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1.0   Economic Background 

The City of Lloydminster is located on the Yellowhead Highway approximately 250 km 
east of Edmonton and 275 km west of Saskatoon, straddling the border (4th Meridian) 
between Alberta and Saskatchewan. The population, according to the Stats 
Canada 2011 Census, Lloydminster showed a population of 27,804 persons.  The City 
of Lloydminster’s 2013 Municipal Census showed a population of 31,483 persons (an 
18.8% increase over its 2009 Municipal Census population of 26,502).  Of the 31,483 
residents, 20,011 (64%) lived on the Alberta side and 11,472 (36%) lived on 
the Saskatchewan side.  

Lloydminster is surrounded by some of the richest farmland in western Canada. The 
district enjoys a buoyant economy, mixed agricultural and oil industry base. The city 
centres a 2,500-square-mile oil field, said to be the largest concentration of heavy crude 
in North America. Oil activities, particularly servicing, refining, pipelining and upgrading, 
have been a predominant Lloydminster activity for many years. Another activity to note 
is specialized manufacturing and machining which manufactures equipment for the 
petroleum industry. 

One measure of economic activity in a city is the level of construction. Building permits 
for 2015 (obtained from the City of Lloydminster Engineering/Planning Dept.) were 
119.3 million in 2015 compared to 167.3 million in 2014 and 188.4 million in 2013.  The 
number of permits has decreased significantly with 387 units in 2013 compared to 585 
units in 2014.  Of these, 117 were for new dwellings. 

The MLS residential sales statistics for the city show that the Saskatchewan side had 
159 sales (36.2%) and the Alberta side had a total of 280 (63.8%).  This includes only 
urban residential properties within the City of Lloydminster and does not include 
“unconditional” sales as at December 31, 2015. The average house price on the Alberta 
side was $394,301 up from $374,398 in 2014 and the average house price on the 
Saskatchewan side was $309,875 down from $320,882 in 2014.  This is an approximate 
5.0% increase from the previous year for Alberta and 3.4% decrease for 
Saskatchewan.  The average house price is the total sale price of all residential sales 
divided by the number of sales.  The average house price on the Alberta side is 
approximately 27.2% higher than the Saskatchewan side. Notably, out of the 439 
residential sales in Lloydminster, 52 or 11.8% were condominium ownerships. 

 

 

http://www.city.lloydminster.ab.ca/index.html
http://www12.statcan.gc.ca/census-recensement/2011/dp-pd/prof/details/page.cfm?Lang=E&Geo1=POPC&Code1=0478&Geo2=PR&Code2=48&Data=Count&SearchText=Lloydminster&SearchType=Begins&SearchPR=01&B1=All&Custom=&TABID=1
http://www12.statcan.gc.ca/census-recensement/2011/dp-pd/prof/details/page.cfm?Lang=E&Geo1=POPC&Code1=0478&Geo2=PR&Code2=48&Data=Count&SearchText=Lloydminster&SearchType=Begins&SearchPR=01&B1=All&Custom=&TABID=1
http://www.lloydminster.ca/index.aspx?NID=840
http://www.lloydminster.ca/index.aspx?NID=840


 

The following table summarizes the MLS statistics and reflects the past 5 years:    

Table #1    

MLS RESIDENTIAL STATS   
As Of December 31, 2015 

Province ALBERTA    SASKATCHEWAN    

Year # of Sales   
Gross Sales  

(Millions)   
Avg. Price/home  

(Alberta)    
# of Sales   

Gross Sales 

(Millions) 
Avg. Price/home  

(Sask.)  
2011 429 132.31 $308,410 245 $57.10 $233,073 
2012 482 $153.28 $326,137 305 $65.05 $249,219 
2013 461 $158.33 $343,440 251 $69.53 $277,026 
2014 505 $189.07 $374,398 257 $82.47 $320,882 
2015 280 $110.40 $394,301 159 $49.27 $309,875 
Change from  

2014 to 2015 
↓225  ↓$78.67 ↑5.0% ↓98 ↓$33.20 ↓3.4% 

  

 According to CMHC, Lloydminster apartment vacancy rates increased significantly from 

3.60% in 2013 to 13.6% in 2015. The average rent for a 2 bedroom apartment 
decreased by 11.1% from $1,226.00/month in 2014 to $1,090.00/month in 2015. The 
2015 apartment survey consisted of 2,320 suites, of which nearly one third are located 
on the Saskatchewan side of the border. The following is a chart for Lloydminster 
showing the average apartment rental rates from 2011 to 2015:  
  

Table #2     

CMHC STATS   

Lloydminster - October 2015 

% ↑/↓ 

from 

previous 

year 
Average Apartment 

Rent 
2011 2012 2013 2014 2015 

  

Bachelor $615 $634 $670 $699 $688 ↓1.6% 
1 Bedroom $697 $748 $794 $938 $961 ↑2.5% 
2 Bedroom $899 $945 $1085 $1226 $1090 ↓11.1% 
3 Bedroom and + $920 $978 $1052 $1270 $1309 3.1% 
Average Rent $821 $872 $988 $1131 $1058 ↓6.5% 

 Overall, vacancy rose by 10% from 2014 to 2015 to 13.6% and average rents 
decreased by 6.5%. This equates to approx. 150 suites vacant in the entire city. 

