
Canadian Real Estate
Market Update

Q1 2025

 1Canadian Real Estate Market Update - Q1 2025This is a marketing communication.

Canadian Economic Summary 

Economic Growth Trends1

	> Canada’s latest growth reading showed the country entered 2025 with moderate economic strength

	> Output expanded by 2.6% annualized in the fourth quarter of 2024, marking the fifth straight period 
of growth

	> Gains were led by a resurgence in household spending, which rose 1.4% in the fourth quarter of 2024, the 
strongest growth since the second quarter of 2022 – an improvement in capital investment and exports 
was also encouraging

	> Housing construction also saw its strongest performance in more than a year, buoyed by resale activity 
and single-family building in Ontario

	> While GDP per capita ticked higher during the quarter, the full-year decline of 1.4% underscored 
persistent productivity concerns

	> Shifting gears to potential impacts of US tariffs, in 2024, Canada’s US trade surplus was US$64 billion 
(representing 3% of GDP) – this figure is directly at risk should the trade surplus be fully eroded by US tariffs

	> On the other hand, Canada’s household and government spending equated to 78% of its 2024 GDP, 
which is clearly a larger component of its economic base than its US trade surplus

	> While continuing to hold firm, consumption will be the key item to watch as tariff-driven uncertainty 
threatens to drag on GDP growth through negative consumer sentiment

Employment Trends2

	> Canada’s labour market conditions softened in March after a stretch of employment gains

	> The economy shed 33,000 jobs, with most losses in full-time positions and among older male workers

	> The jobless rate edged up to 6.7% (+0.1% month-over-month (“M/M”))

	> Wage growth remained relatively firm, up 3.6% from a year earlier, and hours worked increased modestly

	> Despite the pullback, underlying labour market conditions suggest resilience, though signs of emerging 
slack, particularly in long-term unemployment bear monitoring
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Inflation Trends3

	> The annual inflation rate in Canada eased to 2.3% in March 2025, down from an eight-month high of 2.6% 
in February, coming in below both market expectations and the Bank of Canada’s (“BOC’s”) 2.5% forecast

	> This marks the beginning of the inflation normalization anticipated by the central bank for this year, 
following a temporary 0.6% boost in headline inflation due to the expiry of the goods and services tax 
(“GST”) and harmonized tax (“HST”) breaks in mid-February

	> A key contributor to the decline was the reversal in gasoline prices, which fell 1.6% after a 5.1% increase 
in February, driven by a sharp drop in crude oil prices as the Organization of the Petroleum Exporting 
Countries (“OPEC+”) announced plans to raise production  

	> Further contributing to lower gas prices was the removal of the federal fuel charge, effective April 1, 2025

Monetary Policy Responses4

	> On the operational side, the BOC recently reintroduced its term repurchase (“repo”) program (a form of 
Quantitative Easing, “QE”), which began on March 5, 2025

	> The BOC is buying term repo in $2-5 billion increments every two weeks ($~4-10 billion per month), with 
further Treasury bill purchases set to begin later this year

	> Purchases of Government of Canada bonds are anticipated to begin toward the end of 2026 at the earliest, 
conducted in the secondary market

	> These operations are collectively a net positive for future real estate valuations

	> However, with underlying price momentum still firm and additional tariff-related pressures expected in the 
coming months, the BOC is likely to take a cautious approach to future rate decisions
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Real Estate Market Trends

Industrial5

	> Canada’s industrial market entered 2025 with stable momentum 
and signs of long-term strength, even as global trade headwinds 
introduced some near-term caution

	> The national availability rate inched up to 5.0%, the highest since 
2016, reflecting a market absorbing a wave of new supply

	> Positive net absorption remained solid at 4.0 million sf, led by 
robust demand in Toronto and Vancouver, reinforcing tenant 
appetite for well-located, high-quality space

	> While construction activity is recalibrating, it’s doing so from a 
position of strength. The development pipeline contracted 10.6% 
to 23.3 million sf, indicating developers are being more strategic 
and disciplined in response to shifting conditions

	> Notably, nearly half of space under construction is already pre-
leased, underscoring continued confidence in core markets

	> New supply moderated to 4.8 million sf in Q1 but remains on 
pace to accelerate through the rest of the year, with 18.5 million sf 
expected to deliver – largely concentrated in top-tier hubs

