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COVID-19
(Coronavirus)
Impact Update

IBISWorld's analysts constantly monitor the industry impacts of current events in real-time – here is an update of
how this industry is likely to be impacted as a result of the global COVID-19 pandemic:

· Demand for the Canadian Apartment Rental industry is expected to increase in 2021 as economic conditions
imrpove and operators resume apartment showings. For more detail, please see the Current Performance chapter.

· In 2021, industry profit is expected to be far below the level it was at in 2016, as operators continue to endure
challenges posed by the COVID-19 (coronavirus) pandemic. For more detail, please see the Cost Structure
Benchmarks chapter.

· A decrease in the national unemployment rate and improved consumer confidence is expected to fuel growth in
demand for apartment rentals. For more detail, please see the Demand Determinants chapter.

Note: The content in this report is currently being updated to reflect the trends outlined above.
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About IBISWorld
IBISWorld specializes in industry research with coverage on thousands of global industries. Our comprehensive data and in-depth analysis help
businesses of all types gain quick and actionable insights on industries around the world. Busy professionals can spend less time researching
and preparing for meetings, and more time focused on making strategic business decisions that benefit you, your company and your clients. We
offer research on industries in the US, Canada, Australia, New Zealand, Germany, the UK, Ireland, China and Mexico, as well as industries that
are truly global in nature.
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About This Industry
Industry Definition Operators in the Apartment Rental industry in Canada act as lessors of buildings that are used as residences or

dwellings. Industry participants are owner-lessors of residential buildings and establishments that rent real estate
and then act as lessors by subleasing it to others. In addition to apartment rentals, the industry also includes
attached and detached houses and row houses.

Major Players There are no major players in this industry

Main Activities The primary activities of this industry are:

Renting or leasing residential buildings

Renting or leasing residential dwellings

The major products and services in this industry are:

Studio apartments

One-bedroom apartments

Two-bedroom apartments

Apartments with three or more bedrooms
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Supply Chain

SIMILAR INDUSTRIES

Commercial Leasing in Canada Storage & Warehouse Leasing in
Canada

Real Estate Sales & Brokerage in
Canada

Property Management in Canada

       

       

RELATED INTERNATIONAL INDUSTRIES

Global Commercial Real Estate Apartment Rental in the US Residential Property Operators in
Australia
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Industry at a Glance
Key Statistics

$46.6bn
Revenue

Annual Growth

2016–2021

0.1%

Annual Growth

2021–2026

2.9%

Annual Growth

2016–2026

 

$12.0bn
Profit

Annual Growth

2016–2021

-6.5%

  Annual Growth

2016–2021

 

25.8%
Profit Margin

Annual Growth

2016–2021

-10.3pp

  Annual Growth

2016–2021

 

338k
Businesses

Annual Growth

2016–2021

6.4%

Annual Growth

2021–2026

4.6%

Annual Growth

2016–2026

 

33,415
Employment

Annual Growth

2016–2021

1.3%

Annual Growth

2021–2026

3.0%

Annual Growth

2016–2026

 

$1.6bn
Wages

Annual Growth

2016–2021

0.5%

Annual Growth

2021–2026

3.0%

Annual Growth

2016–2026

Key External Drivers % = 2016–21 Annual Growth

2.3%
Per capita disposable income

6.4%
Housing starts

0.7%
Residential renovation
expenditure

0.3pp
Urban population

 
Industry Structure

POSITIVE IMPACT

  Concentration
Low   Technology Change

Low

  Industry Globalization
Low / Increasing

MIXED IMPACT

  Life Cycle
Mature   Industry Assistance

Medium / Steady

  Regulation & Policy
Medium / Steady

NEGATIVE IMPACT

  Revenue Volatility
High   Capital Intensity

High

  Barriers to Entry
Low / Steady   Competition

High / Steady

 

Key Trends

 A growing urban population is a driver for industry growth

 Stricter capital requirements for mortgage loans have
hampered demand growth

 Wage growth, alongside revenue stagnation, is expected to
fuel a decline in profit

 Continued demand for rental units is expected to fuel growth
in industry revenue

 Lower development costs will likely increase the supply of
rental units

 Profit growth will likely attract entrants, with the number of
enterprises forecast to grow