Local industries include the Heavy Oil Bi-Provincial Upgrader, plus several other smaller 
secondary manufacturing and distributing companies, many of which are related to the 
oil industry. 



Husky Oil  is the largest employer  in Lloydminster. Since the construction of the Bi-
Provincial Upgrader in 1992,  Husky has built the 215 megawatt Meridian Co-generation 
Plant which reached full operating capacity in 1999.  Western Canada's largest ethanol 
plant employs 25-30 full time permanent positions.  This plant supports the local 
economy by purchasing goods and services from local suppliers including 
approximately 350,000 tonnes of feedstock from local producers, produces 
approximately 130 million litres of fuel grade ethanol per year and produces 
approximately 134,000 tonnes of distillers dried grain with solubles (DDGS) per year.   
Husky Oil has also announced a future expansion of the upgrader, however the timing 
of this expansion is still undetermined. 

Lloydminster has numerous parks and playgrounds, a golf course and other leisure 
facilities, including an outdoor swimming pool and an indoor swimming pool and water 
slide facility.  Servus Sports Centre is a $25 million dollar multi-plex sports complex on 
the south side of the city.  Built in 2005, this multi-use recreational complex contains 
twin ice arenas, twin indoor fieldhouses, a fitness wellness center, a 
physiotherapy/sports medicine center, upper level running track, exterior oval speed 
skating rink, child care space, retail sports shop, concession kiosk, lounge/kitchen, etc. 
and services Lloydminster and the surrounding communities.  The City 
of Lloydminster has finished construction of fire hall No. 2, which is located on the truck 
route or 59th Avenue and is in the southwest quadrant of the city. West Harvest Express 
is a hotel with direct access to the multi-plex via a second floor walkway, and was built 
to service the expected clientele of Common Servus Sports Centre. Holiday Inn Express 
(built in 2007) is another hotel located on 44th Street (Trans Canada Highway) 
containing 100 rooms, a pool, work out room and Smitty’s restaurant.  The extreme 
south central area of the city has expanded to include a Tim Hortons, Subway, Papa 
Johns, Servus Credit Union, a Lloydminster & District Co-op gas station/convenience 
store, a McDonalds, an A & W, and numerous other businesses. 

In the extreme west central area of the city north of Highway No. 16 and west of 
80th Avenue is a new area known as Hampton Square, which includes a new 
Lloydminster & District Co-op gas station, two retail buildings, and two hotels (Hampton 
Inn and Meridian Inn and Suites). 

Another new development this year was Brentwood Developments, Phase II, which 
included Marks Homesense, Michaels’s, Q-Nails, Carl’s Junior, Pet Smart, etc. Total 
square feet added in this phase was 103,320 sq. ft. 

To the east, along 44th Street (Trans Canada Highway No. 16) on the Saskatchewan 
side of the border, is a newer Tim Hortons and two newer hotels (Microtel and Super 8), 
along with several newer apartment/condominium buildings. Also, a new Lloydminster 
Co-op gas station/convenience store/car wash opened for business in 2014. 

There are a full range of educational facilities, including the multi-million dollar Lakeland 
College Campus developed in the southwest sector of the city. This campus provides 
community college courses up to university degree courses in several disciplines. The 

http://www.huskyenergy.ca/


Vic Juba Community Theatre is also a 555 seat arts and entertainment theatre on the 
Lakeland College Campus.  

As discussed above, the city has a diversified economic base which is expected to 
maintain and improve for the foreseeable future. 

2.0     Study Area and Inventory  

The study area includes the entire City of Lloydminster. The majority of the strip retail is 
concentrated on 44th Street (Trans Canada Yellowhead Highway), which runs the entire 
width of the city. There is a secondary Highway commercial strip which is 50th Avenue, 
the Meridian, also known as Provincial Highway No.17. Excluded from this study is the 
retail component of the downtown core. The malls are classified as either an enclosed 
retail mall or strip development which includes the Cornerstone Power Center & "Big 
Box" retail. Excluded from the survey were any one-storey free-standing buildings on 
pads unless they were part of a mini power center, "Big Box" retail or part of a major 
development such as Cornerstone, Brentwood Developments, Hampton Square, etc. 

