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For more than three decades, Greater Saint Paul BOMA has provided carefully
researched data on the office market in Saint Paul’s central business district. 
Now in its 32nd year, the Saint Paul Market Report remains a trusted resource for 
building owners, managers, tenants, policymakers and community leaders seeking 
an objective view of downtown commercial real estate.

The 2026 Saint Paul Market Report tells the story of a downtown still undergoing
significant change, but also one where investment and opportunity are helping bring
downtown’s future into focus.

Shifts in workplace patterns, ownership and space needs continue to reshape the office
market, while conversions, redevelopment and new investment are changing the balance
of office, residential and retail uses. Downtown’s future will not be defined simply by
returning to what existed before 2020. It will be shaped by how we adapt existing assets,
attract new investment and create an environment where businesses, residents and
visitors want to be.

There are encouraging signs of that work underway. Public- and private-sector leaders,
property owners and investors are advancing strategies around redevelopment, public
safety, the public realm and downtown vitality. 

Greater Saint Paul BOMA’s long history of collecting and maintaining downtown office
data provides valuable continuity, allowing us to understand current conditions within the
context of more than three decades of market change. 

The numbers in this report provide a clear assessment of where the market stands today.
But they are also a starting point for a larger conversation: Where is investment
occurring? Where does opportunity exist? And what will the decisions being made today
mean for the future of downtown Saint Paul?  

Greater Saint Paul BOMA is committed to providing the data, perspective and industry
leadership necessary to help answer those questions and to support a downtown well-
positioned for its next chapter. 
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“The story of downtown St. Paul is no longer about
potential. It is about progress already underway and
a future that is becoming impossible to ignore.” 

– Joe Spencer, President, 
Saint Paul Downtown Alliance



The downtown Saint Paul market data presented in this report is primarily drawn from
properties located within the geographic boundaries of the Core Business District (CBD).
Certain properties outside the designated downtown boundaries have historically been
included in BOMA’s office market data and remain part of the analysis to preserve
consistency and meaningful year-over-year comparisons. 

CORE BUSINESS DISTRICT MAP
& METHODOLOGY
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To provide a comprehensive picture of the Saint Paul CBD, BOMA tracks more than
competitive office space available for lease. Our analysis also includes owner-occupied and
government buildings, providing a broader view of the total downtown office inventory.
Because healthcare represents a significant component of downtown real estate, healthcare
properties and their square footage are also included for reference.

As properties change ownership, occupancy or use, BOMA reviews classifications and
available data to maintain consistency wherever possible while accurately reflecting the
evolving composition of the downtown market.



Total Universe: 10-year Comparison

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026

Competitive 49% 48% 48% 48% 48% 48% 48% 46% 46% 45% 45%

Owner-occupied 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 19%

Government 31% 32% 32% 32% 32% 32% 32% 34% 34% 35% 36%

Total Square Feet (MM) 16.03 15.9 15.7 15.4 15.4 15.4 15.4 14.62 14.28 14.04 13.86

The Total Universe of office space in the Saint Paul Central Business District comprises
13,858,909 square feet of competitive, owner-occupied and government office space, with
an overall occupancy rate of 86%.

The Total Universe decreased by 182,040 square feet due to updated building data. The US
Bank Center’s office square footage was reduced by 87,978 square feet based on information
provided by ownership to more accurately reflect office space and exclude storage areas. In
addition, the reported square footage for US Bank West Side Flats was reduced by 94,062
square feet based on updated Moody’s data.

TOTAL UNIVERSE &
HISTORICAL COMPARISON
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Healthcare remains a significant component of downtown Saint Paul's real estate
landscape and economic activity. Home to major institutions including Regions
Hospital, United Hospital, Children's Minnesota and Gillette Children's, downtown
serves as a regional destination for medical care, specialty services and related
healthcare activity. These institutions represent a substantial concentration of
property and employment, drawing patients, employees and visitors from throughout
the region. Unlike traditional office properties, healthcare facilities support activity
beyond the conventional workday and contribute to demand for nearby services,
transportation and parking.
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TOTAL UNIVERSE &
HISTORICAL COMPARISON

Historically, healthcare properties have not been included in BOMA's Total Universe
and therefore are excluded from year-over-year comparisons. However, healthcare
accounts for approximately 3.9 million square feet of downtown real estate. Including
these properties expands the overall inventory to nearly 18 million square feet,
providing a more complete picture of the CBD's commercial real estate market.



