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Is Bigger Better?
A Fresh Look at Calgary’s O�ce Building Managers

One size and one approach will rarely suit everyone. 
With Calgary’s office market closer to a valley 
floor than a peak, this might be an appropriate 

time to explore the merits of larger portfolios.  
Some focus on the “economies of scale” benefit of 

being bigger, with emphasis on purchasing and pricing 
power with suppliers and the many trades involved 
in operating buildings so that they meet or exceed 
the expectations of occupiers, investors and other 
stakeholders.

Another view is that “competencies of scale” is the key 
benefit of being bigger. The ability to recruit, grow and 
retain the very best people by offering them challenging 
and rewarding work and career paths is being cited as a 
differentiator.

A third take is that culture and pace matter most and 
the firm that is “nimble and responsive” will outperform 
the rest regardless of size. Going further and with a nod 
to Darwin, perhaps it is the firm that most effectively 
evolves and adapts that will consistently thrive.
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During the past 15 years – driven by the investment appeal of commercial 
real estate – ownership and management has become more concentrated. 
Pension funds, real estate investment trusts and publicly-listed real estate 
firms along with their subsidiaries and fee managers have become the largest 
managers in Calgary and across Canada. However, privately-held firms and 
funds have also grown and thrived as have niche or boutique operators.

Access to capital, both debt and equity, for acquisitions, upgrades, 
repositioning and repurposing is much less of a variable or constraint across 
small, mid-size and larger portfolios than it was 15 and more years ago.

Another driver is the ability to proactively listen to tenants and to identify 
and implement the key improvements that will materially impact tenant 
retention and financial performance. Portfolio size need not impact the 
commitment and culture needed to listen well and take appropriate action.

So enough with the opinions, what might the facts reveal? We have 
explored a three-by-three segmentation of the Calgary office market. First 
we look at the entire citywide inventory with class A, B and C combined, 
then the downtown market with class A, B and C combined and then only 
the downtown class A market. We then ranked the office building managers 
by size (total office area in each portfolio) and segmented them into three 
buckets – the top five, the next 10 and everyone else. Lastly we looked at 
the total inventory, the total amount of space available for lease and total 
amount of space currently vacant.

The results? Here are a few key findings:

•  When looking at the entire Calgary office market, the top five manage 
33 per cent of the inventory, the next 10 manage 33 per cent of the 
inventory and everyone else manages 34 per cent of the inventory.

•  Continuing with the entire Calgary office market, the top five currently 
outperform (lower levels of available space and lower levels of vacant 
space) both the next 10 and everyone else. Everyone else currently 
outperforms the next 10. More specifically, the top five are underweight 
available at 26 per cent of the total and underweight vacant at 21 per 
cent of the total. The next 10 are currently overweight available at 42 
per cent of the total and currently overweight vacant at 46 per cent 
of the total. Everyone else is even weight both current available and 
vacant at 32 per cent and 33 per cent of the total respectively.

•  When looking at class A, B and C in downtown Calgary, the inventory 
is split with the top five at 49 per cent, next 10 with 34 per cent and 
everyone else with 17 per cent. The pattern of the top five currently 
outperforming, that is being underweight both available and vacant, 
continues with the next 10 being overweight and everyone else being 
even weight.

•  When looking at just class A in downtown Calgary, the inventory is split 
top five with 66 per cent, next 10 with 29 per cent and everyone else 
with five per cent. The top five are currently underweight both available 
and vacant while the next 10 and everyone else is overweight both 
available and vacant.

So is bigger currently better? Well, additional and deeper views are 
needed, but currently this simplified approach indicates bigger does result 
in better performance. Perhaps the better and bigger question is – what 
are the key attributes of and leading indicators to superior performance for 
occupiers, investors and other stakeholders and do they vary? And here is a 
final opinion – not having answers to the right questions is often preferred to 
having answers to the wrong questions.
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Industry associations like BOMA Calgary exist to ful-
fil a variety of industry needs – but the unifying 
theme underpinning our mission is that BOMA Cal-

gary acts for the industry where it is more efficient and 
more effective than each person or company going at 
it alone. The efficiency savings are clear – why should 
each company allocate precious resources to a task that 
one association can handle? On matters that affect the 
industry as a whole, an industry association also has the 
credibility and the structure to act in the industry’s col-
lective interests. One area this is especially the case is 
advocacy. Laws passed by governments that impact one 
member usually affect many members. So not only is a 
representative industry organization like BOMA Calgary 
able to effectively work with members to establish an 
industry-wide position, but we can also present our case 
to governments with one voice. This not only makes our 
message more powerful, but also makes it much easier 
for governments to understand our industry. Instead of 
having to meet with and parse through information from 
multiple sources, they have one point of contact that 
can provide information and subject matter experts rep-
resenting the industry.

