
Market Characteristics Could Cushion 
the Impact of a Prolonged Trade War

Economic makeup could soften tariff impacts. Edmonton’s top em-
ployers include Stantec, the Provincial Government and the Universi-
ty of Alberta. Stakeholders have also invested into tech, clean energy, 
logistics, and food and agriculture, helping to fuel economic diver-
sification. These factors highlight the synergies between the private 
sector, government and post-secondary institutions, which has helped 
create a business-friendly environment, while also making the metro 
a global leader in engineering and research, as well as in artificial 
intelligence. Additionally, these sectors offer both stable and lucrative 
jobs; combined with Edmonton’s lower cost of living, this has created 
some of the highest disposable income levels in Canada. While un-
employment could rise due to a prolonged trade war with the United 
States – putting Edmonton’s retail property sector at risk – the metro’s 
economy and labour market are forecast to outperform the nation at 
large. These benefits create an optimistic long-term outlook. 

Energy sector able to withstand tariffs. Edmonton houses many of 
Canada’s oil and gas servicing companies. While a 10 per cent tariff is 
expected to eat into sector profits, its overall impact is manageable. 
Given the lack of substitutes and interconnected supply chains, oil 
exports will likely be inelastic. Oil producers are also signaling plans 
to increase output in 2025, as the recently completed Trans Mountain 
Pipeline allows for a more diverse export market. Combined, these 
will help mitigate some employment risks, cushioning the negative 
impact on consumer spending and retail property fundamentals.

Retail 2025 Outlook

* Forecast

CONSTRUCTION:

VACANCY:

RENT:

While openings are set to edge lower 
compared with last year due to some 
feasibility challenges, demand for new, 
high-quality supply remains healthy. 
Construction starts have also risen 
since 2022, which will unlock some 
needed supply in the coming years.

While vacancy will edge higher, lower 
borrowing costs, along with Edmon-
ton’s higher disposable incomes, will 
maintain a 3.0 per cent rate. Leasing 
will likely be led by franchise and 
national brand retailers looking to cap-
italize on recent population growth.

Low vacancy and demand for new 
builds will drive rent growth in 2025; 
however, gains are likely to moderate 
compared with last year. Labour un-
certainties, easing population growth 
and trade tensions could temper 
consumer confidence and business 
expansion. 

EMPLOYMENT:
Stable employment in the public and 
education sectors – along with more 
diversified trade routes – could drive 
job growth, albeit at a slower pace. 
Protectionist U.S. trade policy poses 
the largest risk, as it could lead to 
weakening labour market conditions. 

Sources: Altus Data Solutions; CoStar Group, Inc.; Statistics Canada 
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* Forecast 

CONSTRUCTION

RENT

•	 Deliveries have trended down since the pandemic. Coupled with healthy 
leasing amid historic population growth and higher disposable incomes, this 
has led to vacancy falling for the third consecutive year, hitting 2.7 per cent.

•	 South Central held the lowest vacancy rate at 1.0 per cent, but Central and 
Old Strathcona witnessed the largest drop at 120 basis points each.

•	 While completions edged higher last year, openings have been trending 
down since 2019. Because retail construction costs have surged, obtaining 
feasible rents has been challenging, putting a lid on construction.

•	 Amid population growth and hybrid work options, the suburbs are seeing 
more retail development in open-air malls and neighbourhood centres.

•	 As vacancy has contracted significantly in recent years amid slowing sup-
ply growth and healthy demand tailwinds, annual rent growth reached a 
near-decade high in 2024.

•	 Annual rent growth accelerated across all retail formats, led by strip centres 
anchored by essential goods retailers at 6.1 per cent. 

VACANCY

4Q 2024: Trailing 12-Month Period

70

5.6% 

993,700

The information contained in this report was obtained from sources deemed to be reliable. Every effort was made to obtain accurate and complete information; however, no representation, warranty or guarantee, 
express or implied, may be made as to the accuracy or reliability of the information contained herein. Metro-level employment growth is calculated based on the last month of the quarter/year. Sales data includes 
transactions sold for $1 million or greater unless otherwise noted. This is not intended to be a forecast of future events and this is not a guarantee regarding a future event. This is not intended to provide specific 
investment advice and should not be considered as investment advice. Sources: Marcus & Millichap Research Services; Altus Data Solutions; CoStar Group, Inc.; Statistics Canada

Edmonton Office:  

Investment Highlights

                   sq. ft. completed

       basis point decrease in vacancy Y-O-Y

            increase in the average asking rent Y-O-Y

Sources: Altus Data Solutions; CoStar Group, Inc.; Statistics Canada 

Michael Heck   
10175 101 Street, Suite 1820

Tel: (587) 756-1600 | michael.heck@marcusmillichap.com

Prepared and edited by:

Edmonton, Alberta T5J 0H3

                                              First Vice President, District Manager | Western Canada 

For information on national retail trends, contact:

John Chang
Senior Vice President, Director | Research & Advisory Services

Tel: (602) 707-9700 | john.chang@marcusmillichap.com

Price: $250

Marcus & Millichap 2025 | www.MarcusMillichap.com©

Frank Zhao
Research Analyst, Canada | Research Services

•	 Elevated borrowing costs weighed on retail property investment in 2024. 
Total sales fell 10 per cent compared with 2023 – the second consecutive 
annual decline. As institutional capital largely remained sidelined or fo-
cused on other assets, sales in the $20 million-plus category led the overall 
drop. Total dollar volume was also down 50 per cent year over year as a 
result.

•	 The drop in total sales was driven by a 25 per cent decline in multi-tenant 
deals. In contrast, single-tenant transactions – which accounted for 62 per 
cent of total sales – were largely unchanged. While offering less diversifica-
tion, single-tenant assets are often leased by nationally recognized tenants 
under long-term deals, making them attractive to investors.

•	 As institutional capital largely took a wait-and-see approach, private local 
buyers dominated the investment market, composing a 60 per cent share of 
total dollar volume purchased. Nevertheless, there is still some institutional 
interest in Edmonton’s retail sector. Higher real disposable incomes and 
recent population growth paint an optimistic outlook. Institutional players 
are likely to remain focused on essential-based, neighbourhood centres.

Supply and Demand
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