	> Rental rates held firm, with the national average at $15.47 per sf. 
While major markets saw modest corrections, secondary cities such 
as Halifax and Edmonton posted double-digit growth, pointing to 
the sector’s deep bench of demand across the country

	> Sale prices followed a similar trend – down slightly overall but 
remaining well above historical norms, particularly in resilient 
Western markets

Summary

Looking ahead, Canada’s industrial sector is 
well-positioned for steady growth. With a more 
balanced pipeline, ongoing tenant demand, 
and investor discipline, the market is poised to 
navigate short-term tariff uncertainty while 
continuing to deliver value in the years ahead.
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Multi-Residential6

	> Canada’s rental apartment sector continues to show early signs of 
cyclical easing, though the structural supply-demand imbalance 
remains deeply entrenched

	> The national vacancy rate rose to 2.2%, up from 1.5% in 2023, but 
still below the 10-year average of 2.7%

	> Rent growth for two-bedroom units slowed to 5.4%, while turnover 
units saw rents climb by 23.5%, reinforcing ongoing affordability 
pressures

	> New purpose-built supply continues to enter the market at record 
levels, but much of it remains concentrated in higher-end product

	> Vacancy in recently completed luxury buildings has reached double 
digits in some markets, reflecting a disconnect between product and 
price-sensitive renter demand

	> Meanwhile, older stabilized assets continue to benefit from low 
turnover and strong pricing power

	> Regionally, Calgary leads in rent growth at 8.9%, while Toronto trails 
at 2.7%, constrained by regulation

	> Population growth remains a key demand driver, though a shift 
in immigration policy to reduce permanent resident volumes is 
beginning to weigh on leasing velocity in some submarkets

Summary

Although government policies, such as 
eliminating the GST on new rental developments 
and broader housing affordability initiatives 
have been introduced, they have yet to make a 
significant impact on supply-demand imbalances. 
While headline rent growth may moderate 
further in the near term, ownership affordability 
remains deeply challenged. With renters now 
outnumbering owners in cities like Toronto and 
Vancouver, the long-term outlook for rental 
housing remains strong – particularly for well-
located, professionally managed assets that align 
with local income realities.

Retail7

	> Canada’s retail sector entered 2025 with renewed resilience, 
underpinned by improving fundamentals and a flight to necessity-
based retail

	> National vacancy compressed 0.1% in the second half of 2024 
to 5.2% (the lowest post-pandemic level), as tenant demand 
rebounded across most formats – particularly in grocery-anchored 
strips and service-driven neighbourhood centres

	> Consumer spending remains cautious but steady, with strength 
concentrated in food services, health and wellness, and discount-
oriented retailers

	> These categories continue to benefit from daily-need relevance and 
shifting consumer preferences toward convenience and affordability

	> Conversely, power centres and regional malls face ongoing 
headwinds, with demand lagging in discretionary segments and 
larger-format spaces

	> The rebound in foot traffic – fueled by sustained immigration, stable 
employment, and hybrid work models – has supported leasing 
momentum in walkable, amenity-rich locations

Summary

Looking ahead, retailers are increasingly focused 
on urban nodes with strong demographics and 
mixed-use synergy, favouring visibility, density, 
and proximity to transit. With limited new supply 
under construction (only 7 million sf nationwide, 
representing less than 2% of current inventory),8 
most of it embedded in broader mixed-use 
developments, near-term competition remains 
low. As a result, market conditions are expected 
to stay landlord-favourable in key submarkets, 
particularly for well-located, necessity-based 
assets that align with evolving consumer 
behaviours.
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Office9

	> Canada’s office market showed continued early signs of stabilization 
in Q1 2025, with national vacancy dipping slightly to 18.7% – its first 
decline in years

	> Net absorption was modest but positive in key markets like 
Vancouver and downtown Toronto, where demand for high-quality 
space continues to drive leasing activity

	> The gap between premium and lower-tier assets widened further, as 
Class ‘A’ and “Trophy” buildings held steady while older ‘B/C’ stock 
faced ongoing pressure

	> Sublease availability dropped for the seventh straight quarter, now 
at 13.6 million sf, mostly due to expirations and space removals 
rather than new tenant demand

	> Construction remains muted at 3.2 million sf, with no new starts 
this quarter

	> Most upcoming supply is already pre-leased, and conversions 
continue to reduce obsolete inventory

	> Over 587,000 sf was removed this quarter for adaptive reuse

Summary

Long term, the outlook for Canada’s office market 
remains bearish even though there are signs 
of cyclical improvement emerging. The market 
appears to be gradually recalibrating, with 
quality assets holding firm and overall sentiment 
beginning to stabilize. As continually reiterated, 
without a meaningful acceleration in demand 
dynamics, the sector is likely to face prolonged 
weakness given its excess vacancy slack.