The total inventory is approximately 2,007,772 sq. ft., including one enclosed mall 
located in the centre of the city on the Trans Canada Yellowhead Highway on 
the Alberta side of the border. Anchors in this enclosed mall include Sears, Safeway & 
Shoppers Drug Mart. This mall has been undergoing extensive renovations over the 
past few years and are nearing completion.  Safeway relocated to the west end of the 
mall and Shopper’s Drug Mart enhanced their location by moving into the old Safeway 
spot. 
  
Total CRU's added this year into the strip category included 114,631 sq. ft. which 
consisted of several new buildings on the Alberta side. There was one newer retail area 
located on the Saskatchewan side in the past year known as Iron Wells Crossing. 
  

Added to the survey this year was Brentwood Developments, Phase II, which included 
Marks Homesense, Michaels’s, Q-Nails, Carl’s Junior, Pet Smart, etc. Total square feet 
added in this phase was 103,320 sq. ft.  Mark’s is 22,000 sq. ft. (included in total square 
feet) and was added into the anchor category. 

Also added this year to the survey was an existing 3 building complex (43,880 sq. ft.) 
located along 44th Street (Trans Canada Highway No. 16) known as the Resource 
Centre.  

  
Removed from the survey this year was a total of 17,007 sq. ft. which consisted of “Civic 
Plaza” which was considered to be a “downtown” office space, and two other buildings 
considered to be owner occupied and not a “retail mall” with space for lease. 
  



3.0   Retail Space Overview   

The Lloydminster retail market presently has 199,982 (10.0%) sq. ft. in the enclosed 
mall and 1,637,134 (81.5%) sq. ft. in strip retail on the Alberta side of the city and 
170,656 (8.5%) sq. ft. on the Saskatchewan side. As a result, the addition of any retail 
development 10,000 sq. ft. or over can have a significant impact on the vacancy in that 
category over the short term. Establishing absorption figures over a period of time is 
one of the objectives of the study and will come into play in the future as historical 
information is available. 

The information gathered and summarized in the following table is effective as of 
December 31, 2015.  

 Table #3    

RETAIL MALL SURVEY   
EXECUTIVE SUMMARY - Effective December 31, 2015, Conducted January 5, 2016 

Type 
Total 

Area    
(Sq.Ft.) 

Anchor    
(Sq.Ft.) 

CRU's    
(Sq.Ft.) 

Total    

Vacant    
(Sq.Ft.) 

Vac. 
2011 

Vac. 
2012 

Vac. 
2013 

Vac. 
2014 

Vac. 
2015 

Enclosed 199,982 109,433 90,549 7,413 0% 0% 0% 11.37% 3.71% 
Strip 1,637,134 732,334 904,800 45,678 2.44% 1.16% 0.53% 1.25% 2.79% 
Total Alberta 1,837,116 841,767 995,349 53,091 2.14% 1.03% 0.47% 2.39% 2.89% 
Total Sask. 170,656 0  170,656 19,905 0% 1.60% 1.70% 0% 11.66% 

Total City 2,007,772 841,767 1,166,005 72,996 1.97% 1.07% 0.56% 2.20% 3.64% 

  

4.0    Vacancy  

The overall city-wide mall vacancy is 3.64% with 2.89% on the Alberta side and 11.66% 
vacancy on the Saskatchewan side.  The Alberta side of the city has 91.5% of all the 
mall retail space while the Saskatchewan side was 8.5%. The Alberta vacancy 
increased from the previous year from 2.39% in 2014  to 2.89% in 2015.  Saskatchewan 
vacancy increased from nil in 2014 to 11.66% in 2015. The reason for the higher 
percentage in Saskatchewan is due mainly to a newer development known as Iron 
Wells Crossing which included two buildings which have been built this year and as yet 
have not been fully leased. As noted earlier, the addition of any retail development 
10,000 sq. ft. or over can have a significant impact on the vacancy in that category over 
the short term. 

As of December 31, 2015,  the vacancy decreased from 2014 to 2015 in the enclosed 
mall from 11.37% vacancy to 3.71% in 2015 which equates to two units  or 7,413 sq. ft. 
vacant. 

Vacancy increased in the strip category from 1.25% in 2014 to 2.79% in 2015. This is 
considered to be a small increase from the previous year. 



The overall city vacancy rate has increased from the previous year from 2.20% to 
3.64%.  Even with this vacancy rate, prospective tenants have very little space to 
choose from. 