The Saint Paul CBD consists of 6,239,681 square feet of Competitive office space. * 

The overall vacancy rate for Competitive office space in Saint Paul’s CBD is 31%
(1,906,596 vacant square feet), essentially consistent with the previous year
(1,967,006  SF). 

COMPETITIVE OCCUPANCY & VACANCY
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*This is a reduction of 87,978 SF of competitive space compared to 2025 due to updated building data.

For the purposes of comparison, this office space is grouped into three classes, A,
B, and C. These classifications reflect a subjective assessment of building quality
and competitive positioning. A combination of factors including rent, building
finishes, system standards and efficiency, building amenities, location/accessibility
and market perception are used as relative measures.

Class A: The most prestigious buildings competing for premier office users with rents above average for the
area. Buildings have high-quality standard finishes, state-of-the-art systems, exceptional accessibility, and a
definite market presence.

Class B: Buildings competing for a wide range of users with rents in the average range for the area. Building
finishes are fair to good for the area and systems are adequate, but the building does not compete with Class
A properties at the same price.

Class C: Buildings competing for tenants requiring functional space at rents below the average for the area. 

Definitions: BOMA International



Competitive Market Vacancy Trends

The overall competitive vacancy rate held steady at 31%, unchanged from 2025. Class A
vacancy remained unchanged at 21% across 2.1 million square feet, while Class B
improved slightly, declining from 42% to 41% across 3.4 million square feet. Class C
continued to maintain a healthy vacancy rate of 8% across nearly 700,000 square feet,
up just one percentage point from 2025.

Class A buildings continue to benefit from the flight to quality. Even as some tenants
reduce their footprints to accommodate evolving workplace needs, amenity-rich
properties are retaining tenants and attracting others relocating within the downtown
core. Continued investment by ownership in building amenities and the tenant
experience is helping these properties remain competitive in a more selective office
market.

Class B, which accounts for 54% of the competitive market, experienced considerable
ownership transition, particularly among several large former Madison Equities
properties. Class B office stock will be an important indicator of the market’s ongoing
recalibration.

Class C represents just 11% of the competitive market but continues to perform well,
with vacancy at 8%—better than pre-pandemic levels. Its relative stability demonstrates
that, even as the downtown office market adjusts to changing space needs and hybrid
work, demand remains for smaller and more economical office options.

COMPETITIVE OCCUPANCY & VACANCY
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Competitive vacancy continued its retreat from the 2024 peak, declining to 30.56% in
2026 from 31.09% in 2025 and 32.43% in 2024. 

COMPETITIVE OCCUPANCY & VACANCY

While vacancy remains well above pre-pandemic levels, two consecutive years of
declining vacancy suggest that downtown Saint Paul's competitive office market is
beginning to stabilize. While this is an encouraging trend, changes in building
inventory including remeasurements, conversions and reclassifications can also
influence vacancy rates. 

Looking at vacancy alongside absorption and other market indicators provides a more
complete picture of a market that is gradually finding its footing.



For decades, BOMA has tracked asking rates as an indicator of rental trends within the
competitive market. In 2026, however, a significant share of available space across all
building classes is being marketed with negotiable rather than published rates. 

As a result, averages calculated from the published rates represent only a portion of the
market and could provide a misleading picture of overall rental conditions or year-over-
year trends. For this reason, BOMA is not reporting average rental rates by building class
this year.  

The prevalence of negotiable rates is itself an indicator of current market conditions.
Owners are increasingly positioning space on a deal-by-deal basis, allowing greater
flexibility to structure lease terms around individual tenant needs, including tenant
improvements, concessions, lease length and property conditions. 
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PUBLISHED RENTAL RATES &
LEASING FLEXIBILITY

COMPETITIVE OCCUPANCY & VACANCY

“The question isn't whether downtown 
Saint Paul can come back. The real question 
is how fast we can turn momentum into 
occupancy, occupancy into vibrancy, and vibrancy
into long-term economic growth.”