Canadian Economic & Real Estate Outlook
	> Looking ahead, Fiera Capital’s base case assigns a 

60% probability to a “Trade Resolution” scenario 
over the next 12–18 months10

	> Under this framework, aggressive US tariffs are 
scaled back partially, easing trade tensions but 
leaving some inflationary pressure in place

	> While economic sentiment remains dented, long-
term inflation expectations are expected to hold 
firm, allowing the BOC to gradually resume rate 
cuts – though not to levels that risk reigniting 
inflation

	> In this environment, Canadian GDP is forecast 
to grow 1.0% in 2025, with inflation stabilizing 
around 3.0%

	> Fiera Real Estate’s internal models are increasingly 
telegraphing that despite some increased risk 

developing due to trade policies, Canadian 
real estate still possesses the ingredients for a 
continued robust recovery from its 2022-2023 
cyclical downturn11

	> Real assets with pricing power and yield durability 
– such as income-generating real estate – are 
poised to outperform as investors seek defensive 
positioning amid cautious monetary normalization

	> These global dynamics may create a more volatile 
environment, but also offer opportunities for 
investors targeting resilient asset classes in 
Canadian commercial real estate

	> Despite challenges, Canada remains well-
positioned for sustainable growth

Michael Le Coche 
Vice President, Research & Predictive Analytics
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Important Disclaimer

Fiera Capital Corporation (“Fiera Capital”) is a global independent asset 
management firm that delivers customized multi-asset solutions across 
public and private classes to institutional, financial intermediary and 
private wealth clients across North America, Europe and key markets in 
Asia and the Middle East. Fiera Capital trades under the ticker FSZ on 
the Toronto Stock Exchange. Fiera Capital does not provide investment 
advice to U.S. clients or offer investment advisory services in the US.  
In the US, asset management services are provided by Fiera Capital’s 
affiliates who are investment advisers that are registered with the 
U.S. Securities and Exchange Commission (the “SEC”) or exempt from 
registration.  Registration with the SEC does not imply a certain level of 
skill or training. Each affiliated entity (each an “Affiliate”) of Fiera Capital 
only provides investment advisory or investment management services 
or offers investment funds in the jurisdictions where the Affiliate and/
or the relevant product is registered or authorized to provide services 
pursuant to an exemption from registration.

This document is strictly confidential and for discussion purposes only. Its 
contents must not be disclosed or redistributed directly or indirectly, to 
any party other than the person to whom it has been delivered and that 
person’s professional advisers.

The information presented in this document, in whole or in part, is not 
investment, tax, legal or other advice, nor does it consider the investment 
objectives or financial circumstances of any investor. The source of all 
information is Fiera Capital unless otherwise stated.

Fiera Capital and its Affiliates reasonably believe that this document 
contains accurate information as at the date of publication; however, no 
representation is made that the information is accurate or complete and 
it may not be relied upon. Fiera Capital and its Affiliates will accept no 
liability arising from the use of this document.

Fiera Capital and its Affiliates do not make recommendations to buy 
or sell securities or investments in marketing materials. Dealing and/
or advising services are only offered to qualified investors pursuant to 
applicable securities laws in each jurisdiction.

Past performance of any fund, strategy or investment is not an 
indication or guarantee of future results. Performance information 
assumes the reinvestment of all investment income and 
distributions and does not account for any fees or income taxes paid 
by the investor. All investments have the potential for loss. Target 
returns are forward-looking, do not represent actual performance, 
there is no guarantee that such performance will be achieved, and 
actual results may vary substantially.