5.0   New Construction  

Over the last decade most of the new retail construction in Lloydminster has been 
concentrated on the Alberta side of the border. Commercial vacant land parcels fronting 
onto 50th Avenue (Highway No. 17 S.) on the Saskatchewan side of the border are 
actually being or have already been developed.  

Added to the survey this year was a new development known as Hampton Square, 
which is located on the west side of 80th Avenue and north of 44th Street (Trans 
Canada Highway No. 16).  This included 2 retail buildings (17,391 sq. ft. and 3,600 sq. 
ft. respectively), a Co-op gas station, the Hampton Inn and Meridian Inn and Suites. 

Added to the survey this year was Brentwood Developments, Phase II, which included 
Marks, Homesense, Michaels’s, Q-Nails, Carl’s Junior, Pet Smart, etc. Total square feet 
added in this phase was 103,320 sq. ft. 

Also added to the survey this year in the strip category were several new buildings built 
on the Alberta side.  One is located on the west side of 51st Avenue and are between 
36th Street and 39th Street in what is known as Platinum 4 Investors Development. One 
is located on Highway 16 W. near the Husky truck stop, and two buildings on the 
Saskatchewan side in the Iron Wells Crossing area. 

Lloydminster is strategically located between Saskatoon and Edmonton's trade markets 
allowing for Lloydminster to have a growing trade area of well over 100,000 people.  
The retail sector has definitely had a positive economic impact on the community. 

All indications point to supply exceeding demand for retail space on both sides of the 
border for the foreseeable future. 

6.0   Rental Rates  

Discussion with leasing agents indicate that  there is stronger interest on the Alberta 
side. Historically, the Saskatchewan side leases up more slowly, at a slightly lower rate 
than comparable space on the Alberta side. 

Rental rates for the strip malls and mini power centers on the Alberta side are in the 
$9.00/sq. ft. triple net to $32.00/sq. ft. triple net range and appear to be in line with retail 
rates in other major urban centers in Alberta.  The rental rates on 
the Saskatchewan side appear to be in the $9.00/sq. ft. triple net to $25.00/sq. ft. triple 
net range, which is also in line with rental rates for cities of similar size. 



Leasing inducements which include rent free periods and/or tenant improvements 
appear to be minimal in the Lloydminster market. This is due primarily to the limited strip 
retail available and the pent-up demand for any new construction. The majority of new 
construction has been on a pre-leased basis. 

7.0   Market Overview  

Although apartment vacancy rates are higher than previous years, it is expected that we 
will continue to see a slight increase in apartment vacancies and corresponding 
decreases in rents. Overall, it is expected to stabilize and flatten out by the end of 2016. 
  

With the downturn in the petroleum sector, industrial properties have seen an increase 
in vacancies and a slight decrease in rental rates. However, the retail sector remains 
strong. 

The number of residential properties listed on the MLS system increased on both sides 
of the border between 2014 and 2015, and at the same time the volume of sales 
decreased. This has resulted in a significant oversupply of available residential 
properties. At the current rate of sales the Alberta side has just over 11 months of 
inventory listed and the Saskatchewan side has about 8 months of inventory.  Despite a 
significant drop in the volume of sales on both sides of the border, the average selling 
price of residential properties on both the Saskatchewan and Alberta sides of 
Lloydminster have shown significant resilience. The average selling price of residential 
properties on the Saskatchewan side of the border has decreased slightly while the 
Alberta side has actually shown a small increase. 

Cities such as Lloydminster, which are closely tied to the energy sector, were hardest 
hit by falling oil prices and the sluggish economy but most economists predict that the 
economy will stabilize by the end of the year. 
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9.0   Qualifications  

Readers of this Study are welcome to use the information as deemed appropriate, 
providing M.I.T. Appraisals Ltd. and Brunsdon, Junor, Johnson Appraisals are 
quoted as the reference sources. The information contained herein is believed but not 



warranted to be accurate. Readers are cautioned to make their own investigation before 
making any financial decisions. 

M.I.T. Appraisals Ltd. is a real estate appraisal firm with many years experience, 
providing a wide range of appraisal services, with the primary market being the 
northwest portion of the Province of Saskatchewan and the northeast portion of the 
Province of Alberta.  

Brunsdon Junor Johnson Appraisals who co-author this document is a real estate 
appraisal firm providing a wide range of appraisal and consulting services, with the 
primary market being the north central half of the Province of Saskatchewan.  

  

M.I.T. Appraisals Ltd. 
5503-52 Street 

Lloydminster, SK/AB  T9V 0R7 

Phone: 780-875-3500 Fax: 780-875-3539 

Website: www.mitappraisals.ca 

email us at: office@mitappraisals.ca. 
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