– Jason Butterfield, Senior Director -
Brokerage & Corporate Services,
Frauenshuh

Downtown Saint Paul has the ingredients for a strong comeback, with renewed investment,
committed stakeholders and growing momentum. But real estate recovery is measured in
years, not months, and translating today’s investments into stronger occupancy, property
values and sustained economic vitality will require patience and continued commitment.
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Absorption measures the change in occupied office space over a given period and
provides important context alongside vacancy rates. While vacancy measures the
proportion of available space within the market, absorption helps illustrate changes
in occupied square footage. Both measures can be affected by building
remeasurements, reclassifications and changes in the inventory being tracked.

ABSORPTION

Absorption in downtown Saint Paul’s Competitive office space from 2025 to 2026
was negative 30,866 square feet, moderately improved from the previous year at
negative 74,868. Overall absorption was negative 124,948, due to the reduction in
rentable square footage at US Bank’s West Side Flats location. Note this dip
reflects a measurement adjustment rather than a reduction in physical occupancy. 
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History of Absorption

2017 Absorption in downtown Saint Paul’s Competitive office space from 2016 to 2017 is negative 168,563
square feet. Overall absorption is negative 335,148. The Competitive absorption total was negatively
impacted by the loss of leased space in 180 E. 5th St., Cray Plaza and Park Square Court. Overall absorption
was negatively impacted by the Travelers and Ecolab transaction and the shifting of office space that ensued.

2018 Absorption in downtown Saint Paul’s Competitive office space from 2017 to 2018 is negative 229,273
square feet. Overall absorption is negative 305,435. The Competitive absorption total was negatively
impacted by the loss of leased space in Landmark Towers, Park Square Court, and the Capital Professional
Office Building, of which, the latter two are being converted into hotel or residential space.

2019 Absorption in downtown Saint Paul’s Competitive office space from 2018 to 2019 is negative 257,180
square feet. Overall absorption is also negative 257,180. The Competitive absorption total was negatively
impacted by the loss of leased space in Landmark Towers, and the removal of the Ecolab University and
Empire Buildings, and a reduction of leasable space in the First National Bank Building.

2020 Absorption in downtown Saint Paul’s Competitive office space from 2019 to 2020 is 214,609 square
feet. The Competitive absorption total was positively impacted by the increase of leasable space in the First
National Bank Building.

2021 Absorption in downtown Saint Paul’s Competitive office space from 2020 to 2021 is negative 357,248
square feet. Effects of the pandemic and fewer employees in office had a tremendous impact on the
absorption.

2022 Absorption in downtown Saint Paul’s Competitive office space from 2021 to 2022 is negative 78,962
square feet. Absorption is still negative in large part due to lasting effects from COVID.

2023 Absorption in downtown Saint Paul’s Competitive office space from 2022 to 2023 is negative 299,907
square feet. The net absorption fell despite removal of The Degree of Honor Building, The Hamm Building,
Landmark Towers and The Lowry Hotel Building from Competitive square footage for multifamily housing
conversion. 

2024 Absorption in downtown Saint Paul’s Competitive office space from 2023 to 2024 is negative 888,080
square feet. Most of this negative absorption comes from increased vacancies in Class B properties, primarily
Alliance Bank Center, First National Bank Building, Golden Rule Building, Great Northern and US Bank
Center. Each of these buildings had more than 100,000 square feet of increased vacancy over what was
reported previously. 

2025 Absorption in downtown Saint Paul’s Competitive office space from 2024 to 2025 is negative 74,868
square feet. In addition to the removal of the Alliance Bank Building (196K) and the Grace Building (44K), this
number was impacted by the Attorney General’s office downsizing by 24,000 square feet at Town Square
Tower, Wold vacating 44,436 square feet at First National Bank, and TKDA vacating 53,293 square feet at
UBS Plaza. 