This document may contain “forward-looking statements” which reflect 
the current expectations of Fiera Capital and/or its Affiliates. These 
statements reflect current beliefs, expectations and assumptions with 
respect to future events and are based on information currently available. 
Although based upon what Fiera Capital and its affiliates believe to 
be reasonable assumptions, there is no guarantee that actual results, 
performance, or achievements will be consistent with these forward-
looking statements. There is no obligation for Fiera Capital and/or its 
Affiliates to update or alter any forward-looking statements, whether as a 
result of new information, future events or otherwise.

Strategy data such as ratios and other measures which may be presented 
herein are for reference only and may be used by prospective investors 
to evaluate and compare the strategy. Other metrics are available and 
should be considered prior to investment as those provided herein are 
the subjective choice of the manager. The weighting of such subjective 
factors in a different manner would likely lead to different conclusions.

Strategy details, including holdings and exposure data, as well as other 
characteristics, are as of the date noted and subject to change. Specific 
holdings identified are not representative of all holdings and it should not 
be assumed that the holdings identified were or will be profitable.

Certain fund or strategy performance and characteristics may be 
compared with those of well-known and widely recognized indices. 
Holdings may differ significantly from the securities that comprise the 
representative index. It is not possible to invest directly in an index. 
Investors pursuing a strategy like an index may experience higher or 
lower returns and will bear the cost of fees and expenses that will reduce 
returns, whereas an index does not. Generally, an index that is used to 
compare performance of a fund or strategy, as applicable, is the closest 
aligned regarding composition, volatility, or other factors.

Every investment is subject to various risks and such risks should be 
carefully considered by prospective investors before they make any 
investment decision. No investment strategy or risk management 
technique can guarantee returns or eliminate risk in every market 
environment. Each investor should read all related constating documents 
and/or consult their own advisors as to legal, tax, accounting, regulatory, 
and related matters prior to making an investment.

The ESG or impact goals, commitments, incentives and initiatives 
outlined in this document are purely voluntary, may have limited impact 
on investment decisions and/or the management of investments and 
do not constitute a guarantee, promise or commitment regarding actual 
or potential positive impacts or outcomes associated with investments 
made by funds managed by the firm. The firm has established, and may 
in the future establish, certain ESG or impact goals, commitments, 
incentives and initiatives, including but not limited to those relating to 
diversity, equity and inclusion and greenhouse gas emissions reductions. 
Any ESG or impact goals, commitments, incentives and initiatives 
referenced in any information, reporting or disclosures published by the 
firm are not being promoted and do not bind any investment decisions 
made in respect of, or stewardship of, any funds managed by the firm for 
the purposes of Article 8 of Regulation (EU) 2019/2088 on sustainability-
related disclosures, in the financial services sector. Any measures 
implemented in respect of such ESG or impact goals, commitments, 
incentives and initiatives may not be immediately applicable to the 
investments of any funds managed by the firm and any implementation 
can be overridden or ignored at the sole discretion of the firm. There can 
be no assurance that ESG policies and procedures as described herein, 
including policies and procedures related to responsible investment or the 
application of ESG-related criteria or reviews to the investment process 
will continue; such policies and procedures could change, even materially, 
or may not be applied to a particular investment.

The following risks may be inherent in the funds and strategies 
mentioned on these pages.

Equity risk: the value of stock may decline rapidly and can remain low 
indefinitely. Market risk: the market value of a security may move up or 
down based upon a change in market or economic conditions. Liquidity 
risk: the strategy may be unable to find a buyer for its investments 
when it seeks to sell them. General risk: any investment that has the 
possibility for profits also has the possibility of losses, including loss of 
principal. ESG and Sustainability risk may result in a material negative 
impact on the value of an investment and performance of the portfolio. 
Geographic concentration risk may result in performance being more 
strongly affected by any conditions affecting those countries or regions 
in which the portfolio’s assets are concentrated. Investment portfolio 
risk: investing in portfolios involves certain risks an investor would not 
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face if investing in markets directly. Currency risk: returns may increase 
or decrease as a result of currency fluctuations. Operational risk may 
cause losses as a result of incidents caused by people, systems, and/
or processes. Projections and Market Conditions: We may rely upon 
projections developed by the investment manager or a portfolio entity 
concerning a portfolio investment’s future performance. Projections are 
inherently subject to uncertainty and factors beyond the control of the 
manager and the portfolio entity. Regulation: The manager’s operations 
may be subject to extensive general and industry specific laws and 
regulations. Private strategies are not subject to the same regulatory 
requirements as registered strategies. No Market: The LP Units are 
being sold on a private placement basis in reliance on exemptions from 
prospectus and registration requirements of applicable securities laws 
and are subject to restrictions on transfer thereunder. Please refer to the 
Confidential Private Placement Memorandum for additional information 
on the risks inherent in the funds and strategies mentioned herein. 
Meteorological and Force Majeure Events Risk: Certain infrastructure 
assets are dependent on meteorological and atmospheric conditions or 
may be subject to catastrophic events and other events of force majeure. 
Weather: Weather represents a significant operating risk affecting the 
agriculture and forestry industry. Commodity prices: Cash flow and 
operating results of the strategy are highly dependent on agricultural 
commodity prices which can be expected to fluctuate significantly over 
time. Water: Water is of primary importance to agricultural production. 
Third Party Risk: The financial returns may be adversely affected by the 
reliance on third party partners or a counterparty’s default.

