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2012 

SASKATOON OFFICE STUDY

HIGHLIGHTS FROM 2011

2011 continued in the first phase of a dramatic
increase in the Saskatoon office inventory. 
Developments that were initiated in 2010 or earlier
were quickly absorbed, and new construction started
within the last two years is in a good position to be
taken within the near future - possibly within the first
half of 2012.

There has been an increase in the overall Saskatoon
office  inventory,  to roughly 6.68 million square feet. 
This is up from 6.58 million at January 1, 2011.  

Demand for more office space, particularly in the
downtown,  is behind the continued new construction
and renovation projects.  Sentiments among industry
professionals appears to indicate that the market
should remain healthy for quite some time.

Available space in all categories had been absorbed
throughout  2011, causing vacancy rate decreases
in every class of space downtown.  Currently, there
is no vacancy reported in any Class A buildings in
the downtown.

Unlikely last year, which saw the $50,000,000 sale of
the Saskatoon Square, there were no notable sales
in the downtown office market.  In the suburban
areas, there was a sale of the 43,000 square foot
Superior Millwork building in the Airport Industrial
Area, for $4,200,000. 

LEASING

The former Capitol Theatre on 1st Avenue was a
targeted redevelopment project a number of years
ago, and was leased to a single tenant - SNC
Lavalin.  

The Arthur Cook Building on 24th Street East and
Ontario Avenue was leased, after a complete
renovation in 2010 and 2011.  Stuart Olsen
Dominion Construction is the new occupant.  

It is reported that Golder and Associates will occupy
a good portion of the Nexus office building on 2nd

Avenue North.

K+S Potash has set up offices in the former
SaskPower building on 22nd Street and 4th Avenue,
representing a smaller, but notable transaction.

NEW CONSTRUCTION

Construction continued on three notable project,
including the River Centre on 19th Street, the Nexus
building on 2nd Avenue North, and at Wall Street and
23rd Street East.  Combined, these three projects
encompass some 84,000 square feet that will likely
be completed within 2012.

Downtown

Tonko Realty Advisors still have the potential to
construct another office building of perhaps 150,000
square feet at the northwest corner of 19th Street
East and 2nd Avenue South.  This is still a tentative
project as the initial River Centre building
progresses.

2-Seven-5 Second is the moniker for the project
between 1st and 2nd Avenue, on 20th Street East.  It
appears as though the project has yet to initiate
construction.

The River Landing project will add approximately
100,000 square feet of space once it is completed. 
An expected date of completion is in Spring 2014.

On the corner of Wall Street and 23rd Street,
Thomson Jaspar & Associates has a 55,000 square
foot building underway, with occupancy/availability of
25,000 square feet over two-floors, that will be put
out to the rental market, forecasted for late 2012.

Also on Wall Street is a project by PIC Investment
Group that will encompass around 20,000 square
feet of office space.

Pillar Properties has announced a 50,000 square
foot building at 141 Pacific Avenue, which has no set
completion date.
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Within the 400 block of 2nd Avenue North, the Mid-
West Group has a four-storey project underway, to
the north of the existing Modern Press building.
Technically, this location is in the downtown
peripheral core.  The additional area created by the
project is estimated at around 30,000 square feet.

Suburban Areas 

After almost 190,000 square feet of additional space
created in the suburban office category for 2010,
there was a distinct settling of new construction in
2011, and only 47,514 square feet was added.  This
was spread across a number of smaller projects,
with the most notable being 16,000 square feet of
space that is being offered in the JB Black Estates,
on College Drive. 

It is expected that the conversion of Wilson School to
office space for Affinity Credit Union will be one of
the construction highlights for 2012, as this project
has already begun as of January 2012.  The project
is a joint venture between Meridian Development
and the Affinity Credit Union, the latter of whom will
utilize the finished space as corporate offices.

Another notable addition of space in the suburban
market will come from the conversion of space in a
building located on Fletcher Road, which once
completed, is expected to add some 43,000 square
feet to inventory.  

It is apparent that the focus for 2012 will be the
prominent projects in the downtown, but the
suburban areas will continue to provide additional
space, as long as land allocations and
neighbourhood planning allows for it.  The leasing of
space in the suburban market continues to show
good levels of demand that will translate to new
construction in the years to come.

ADDITIONAL HIGHLIGHTS

Some of the data highlights for the city of Saskatoon
in 2010 include the following:

•  The city wide office vacancy decreased from
6.1% at January 1, 2011 to the current estimate
of 4.0% at January 1, 2012.  Vacancy in the
downtown core decreased from 5.7% in January
2011 to 2.3% in January 2012.  The suburban
market showed a slight decrease in vacancy,

 from 6.6% for January 2011, to 5.9% for January
2012.  Vacancy changes were largely a result of the
absorption of both new and existing spaces, which
outpaced creation of new space in 2011, and
represents a normal cycle in real estate
development.
  