2026 Absorption in downtown Saint Paul’s Competitive office space from 2025 to 2026 was negative 30,866
square feet, moderately better than the previous year at negative 74,868. 
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INVESTMENT, OPPORTUNITY 
& THE FUTURE OF DOWNTOWN

The office market remains in transition, but the story of downtown in 2026 extends well
beyond vacancy. New ownership, corporate reinvestment and significant public and
private capital are reshaping the core and creating opportunities to reposition properties
for what comes next. More than $1 billion in investment is committed, underway or
recently completed across downtown, touching everything from office buildings and
corporate campuses to housing, infrastructure, public spaces and major destinations.

Several prominent properties have transitioned to new ownership, bringing fresh
capital and new strategies to buildings that have faced years of uncertainty. The
Downtown Revival Trust has assembled a significant portfolio that includes the Great
Northern Building, First National Bank Building, 375 Jackson and 135 E. Fifth Street,
with plans to reinvest, reposition and compete for tenants. 

“We believe downtown Saint Paul has tremendous
underlying value. Our strategy is to acquire good
buildings at a basis that allows us to reinvest in
them, compete aggressively for tenants and bring
more people, businesses and activity downtown.”

– Jamie Rand, Downtown Revival Trust

The Downtown Revival Trust’s recent purchases of 375 Jackson St. and the adjoining 135 Fifth St. E, along with the First
National Bank Building and Great Northern Building make Jamie Rand downtown’s largest commercial property owner. 



“We’re here to serve as the driver and centralized
organization to encourage broader market
investment in the central business district.” 

– Dave Higgins, President, 
Saint Paul Downtown Development
Corporation 

INVESTMENT, OPPORTUNITY 
& THE FUTURE OF DOWNTOWN
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The Saint Paul Downtown Development Corporation is taking a strategic
approach to revitalization through the acquisition and stabilization of prominent
downtown properties, including Alliance Bank Center, the Empire Building,
Endicott Arcade and the Capital City Plaza Parking Ramp, along with the
acquisition of mortgage debt on U.S. Bank Center. By bringing challenged
properties under new ownership and gaining a financial stake in others, the
organization is working to address prolonged vacancies, improve property
conditions and evaluate opportunities for redevelopment or repositioning. These
efforts are intended not only to restore value to individual buildings, but also to
reduce the broader impact distressed properties can have on surrounding
businesses, property values and investor confidence. Together, these strategic
investments position the corporation as a catalyst for additional private
investment and long-term revitalization throughout the downtown core.
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“Downtown Saint Paul isn’t just where Securian
Financial has been headquartered for more than
145 years—it’s an essential part of who we are as a
company. We are all in on doing our part to help
revitalize downtown and are investing in this fund
because Saint Paul is our home and we are
committed to it for the long run.” 

— Chris Hilger, Chairman, President & CEO,
Securian Financial

Established downtown stakeholders are demonstrating their commitment in multiple
ways. Securian Financial, the Bush Foundation and the Saint Paul & Minnesota
Foundation have committed substantial capital to support redevelopment through the
Saint Paul Downtown Investment Fund, while other partnerships are bringing new
investment to individual properties and the surrounding public realm.

Securian Financial is reinforcing its longstanding commitment to downtown Saint Paul with
more than $50 million in improvements to its headquarters campus. Through its broader
campus modernization initiative, Securian is adapting to evolving workplace needs while
creating opportunities to accommodate additional tenants. The improvements
demonstrate how established downtown employers are reinvesting in their properties to
remain competitive and contribute to downtown's long-term vitality.

INVESTMENT, OPPORTUNITY 
& THE FUTURE OF DOWNTOWN



“I am a true Saint Paul fan, and I’m thrilled to be able
to invest in its future. The Saint Paul Hotel and Rice
Park are key parts of both our history and our shared
vision for a thriving entertainment district and city.”
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Another prominent example is the historic Saint Paul Hotel, where Minnesota Wild
owner Craig Leipold is leading a new ownership group that includes Securian
Financial, Ecolab and Saint Paul real estate developers Jim Kelly,  Carl Kaeding and
David Williams. The group plans extensive renovations to guest rooms, the lobby
and fitness facilities, along with expanded bar and dining experiences.