 Industry profit is expected to suffer as a result of economic
volatility
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Products & Services Segmentation

 
Major Players

There are no major players in this industry
SWOT

STRENGTHS

  Low Volatility

  Low Imports

  High Profit vs. Sector Average

  Low Customer Class Concentration

  High Revenue per Employee

   

WEAKNESSES

  Low & Steady Barriers to Entry

  High Competition

  High Product/Service Concentration

  High Capital Requirements

   

OPPORTUNITIES

  High Revenue Growth (2021-2026)

  High Performance Drivers

  Housing starts

   

THREATS

  Low Revenue Growth (2005-2021)

  Low Revenue Growth (2016-2021)

  Low Outlier Growth

  Per capita disposable income
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Executive Summary Moving in: Industry revenue growth will likely be supported by demand
outpacing supply

The Apartment Rental industry in Canada is expected to stagnate over the five years to 2021. Industry operators
collect rent income from properties they lease, where the rates they charge are largely determined by market forces.
The supply of apartment rentals has grown at a slower rate than demand, which has elevated rental rates to the
benefit of the industry. Favourable economic conditions and demographic trends during most of the period have
driven this growth in demand. However, due to the economic challenges created by the outbreak of COVID-19
(coronavirus), industry revenue declined 17.5% in 2020. During the pandemic, unemployment is expected to spike
and consumer spending will likely decline, leading to people not paying their rents. Furthermore, demand for rentals
during the pandemic has decreased due to shelter-in-place orders, and many landlords have removed listings since
they are unable to show the apartments. Ultimately, decreasing revenue in 2020 as a result of the pandemic is
expected negate growth during every other year of the period. Thus, industry revenue is anticipated to stagnate at
$46.6 billion over the five years to 2021, including an increase of 12.2% in 2021.

The urban population in Canada has grown steadily during the period, which has increased demand for housing
over the past five years. The supply of apartment rental units has lagged behind this growth in demand, which is
reflected in low vacancy rates across Canada, but primarily in major urban centres where most of the industry's
revenue originates. Alongside these trends, disposable income has grown during the period despite significant
economic volatility. This has given individuals more funds to cover living expenses, which has enabled operators to
raise rental rates in an environment of higher demand than supply. Despite growing rental prices due to an
imbalance between supply and demand, profit is expected to suffer as a result of economic volatility as a result of
the pandemic.

Favourable macroeconomic conditions are expected to fuel demand for apartment rentals over the five years to
2026. Per capita disposable income is expected to grow, while vacancy rates are anticipated to further decline.
Overall, demand will likely continue outpacing supply growth, which will likely encourage revenue growth. As a
result, industry revenue is expected to increase an annualized 2.9% to $53.9 billion over the five years to 2026.
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Industry Performance

Key External
Drivers

Per capita disposable income

Per capita disposable income measures the income left for households after accounting for taxes. As per disposable
income increases, households have more money to save and spend on consumption, living expenses and other
expenditures. As a result, growth in disposable income puts upward pressure on rental rates because people
become increasingly able to pay for higher living expenses. Per capita disposable income is anticipated to decrease
in 2021, posing a potential threat to the industry.

 

Residential renovation expenditure

Residential renovation expenditure measures private spending on home improvements, upgrades and repairs. The
value of properties increases when they are improved, so when rental units get upgraded, they tend to become
more expensive. As residential renovation expenditure increases, rental units are being improved, putting upward
pressure on rental rates and therefore increasing revenue. Residential renovation expenditure is anticipated to
increase in 2021.

 

Urban population

Urban population measures the percentage of the total Canadian population living in urban areas. Due to higher real
estate prices and demographic composition, urban areas usually have a lower level of homeownership than other
regions. Consequently, people in these areas are more likely to live in rental apartments. Therefore, a growing urban
population tends to increase demand for rental units. In 2021, the urban population is expected to grow,
representing a potential opportunity for the industry.