• Approximately 98,500 square feet of inventory

was added to the overall Saskatoon office market
in 2011.  This was a balanced contribution from
the suburban category, which saw 47,500 square
feet added, and the core area, which added
51,000 square feet. 

• There was positive absorption in both the
downtown core and the suburban areas, for the
second consecutive year.  Our study estimates
that a total of 261,000 square feet of office space
was absorbed in 2011, compared to 82,000 in
2010.

• According to Realtors who were contacted for this
survey, there has been steady leasing in the
Saskatoon office market.  Net effective rental
rates in the downtown core showed increases
again for 2011, and the sentiment is that this will
continue in a stable, or upward trend.

• Operating costs are relatively stable, with
marginal increases associated with normal
inflationary pressures. 

• There were notable lease transactions for entire
buildings, or large blocks of space in a relatively
high number of new lease transactions.  This is in
addition to the number of renewals that would
have taken place during 2011.  It is expected that
the number of users demanding large blocks of
space in the market will continue, and although
there are projects in the works, supply and
demand will continue to be closely paired for the
year to come.  

• The current downtown office inventory is
estimated at 3,475,751 square feet.  New
construction that is either planned or started will
add significantly to the office inventory, and the
potential for large growth in this segment is
expected over the next few years, as current and
planned projects continue.
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FORECAST - 2011

• The volume of new office space that was
announced in 2010, and started in both 2010 and
2011, represents an unprecedented amount of
new space for the city, especially in the
downtown core.  

• Saskatchewan and Saskatoon are suggested to
be economic growth leaders for Canada in 2012. 
New office space users and growth requirements
of current occupants should keep the overall
office market buoyant for the foreseeable future.

• Absorption figures will continue to fluctuate year-
to-year.  Absorption is currently outpacing the
addition of new space, but planned construction
projects are in the works, although these will not
be immediately available, and some as far as
two-to-three years into the future

• Rental rates should continue to increase
moderately on existing spaces and renewals, and
will show more dramatic increases on renovation
projects where functionality and quality are
improved.  With the potential of having only new
construction available, especially on larger
contiguous spaces, this may serve to increase
rates further on existing spaces, should they
come available.  Construction rates have
stabilized over the past few years, for the most
part.  This should indicate that new construction
asking rates should not be inflating much beyond
reasonable inflationary figures for the industry.  

• Vacancy rates will likely continue to fluctuate in
the downtown core and suburban areas, because
a large volume of space will be added to the
market.  The current overall vacancy rates, as
well as the specific rates for the downtown core
and the suburban areas, are lower than last year,
and a fluctuating year-to-year pattern will likely be
presented as space addition and absorption
continue to operate in cycles.  This will also affect
overall vacancy rates.

STUDY CRITERIA

The study area is broken into two major components,
with the central core area considered separately
from the suburban space.

The study includes above-grade office space and
excludes main floor retail/commercial space.  The
ratio between core and suburban space is roughly
52%/48%.
  
Building Type categories are provided as a general
breakdown showing the rental space separate from
government, medical and owner-occupied.  Buildings
are included in a category if over 50% of the use
applies to that category.  The same building will
never appear in more than one category.

Building Classes are distinguished in the rental
category of space with a breakdown to Class A, AB,
B or C.  Items such as rental rates, quality of finish,
location, and effective age are used to determine the
different categories, with an emphasis on achievable
rental rates.

Judgment is necessary for some buildings not falling
clearly into one class or another.  The AB category
recognizes some of the city’s better quality buildings,
which form a significant part of the quality office
accommodation in the city.

Crossover space refers to tenants in transition.  The
vacancy figures are as of a specific date, being
January 1, 2012.  Tenants currently occupying one
space, with tenant improvements underway in
another location, are shown in occupancy in the
building they physically occupy, thus preventing
double counting. 

CENTRAL CORE MARKET

The central core is defined by the boundaries of
Idylwyld Drive to the west, 25th Street to the north
and the South Saskatchewan River to the east and
south. 

Saskatoon has a relatively small central core
compared to other larger Western Canadian cities,
with an inventory that is nearing 3.5 million square
feet.  As a result, the addition of buildings in the
100,000 sq.ft. category can have a significant impact
on vacancies over the short term.  

Besides vacancy rates, establishing absorption
figures over a period of time is one of the objectives
of the Study. 
 