– Craig Leipold, Owner/Governor, 
Minnesota Wild

INVESTMENT, OPPORTUNITY 
& THE FUTURE OF DOWNTOWN



“We celebrate 100 years of growth by honoring
our humble beginnings and the ongoing
connection between our people, our communities
and our environment.” 
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— Christophe Beck 
Chairman, President & CEO
Ecolab

That commitment extends beyond individual buildings. Ecolab committed more
than $2 million to transform approximately 26,000 square feet of largely concrete
plaza space near its global headquarters into a greener community gathering
space, demonstrating how a major employer is investing not only in its own
presence, but in the public realm around it.

Together, these investments represent something important for the market:
properties that have contributed to downtown uncertainty are changing hands,
capital is being deployed, and buildings are being evaluated not simply for what they
are today, but for what they could become. The opportunity ahead will be converting
that investment into occupied space, stronger properties and increased activity
throughout the downtown core.

INVESTMENT, OPPORTUNITY 
& THE FUTURE OF DOWNTOWN



PROPERTIES REFERENCED IN
THIS REPORT

*Former Madison Equities properties numbers represent estimates from new owners; year-over-year reports may be inaccurate due to previous lack of transparency. 

**This property was not included in BOMA's 2026 market inventory or vacancy calculations. BOMA anticipates incorporating the property into future reports as verified
building and occupancy data become available.



PROPERTIES REFERENCED IN
THIS REPORT
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THIS REPORT
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MARKETING & LEASING COMMITTEE
Thank you to the members of the Marketing & Leasing Committee for
their time, thoughtful feedback, and steadfast support throughout this
process. Their expertise and guidance were invaluable in shaping this
work and are a true reflection of the strength and generosity of our
BOMA community.

Pat Wolf, Chair, Commercial Real Estate Services, Inc. 
patwolf@cres-inc.com | 651-290-8892 

Aaron Barnard, Cushman & Wakefield
aaron.barnard@cushwake.com | 952-465-3372

Jason Butterfield, Frauenshuh Commercial Real Estate Group
 jason.butterfield@frauenshuh.com | 952-460-9830

Kim Chung, St. Paul Area Chamber
 kchung@stpaulchamber.com | 651-265-2763 

Jerry Driessen, CBRE 
 gerald.driessen@cbre.com | 612-382-7526
 
Eric King, Cushman & Wakefield
eric.king@cushwake.com | 651-734-2385 x3345

Eric Rapp, Transwestern
 eric.rapp@transwestern.com | 612-359-1635

Mike Salmen, Transwestern
 mike.salmen@transwestern.com | 612-359-1660

Frank Sherwood, CBRE 
frank.sherwood@cbre.com | 952-924-4823
 
Tom Stella, Cushman & Wakefield
 tom.stella@cushwake.com | 651-734-2383 x3344



Greater Saint Paul Building Owners and Managers Association (BOMA) is one of more
than 100 U.S. local associations and global affiliates federated under the Building
Owners and Managers Association (BOMA) International, founded in 1907. In addition
to the myriad of benefits our members derive from BOMA International, locally, we
strive to create opportunities for building professionals to establish relationships with
industry peers and present best practice information that will enable the most
effective development, operation, and marketing of commercial real estate space.

Greater Saint Paul BOMA has remained an influential and trusted voice for the
commercial building professional for more than 50 years, providing members with
advocacy leadership, education and training, and valuable networking opportunities.
We are committed to fostering a healthy and vibrant association to serve the needs of
all buildings in the East Metro region.

Contact Us
370 Wabasha Street North, Suite 690, St. Paul, MN 55102
office@bomasaintpaul.org | 651-291-8888

Copyright ©2026 by Greater Saint Paul Building Owners and Managers Association (BOMA)

Greater Saint Paul BOMA hereby disclaims all liability for any claims, losses or damages in
connection with use or application of this document. This document is the sole and exclusive
property of Greater Saint Paul BOMA. Reproduction or redistribution in whole or in part without 
the express written consent of Greater Saint Paul BOMA is prohibited. 

ABOUT GREATER SAINT PAUL BOMA
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