 

Housing starts

Since homeownership is the main source of external competition for the industry, increasing demand for homes can
reduce demand for rental apartments. An increase in housing starts can put downward pressure on home values
and rental rates by increasing the supply of units. Both effects have a negative influence on industry revenue.
Housing starts are anticipated to increase in 2021.
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Current
Performance

The Apartment Rental industry in Canada has stagnated over the five
years to 2021 as a result of significant economic volatility caused by the
COVID-19 (coronavirus) pandemic.

A growing urban population, low growth in supply of rental units and growing disposable income contributed to
industry growth during most of the period, alongside other favourable market forces such as rising homeownership
costs. As the rental market experienced a correction in rental rates and slowing demand, the industry slowed in
2017 and 2018. However, due to poor market conditions and a decline in consumer confidence, industry revenue
declined 17.5% in 2020, negating growth during the rest of the period. In 2020, the national unemployment rate rose
67.4%, resulting in the rental vacancy rate increasing 55.0% that same year. Overall, industry revenue is anticipated
to stagnate at $46.6 billion over the five years to 2021. In 2021, industry revenue is forecast to grow 12.2% as
conditions improve, though this still represents a decline compared with 2019 figures. Ultimately, demand for rentals
during the pandemic has decreased due to shelter-in-place orders. Many landlords have removed unit listings since
they are unable to show the apartments. However, the industry tends to be resilient as rentals are important through
good and bad economic periods.

DEMAND OUTPACES SUPPLY

During most of the period, industry revenue grew as a result of increased
demand for rental units in major urban centres, which put upward
pressure on rental rates to the benefit of industry operators.

According to 2020 figures from the Canada Mortgage and Housing Corporation (latest data available), the supply of
apartment units for rent in major urban centres increased 2.3% in 2020, which is insufficient to meet demand. The
rental vacancy rate in Canada, which is the percentage of all rental units not being rented, is forecast to decline an
annualized 1.0% over the five years to 2021, falling to 3.2% vacancy, which reflects how demand has outpaced
supply. This is also reflected in the rising cost of rent for households, which has increased every year during the
period.

The largest portion of industry revenue originates in urban centres, where rental apartments are most present due to
density and demographic landscape. Young professionals and immigrants move to urban centres for employment,
which increases the overall demand for housing since everyone needs a place to live. These demographic groups
tend to resort to rentals because they usually do not meet the financial requirements to purchase a home or simply
due to the uncertainty that the future holds for them. As a result, they compose the largest portion of demand for
apartment rentals. Therefore, a growing urban population is a driver for industry growth since it increases
competition for rental units and enables operators to increase rent. Toronto, Vancouver, Winnipeg and Montreal
have experienced major growth in the urban population.

Increasing disposable income renders higher purchasing power and more room to afford living expenses. This



Apartment Rental in Canada October 2021

12 IBISWorld.com

translates to higher rental rates because as long as there is a lot of competition for apartment units, those with more
income are able to outbid consumers with lower incomes. During most of the period, the Canadian economy
expanded amid declining unemployment, which fuelled growth in per capita disposable income. The rate for rentals
at market equilibrium can be understood as a percentage of total disposable income. Regardless of the actual value
of the percentage, growth in disposable income also means growth in living expenses since operators that set their
rates usually understand that there is more room for expenses when income increases. However, the percentage of
disposable income allocated to rent has increased over the past five years as other market forces have pressured
rental rates above their natural growth, outpacing the growth of disposable income.

HOUSING MARKET TRENDS

Homeownership is the primary alternative to renting, which means that
there are limitations to how high industry rental rates can reach.

Rentals are generally less expensive options and permit more flexibility for individuals uncertain of their future.
Additionally, most individuals require a mortgage loan to finance property purchases. However, homeownership is
the preferred option for individuals in the long term, which means individuals try to capture opportunities to move
away from rentals and settle on a home. As a result, the landscape of the real estate market affects the decision
making of individuals, which affects industry performance.

Low mortgage rates, as a result of low overall interest rates, have aided demand for homeownership. However,
stricter capital requirements for mortgage loans over the past five years have hampered this growth in demand,
especially among younger individuals. The rising value of homes across Canada has also acted as a barrier to the
move toward homeownership since homes are generally more expensive. These factors have contributed to
industry stagnation over the past five years

PROFIT AND OTHER TRENDS

Revenue growth has outpaced growth in interest expenses as a result of
low interest rates during the period.