For the central core areas, buildings are typically
classed according to the quality of the space.  The
market is changing slightly in this respect, as very
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good office buildings are occasionally difficult to
classify within the higher ratings due to non-typical
design characteristics.  The Discovery Plaza is an
example of this, and other higher quality buildings
with LEED certifications will be classified as they are
regarded by the market.  

The information gathered and summarized on Table 
on the following page is effective January 1, 2012.

CENTRAL CORE VACANCY

Vacancies in all classes of this study were found to
have decreased as of the effective date, January 1st,
2012.

Vacancy in the Class A category decreased again
this year, as available space in the Princeton Tower
was absorbed over the course of the year.  There is
now a zero vacancy rate in the downtown Class A
category.  Last year, the vacancy rate was also very
low, at 0.2%.

Vacancies in Class AB buildings decreased from
3.1% to 0.4%.  The vacancy correction in this
category was attributable to a single building that
had available space absorbed during 2011. 

Vacancy in the Class B building category also
decreased during 2011.  This category witnessed a
continued decrease in vacancies from 10.3% at
January 1, 2011, to 3.6% in 2012.  

In the Class C category, vacancy was halved.  A rate
of 14.4% was estimated, which is a decrease from
the 28.9% found for the category in the 2011 study. 
This class category is rather small in relation to the
other classes, and as such, is subject to wider
fluctuations.  The category had a few larger
contiguous spaces added for this year’s study, but
these buildings were added as fully leased.  Typically
in this category, the vacancies are caused by smaller
spaces in a larger number of buildings.  This
category also has a higher vacancy due to some of
the buildings being older, with spaces suffering from
various forms of functional depreciation.
   
In the medical office space category, vacancies have
decreased from 6.6% last year, to the current
estimate of 5.9%. 

Government occupied space remained unchanged
again this year, at zero vacancy for January 1, 2012. 

For the owner occupied building category, there was
a decrease in vacancies from 2.5% in 2011, to the
current 0.2% as found on January 1st, 2012.

2012 Central Core Office Inventory - City of Saskatoon
Executive Summary

January 01, 2011 to January 01, 2012

Category

Total Inventory
Jan 1st / 2012
Square feet

% 
of Total

Inventory

Vacancy
in Sq.Ft.

Jan 1 / 2012

Jan 1st
2012

% Vacant

Jan 1st
2011

% Vacant

Absorption
2011

(sq. ft.)

Rental

Class A 484,285 13.9% 0 0.0% 0.2% 1,048

Class AB 490,964 14.1% 1,900 0.4% 3.1% 13,496

Class B 782,931 22.5% 28,079 3.6% 10.3% 108,498

Class C 266,865 7.7% 38,531 14.4% 29.6% 40,551

Total Rental 2,025,045 58.3% 68,510 3.4% 8.7% 163,593

Owner Occupied 506,238 14.6% 1,250 0.2% 2.5% 800

Government 762,555 21.9% 0 0.0% 0.0% 0

Medical 181,913 5.2% 10,659 5.9% 6.6% 1,264

Total Core 3,475,751 100.0% 80,419 2.3% 5.7% 165,657

Under Construction 133,568
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CORE RENTAL RATES

Effective rental rates are the net return to the
landlord after incentives for tenant improvements,
free rent, and any other inducements are
subtracted, and represent a more accurate picture
of base market rents.  

During 2011, there were rental increases seen in
all of the rental category properties.  From
discussions with Realtors and property managers,
a Class A building would now be achieving over
$22 per square foot on a net effective basis, with
some limited leasing done over the $25 per square
foot mark.  There was limited activity in this
segment simply due to the continued lack of
vacancies, but a few renewals did take place that
form the basis for these numbers.  The new
construction represented by River Centre, and
other new buildings, would show higher lease
rates than existing buildings to be economically
viable, and asking rates of at or above $32 per
square foot are typical.  

Clearly the Saskatoon market has found tenants
for new construction that are willing to occupy new
space at over $30 per square foot.  This has had
a trickle-down effect to the existing space users,
who are now expecting to pay rates that would be
lower in recognition of an older structure, but not
disproportionately so.

TABLE #2
2011 FACE RENTAL RATES AND
OPERATING COSTS BY CLASS

CLASS ASKING FACE
RATE/SQ.FT.

OPERATING 
COST/SQ.FT.

A $23.00 - $33.00 $12.50 - $16.00

AB $20.00 - $25.00* $10.00 - $13.00

B $20.00 - $25.00 $9.50 - $11.00

C $10.00 - $20.00 $6.00 - $10.00

*Note - Category may include some yet-to-be-
classified new construction with rates in excess of
these, commensurate with new construction.