It is therefore not surprising that advocacy was 
identified as a key priority in BOMA Calgary’s strategic 
plan – it is an area where we can deliver unquestioned 
value for our industry. So what has BOMA actually been 
advocating on over the past few months?

First and foremost is the Government of Alberta’s 
review of the Municipal Government Act (MGA). This is a 
file that BOMA Calgary’s ad hoc committee on municipal 
affairs has been working on for over two years along with 
BOMA Edmonton, and is of significant consequence to the 
industry. The MGA governs nearly everything Alberta’s 
municipalities do, from planning and development to 
elections and taxation. The city charter discussions that 

pop up in the news every so often are very much a part 
of this topic. BOMA has put together two thoughtful 
white papers outlining the industry’s position on matters 
of both planning and development, and taxation and 
assessment that we will be presenting to all MLAs in the 
coming months.

Closer to home, BOMA Calgary through the government 
affairs committee is a key industry stakeholder as the 
City of Calgary looks to create a building maintenance 
bylaw. Stemming from a few past incidents, the city 
wants to require that buildings five storeys or higher have 

One Voice
By Lloyd Suchet, 
Executive Director, 
BOMA Calgary
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One Voice

exterior maintenance programs to ensure that there are 
no public safety hazards. While no bylaw can prevent 
all incidents, BOMA has been working collaboratively 
with city officials to ensure that the bylaw achieves a 
balance that our buildings are as safe as possible while 
not creating an unreasonable burden on the owner or 
manager.

The final initiative I will touch on is BOMA’s efforts 
through the public safety committee to engage with 
both the Calgary Police Service (CPS) and the Calgary 
Fire Department (CFD). The committee has established 
lines of communication with representatives of both 
organizations and now has a forum to regularly discuss 
the issues that arise in Calgary’s commercial buildings. 
Keeping these links strong allows us to better share 
pertinent information, and enables us to act quickly 
when bigger problems do arise. Particularly downtown, 
our industry interfaces with the CPS and the CFD regularly 
and this affords us the opportunity to share information 
with the goal of making everybody’s job easier and safer. 
A perfect example of how these relationships can show 
results was in the spring when BOMA together with CPS 
created bicycle-theft resources for the building owners 
and managers and their tenants. This resource was used 
by our members and CPS alike, and is just one way how 
we can all benefit by sharing information.

In all of these interactions with agencies and 
departments from various orders of government, BOMA 
Calgary comes to the table as a respected partner. Our 
primary goal is to provide governments with information 
and resources so that they can better understand our 
industry and make more informed policy decisions. We 
may not agree on everything and that is the nature of 
advocacy, but at the end of the day we can always say 
that we provided them with all the necessary information 
and considerations to come to a decision.

Dream believes in better 
communities to live in and 

work in. Our goal is to be 
Canada’s top real estate 
investment, development 

and management 
company.

dream.ca
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BOMA Insider

Welcome New BOMA Member Companies!

EHS Partnerships Ltd. –  
Jessica Levson 

Italinteriors Contract – Peter Street

Grant Thornton LLP – Renee Morgan

Rainbow International Restoration of 
Alberta – Paul Holden

Jo–Co Interiors Ltd. –  
Michael Gilhooly

IRC Building Sciences Group –  
Jason Taylor

Carpet Superstore – Cameron Lang

Bossi Construction Ltd. – Anteo Delas

33rd Annual BOMA Golf Classic sold out in 8 minutes 
and raised $18,250 for the BOMA Calgary Foundation! 
Special thanks to our Golf Committee and many 
fantastic sponsors who made it all possible!

Golf Classic Co-Title Sponsor

Chika Ofoegbu from Bentall Kennedy accepts 
the Silver Certi�cate for Cochrane Community 
Health Centre and Gold Certi�cate for East 
Calgary Health Centre.

33rd Annual BOMA Golf Classic at the Priddis Greens Golf and Country Club BOMA Sta� volunteered at the BOMA Golf Tournament. (L-R Ashley 
Grennier, Aydan Aslan)

Left: Fifty of Strategic Group Buildings are 
now BOMA BEST® certi�ed! Congratulations!