For further risks we refer to the relevant fund prospectus. 

United Kingdom: This document is issued by Fiera Capital (UK) Limited, 
an affiliate of Fiera Capital Corporation. Fiera Capital (UK) Limited is 
authorized and regulated by the Financial Conduct Authority and is 
registered with the US Securities and Exchange Commission (“SEC”) as 
investment adviser. Registration with the SEC does not imply a certain 
level of skill or training.

Abu Dhabi Global Markets: This document is issued by Fiera Capital 
(UK) Limited, an affiliate of Fiera Capital Corporation. Fiera Capital (UK) 
Limited is regulated by the Financial Services Regulatory Authority.

United Kingdom – Fiera Real Estate UK: This document is issued 
by Fiera Real Estate Investors UK Limited, an affiliate of Fiera Capital 
Corporation. Fiera Real Estate Investors UK Limited is authorized and 
regulated by the Financial Conduct Authority.

European Economic Area (EEA): This document is issued by Fiera 
Capital (Germany) GmbH (“Fiera Germany”), an affiliate of Fiera 
Capital Corporation. Fiera Germany is authorized and regulated by the 
Bundesanstalt für Finanzdienstleistungsaufsicht (BaFin).

United States: This document is issued by Fiera Capital Inc. (“Fiera 
U.S.A.”), an affiliate of Fiera Capital Corporation. Fiera U.S.A. is an 
investment adviser based in New York City registered with the Securities 
and Exchange Commission (“SEC”). Registration with the SEC does not 
imply a certain level of skill or training.

United States - Fiera Infrastructure: This document is issued by 
Fiera Infrastructure Inc. (“Fiera Infrastructure”), an affiliate of Fiera 
Capital Corporation. Fiera Infrastructure is registered as an exempt 
reporting adviser with the Securities and Exchange Commission (“SEC”). 
Registration with the SEC does not imply a certain level of skill or training.

United States - Fiera Comox: This document is issued by Fiera Comox 
Partners Inc. (“Fiera Comox”), an affiliate of Fiera Capital Corporation. 
Fiera Comox is registered as an investment adviser with the Securities 
and Exchange Commission (“SEC”). Registration with the SEC does not 
imply a certain level of skill or training.

Canada

Fiera Real Estate Investments Limited (“Fiera Real Estate”), a wholly 
owned subsidiary of Fiera Capital Corporation is an investment manager 
of real estate through a range of investments funds. 

Fiera Infrastructure Inc. (“Fiera Infra”), a subsidiary of Fiera Capital 
Corporation is a leading global mid-market direct infrastructure investor 
operating across all subsectors of the infrastructure asset class. 

Fiera Comox Partners Inc. (“Fiera Comox”), a subsidiary of Fiera 
Capital Corporation is a global investment manager that manages private 
alternative strategies in Private Credit, Agriculture, Private Equity and 
Timberland. 

Fiera Private Debt Inc. (“Fiera Private Debt”), a subsidiary of Fiera 
Capital Corporation provides innovative investment solutions to a wide 
range of investors through two distinct private debt strategies: corporate 
debt and infrastructure debt.

Please find an overview of registrations of Fiera Capital Corporation 
and certain of its subsidiaries here: https://www.fieracapital.com/en/
registrations-and-exemptions. 
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