The summary face rates and occupancy costs for
typical classes of office space are shown on Table
2 above.

There was little indication of rental incentives being
offered to new tenants on a regular basis.  Not in
the form of rent-free periods, nor improvement
allowances.  It is suggested that any tenant
improvements being offered are simply reflected
back to the net -effective rental rates. 

CENTRAL CORE ABSORPTION

In the A class category, there was a modest
absorption of 1,048 square feet in the Princeton
Tower, representing the only advertised available
space in the category, throughout the year. 
Absorption was low this year in the Class A
category, but so was availability.  It is known that
tenants are still actively seeking new, or larger
spaces in Class A or AB buildings.

In the AB category, there was 13,496 square feet of
absorption, and no change to the current inventory. 

Class B also saw considerable absorption in 2011. 
The Class B segment in Saskatoon currently is the
most populated category, with just over 780,000
square feet of space.  This was a very active
category in 2011, with roughly 62,000 square feet
added with four buildings.  Absorption was higher
than the addition of space, at an estimated 108,000
for the category.

The Class C category saw a positive overall
absorption as well, and proportionally, it showed the
highest of all categories.  It is estimated that 40,000
of the 267,000 square feet was absorbed in 2011,
accounting for 15% of the total inventory in the
category.  There were also a number of large
blocks of space taken in Class C buildings, with a
number of transactions involving 5,000 to 10,000
square feet.  Historically, the Class C building
category is subject to higher vacancies, but this was
halved this year due to absorption levels.

Absorption in the owner-occupied, medical, and
government categories combined to show a modest
2,000 square feet.
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For 2011, there was overall absorption of 164,000
square feet of rented office space in the downtown
core. This represents a ten-fold increase over the
year prior, and indicates continued interest in the
downtown core office space.  The first few months
of 2012 have shown continued strength, with a few
potential new leases that will likely help show
similarly high numbers for next year’s study.

SUBURBAN MARKET

OVERVIEW

The suburban market is divided into five location
groupings for this study.  The first is the peripheral
core space, which includes office buildings north of
25th Street on 2nd Avenue and other buildings in
close proximity to the central core, such as Queen
Street and Broadway Avenue.  The second
grouping is the  North Industrial, which includes a
significant concentration of office space in the
Airport Business Area, in the vicinity of the
Saskatoon Inn, plus other office buildings
scattered throughout the North Industrial area. 
The third grouping is the southeast quadrant,
including 8th Street East, which represents a
significant portion of the overall inventory, at
27.5%.  This quadrant excludes office space at
Innovation Place on the University Campus, which
has been classified separately as the fourth
category.  Innovation Place represents 25% of the
total suburban market, and is a key category
because of the quality of the space, and the
number of high profile tenants.  

The category shown as “Other” is a category for all
other buildings not included within the main
groupings.  This includes 22nd Street West,
Pinehouse Drive, and other scattered locations
throughout the city.  The largest building in this
group is the Cameco Head Office building on 11th

Street West, containing some 128,000 square feet. 
A second Cameco building next door, completed
in 2009, added 65,000 square feet.  Together,
these two buildings account for almost half the
space in this category.

The majority of Saskatoon’s suburban office space
is situated in the south and east portions of the
city, and the Airport Business Area.  As noted
above, Innovation Place represents another area
of intense office development, with more than one
quarter the overall suburban office inventory. 

SUBURBAN MARKET

VACANCY AND ABSORPTION

Overall vacancy rates in the suburban market have
shown a slight decrease over 2011.  On January 1,
2012, the overall suburban vacancy was found to
be 5.9%, which is just slightly lower than the 6.6%
found one year earlier. 

Overall absorption was 95,343 square feet, which is
a bit more than last year’s figures.  The largest
contributors to the figures were the absorbed space
in the Millennium Properties Building on Koyl
Avenue, and the occupancy of Millar and 48th by
Cameco. 

The market area identified as the peripheral core of
the downtown showed a vacancy of 10.4%, which
is higher than last year.  The increase in vacancy is
attributable to the availability of space in the Remai
Building at 901 3rd Avenue North, and the new
construction available in JB Black Estates on
College Drive.  It should be noted that this area
includes some higher profile areas on the east side
of the river, such as Broadway Avenue, as well as
the more obvious periphery of the downtown.  This
is seen as a very viable area for office development
and occupancy, and the new Kindrachuk Agrey
Building planned for Main Street, just off Broadway,
is testament to the continued demand for
occupancy in the area.
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Again in 2011, there was significant positive
absorption for the area defined as Southeast, with
49,053 square feet taken during the year.  The
vacancy in this market area is up to 6.9%, from
5.7% in last year’s study, as almost 32,000 square
feet was added in the category.  The southeast is
a major area for office development, and now has
an estimated 900,000 square feet.

