value on building quality, amenities, and
access to transit infrastructure.

Availability and vacancy revert
to rising trends in Midtown

Availability in the Midtown market rose once
again in Q2, by 40 bps to 23.7% (unchanged
year-over-year). Vacancy also ticked up
during the quarter (rising 80 bps to 21.6%),
and was up 20 bps year-over-year.



Suburban GTA
office markets

All markets post positive absorption
through the first half of the year

The GTA's suburban markets collectively
posted rising availability (up 60 bps to 19.3%)
but declining vacancy (down 10 bps to 17.3%)
during the second quarter. Year-over-year,
suburban vacancy was down 80 bps, while
availability was down 120 bps - falling 360
bps in Toronto North (to 18.1%), 150 bps in
Toronto East (to 20.6%) and 30 bps in
Toronto West (to 18.7%).

Through the first half of the year, net
absorption was positive across all suburban
markets, as total occupied area in Toronto
East increased by 853,200 sf, in Toronto West
by 469,100 sf, and in Toronto North by
425,500 sf.
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Suburban satellite locations may be
gaining some traction

As more workers continue to be brought
back to in-office work, and the price of high-
quality downtown space increases, some
companies that had allowed their suburban
satellite locations’ leases to expire are
revisiting those decisions and considering
satellite options again - especially in
locations with good transit access and/or
abundant free parking.

Along similar lines, some of the big banks
have leased additional space in buildings
where they already have a footprint - even if
they have no specific plans yet for its use,
they recognize the need to provide space for
more staff as in-office days increase.



Greater Toronto
office market indicators

Historic office market trends
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Vacancy

Availability/
vacancy (%)
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Source: Avison Young Market Intelligence

GTA-wide, YTD net
absorption in 2026
exceeds the annual
totals for every year
so far this century.



Greater Toronto
office market indicators

Availability rate by class

mQ22025 mQ32025 mQ42025 mQ12026 mQ22026
25%
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10%

Availability rates for
all classes ticked up
slightly during the
Trophy second quarter.
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Greater Toronto
office market indicators

Availability rate by district
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with mixed results
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Greater Toronto
office market indicators

Sublease as a percentage of total availability by class
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Greater Toronto

office market indicators
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Source

: Avison Young Market Intelligence

13% of available
space inthe GTAis
for sublease (4 msf),
with the majority
(2.8 msf) located in
class A buildings.



Greater Toronto
office market indicators

Net asking rents
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Source: Avison Young Market Intelligence

Average asking rental
rates for Trophy assets
rose for the fifth
consecutive quarter in
Q2 2026.



Greater Toronto
office market indicators

Occupancy costs

H Asking net rent (average $psf) Additional costs (average $psf)
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520 GTA rose quarter-
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first time in more

0 than a year.
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Greater Toronto office market activity

Significant lease transactions by district

161 Bay St., Toronto Downtown Capital One 96,200

2 Bloor St. E., Toronto Midtown Ronald A. Chisholm 13,800 Renewal
27 Allstate Pkwy., Markham East Intel 48,400 New
100 Sheppard Ave. E., Toronto North Ethoca Technologies 25,500 Renewal
4 Robert Speck Pkwy., Mississauga West WSIB 77,700 New

Significant sale transactions by sale price

95 Wellington St. W., Toronto Central $198,130,000 / $600 Cadillac Fairview / Ontario Pension Board
1 Queen St. E. & 20 Richmond St. E., Toronto Central $145,500,000/ $289 Infrastructure Ontario CPP Investments

5900 Hurontario St., Mississauga West $62,800,000 / $328 Citigroup Orlando Corp.

477 Mt. Pleasant Rd. & 250 Davisville Ave., Toronto Central $57,750,000/ $237 Steven Gary Properties Inc. Pemberton Group

150 Commerce Valley Dr. W., Markham North $50,000,000/ $238 Marianne 30 Ltd. LaSalle Investment Management
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Greater Toronto office market statistics

Brarar Existing YTD Under construction Direct Sublet Total Q2 2026 YTD 2026
inventory (sf) deliveries (sf) (sf) availability (%) availability (%) availability (%) net absorption (sf) net absorption (sf)

Downtown 83,559,100 1,435,500 0 13.3 2.2 15.5 1,612,300 2,912,900
Midtown 13,538,600 0 0 18.5 5.2 23.7 -66,700 -40,000
East 27,618,600 0 0 19.4 1.2 20.6 347,700 853,200
North 14,815,800 0 175,000 17.0 1.0 18.1 199,600 425,500
West 39,444,900 0 0 16.3 2.4 18.7 105,500 469,100
GTA overall 178,977,000 1,435,500 175,000 15.6 22 17.9 2,198,400 4,620,800
Existing YTD Under construction Direct Sublet Total Q2 2026 YTD 2026
inventory (sf) deliveries (sf) (sf) availability (%) availability (%) availability (%) net absorption (sf) net absorption (sf)
Trophy 16,464,200 1,435,500 175,000 1,314,500 1,403,700
Class A 98,230,200 0 0 16.2 2.9 19.1 948,800 3,006,100
Class B 51,174,400 0 0 19.1 1.7 20.8 28,500 268,800
Class C 13,108,200 0 0 11.3 1.8 13.1 -93,400 -57,700
GTA overall 178,977,000 1,435,500 175,000 15.6 2.2 17.9 2,198,400 4,620,800

Note: All sf numbers rounded to 100 sf
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For more market insights and
information visit avisonyoung.ca
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