Below left: BOMA Calgary at the BOMEX 
2015 (L-R, Nicole Dixon, Ken Dixon, Aydan 
Aslan, Lloyd Suchet)

Below right: BOMA Calgary at the BOMEX 
2015 (L-R, Lloyd Suchet, Fred Edwards, Steve 
Walton, Nadine Murphy, Aydan Aslan)
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Michael Brown, President & CEO at CMLC at the BOMA October Luncheon 
(L-R Lee Thiessen, Richard Morden, Michael Brown, Ken Dixon)

BOMA Calgary & Government of Alberta OH&S Symposium at the Eighth Avenue Place

Andrew Mosker, CEO & President of National Music Centre at the BOMA 
September Luncheon. (L-R Lloyd Suchet, Andrew Mosker, Bill Sharpe, 
TJ Du�n)

BOMA Golf Committee (L-R; Fred Edwards, Aydan Aslan, Steve Walton, Carmel Smetschka, Kerrie Nault, Bert Richie, 
Coral Phelps, Pam Kennedy)

|  BUILDINGS  |  CIVIL INFRASTRUCTURE  |  SPECIAL PROJECTS  |

Project shown:
Elbow River Pedestrian 
Bridge Replacements

SHARING 
YOUR VISION. 
BUILDING 
SUCCESS.

2014 BOMA  Canada National 
Pinnacle Award - Customer Service 

4 0 3 . 2 6 3 . 8 1 7 0   w w w . S e r V a n t a g e . c a 
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By David Parker

If we could just stop worrying about today for a couple 
of minutes, there are some pretty exciting projects 
on the books that are going to improve our great city. 

And we don’t have to look so far ahead as to picture the 
benefits of a public transit LRT line out to the airport 
and down south to what is a very fast growing area.

Live – work – play has been a slogan bandied around 
for years by city planners to describe an ideal situation 
whereby people could reside in a nice community, work 
close by without clogging up trails with more vehicles 
headed downtown, and where enough restaurants, 
entertainment and shopping are available nearby.

Progress began with the hugely successful Quarry Park 
by Remington Developments.

I remember looking over a muddy wasteland to the 
east of Deerfoot Trail south of Riverbend and having a 
real problem envisaging just what Randy Remington and 
Cody Clayton had in mind.

Today Quarry Park is a sought-after place to live, 
it has attracted major corporations to well-designed 
office buildings, and residents enjoy the market place 
with Calgary Co-op, restaurants, retail and service pro-
viders. And soon it will have a new recreation centre, 
library and seniors’ home added to the mix. 

If memory serves me correct, the idea for the rede-
velopment of Currie Barracks could be even longer in 
the planning. It all began when the government of the 
day decided to move our proud Princess Patricia’s Light 
Infantry to Edmonton, but the first phase of Garrison 
Woods took so long to convince the city that it would 
work that it seemed Canada Lands gave up for a while 
to concentrate on developments in Edmonton where it 
was easier to do business.

But Garrison Woods and Garrison Green worked out 
just fine and now with housing on the west side, we look 
forward to seeing the High Street retail take shape – but 
not I guess until the new bridge over the Crowchild is 
completed.

Seton is another good example where we should see 
two hotels and a Real Canadian Superstore open before 
year end and where another recreation centre is to be 
built. Then I see that land is being scarred over at the 
new Melton community off the Trans-Canada Highway 

across from Canada Olympic Park and the big yellow 
machines are also tearing up the turf at West Campus at 
Shaganappi and 32nd Avenue NW.

Add Harmony, East Village, West Village and a huge 
development planned southeast on the Ollerenshaw 
Ranch lands and we have to feel pretty confident about 
the future.

A good way to finish the year off – but there is also the 
bad and the ugly.

Bad in that we continue to snub our local architectural 
firms by insisting on the leads for too many buildings 
being from out of town. 

We have no real say in private corporations choosing 
the big names – primarily just because they are big – but 
why do we have to give top billing to firms chosen for the 
likes of the National Music Centre and the new library. 
Latest to be brought to my attention is the design of a 
new building by Calgary Opera to a Toronto firm.

Does that mean that I have to go to Toronto to see 
good opera?

Calgary architects are designing great buildings here 
and have been chosen to work in many parts of the 
world – but not recognizing a prophet in his town goes 
back to biblical times.

And the ugly, ugly award goes to the new welcoming 
signs to the city. They have no more taste than a post-
war ham and cheese at a British railway station.

Live – Work - Play

Add Harmony, East Village,  
West Village and a huge 

development planned southeast 
on the Ollerenshaw Ranch 

lands and we have to feel pretty 
confident about the future.