Vacancy in the category labeled “Other” was
relatively stable, going from 0% to 0.6%. 

The north industrial section saw vacancy decrease
from 16.7% to 11.4%.  This area has an estimated
820,000 square feet, with nothing added to the 

inventory this year.   Space in the Airport Business
Centre (15,130 sq.ft.), the Lancaster Building on
Airport Drive (22,000 sq.ft.), and spaces in newer
construction on Kinnear Avenue and Faithful
Avenue contribute heavily to the vacancy figures.  

Despite some lingering vacancies that will
eventually fill, suburban office space is still
perceived as having some advantages over the
downtown, as parking can more easily be obtained. 
In addition, operating costs are typically lower, and
access may be easier.  For users who do not
require the profile or vicinity requirements of a
downtown location, a location within a suburban
neighbourhood can be a viable option.

2012 Suburban Office Inventory - City of Saskatoon
Executive Summary

January 01, 2011 to January 01, 2012

Category
Total Inventory

Jan 1st / 2012
Square feet

% 
of Total

Inventory

Vacancy
in Sq.Ft.

Jan 1 / 2012

Jan 1st
2012

% Vacant

Jan 1st
2011

% Vacant

Absorptio
n

2011
(sq. ft.)

Peripheral Core 268,400 8.4% 28,015 10.4% 5.2% 934

North Industrial 819,679 25.6% 93,837 11.4% 16.7% 42,856

South East 899,525 28.1% 62,133 6.9% 5.7% 49,053

Other 429,098 13.4% 2,500 0.6% 0.0% -2,500

Innovation Place 786,437 24.6% 3,500 0.4% 1.1% 5,000

Total Suburban 3,203,139 100.0% 189,985 5.9% 6.6% 95,343

Under Construction 102,737

Changes to inventory from Jan 2011 47,514

FACE RATES AND

OPERATING COSTS

Face rates in the suburban market tend to be
within the rather broad range of $10.00 to $33.00
per square foot, net.  The lower end of the range
would be for inferior space, and some second
storey space in suburban areas could potentially
be discounted further.  The higher rate is from the
higher-end, Kindrachuk Agrey building, as an
asking rate.  Higher rates were also found on
some new construction on 8th Street, which
continues to have a good level of interest because
of exposure characteristics and vicinity to a wide
range of services.  

Other less central suburban locations have new
construction projects with asking rates of between
$22 and $25 per square foot, which is a discount
from the downtown and other areas where there is
a premium on land.  Existing spaces will lease for
much lower than this, and will be discounted for
less desirable attributes such as parking limitations. 
In area of high visibility and more permissive
zoning, offices users will have to pay more for
grade level spaces, as they will be competing with
retail users.    

The broad range in achievable rates is generally
reflective of the quality of the space, the location,
and a number of other features that determine
value in the market.

Operating costs in suburban areas can also
fluctuate quite dramatically, with rates as low as
$3.00 per square foot in industrial areas, and as
high as $10.00 for more retail oriented, or high-
profile neighbourhood locations. 
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CITY SUMMARY
In the following table, the downtown core and
suburban office figures are summed and the
information is presented on a city-wide basis.

2012 City Wide Office Inventory - City of Saskatoon
Executive Summary

January 01, 2011 to January 01, 2012

Category
Total Inventory

Jan 1st / 2012
Square feet

% 
of Total

Inventory

Vacancy
in Sq.Ft.

Jan 1 / 2012

Jan 1st
2012

% Vacant

Jan 1st
2011

% Vacant

Absorption
2011

(sq. ft.)

City Summary

Core 3,475,751 52.0% 80,419 2.3% 5.7% 165,657

Suburban 3,203,139 48.0% 189,985 5.9% 6.6% 95,343

City Total 6,678,890 100.0% 270,404 4.0% 6.1% 261,000

Under Construction 236,305

QUALIFICATION

Readers of this Study are welcome to use the
information as deemed appropriate, providing
Brunsdon Junor Johnson Appraisals Ltd.  is
quoted as the reference source.  Brunsdon Junor
Johnson Appraisals Ltd. is a real estate
appraisal firm providing a wide range of appraisal
and consulting services, with the primary market
being the north central portion of the Province of
Saskatchewan.  

Special recognition and thanks is paid to all the
building owners, property managers, real estate
agents and government agencies who assisted by
providing the information upon which this report is
based.  Without their support this study would not
be possible.
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