In particular, low mortgage rates have enabled investors to purchase condominiums at a lower cost, with many of
them renting these units out. This trend has led to an increasing number of nonemployer establishments entering
the industry. As a result, the number of industry enterprises is expected to grow at an annualized rate of 6.4% to
337,767 companies over the five years to 2021. This has also kept wages fairly low as a share of revenue since
nonemployers do not employ workers. Wages are anticipated to grow modestly, rising at an annualized rate of 0.5%
to $1.6 billion over the five years to 2021. Wage growth, alongside revenue stagnation, is expected to fuel a decline
in profit. Industry profit, measured as earnings before interest and taxes, is expected to account for 25.8% of
revenue in 2021, down from 36.1% in 2016.
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Historical Performance Data

Year
Revenue

($m)
IVA

($m)
Establishments

(Units)
Enterprises

(Units)
Employment

(Units)
Exports

($m)
Imports

($m)
Wages

($m)

Domestic
Demand

($m)

Per capita
disposable

income
($)

2012 38,953 18,350 325,572 212,927 31,160 N/A N/A 1,433 N/A 28,883
2013 40,268 19,119 337,750 214,454 34,094 N/A N/A 1,491 N/A 29,369
2014 42,362 20,096 370,462 228,851 32,126 N/A N/A 1,476 N/A 29,466
2015 44,909 21,375 390,298 246,060 32,081 N/A N/A 1,560 N/A 30,804
2016 46,507 22,071 372,806 247,133 31,282 N/A N/A 1,601 N/A 30,332
2017 47,550 22,246 419,104 256,941 32,790 N/A N/A 1,642 N/A 30,675
2018 48,943 22,091 441,261 279,687 32,200 N/A N/A 1,657 N/A 30,647
2019 50,380 11,726 473,034 297,150 33,991 N/A N/A 1,688 N/A 30,852
2020 41,545 17,820 489,047 312,878 30,738 N/A N/A 1,499 N/A 33,416
2021 46,623 18,009 529,244 337,767 33,415 N/A N/A 1,641 N/A 31,559
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Industry Outlook
Outlook The Apartment Rental industry in Canada is expected to grow over the

five years to 2026 as vacancy rates decline further.

Overall growth in the Canadian economy will likely aid revenue growth, while demand is forecast to remain strong
and continue outpacing supply. Additionally, provincial-level excise taxes, high home prices and rising interest rates
are expected to preclude many Canadians from purchasing homes to the benefit of the industry. However,
demographic trends in urban centres may act as taming forces to industry revenue growth. Cultural trends that
incentivize cost-reduction such as living with parents longer or sharing spaces could dampen revenue since
disposable income is expected to grow modestly. Overall, industry revenue is expected to grow at an annualized
rate of 2.9% to $53.9 billion over the five years to 2026. Additionally, complications related to the COVID-19
(coronavirus) pandemic, such as the discovery of new variant strains, could pose a threat to industry growth over the
next five years.

DEMAND EXPECTED TO REMAIN STABLE

Continued demand for rental units is expected to fuel growth in industry
revenue over the next five years.

Rental rate hikes that have boosted revenue in the past may slow growth in the urban population alongside the fact
that many urban centres are near capacity limits. However, many cities are also job centres, further encouraging
people to move to them. Consequently, the urban population is expected to grow at an annualized rate of 0.1% over
the five years to 2026. As demand growth continues, the supply of rental apartments is likely to lag far behind. This
is reflected in the rental vacancy rate, which is forecast to decrease an annualized 9.7% over the five years to 2026.
Moreover, per capita disposable income is expected to grow an annualized 0.8% during the same period, which will
likely encourage rental hikes and ultimately revenue growth, despite regulations pertaining to how much landlords
could increase rates.

Furthermore, a favourable macroeconomic environment is expected to maintain growth in rental rates and overall
demand for rental apartments. With industry profit forecast to grow moving forward, operators will likely continue
investing in their properties through renovation and upgrades, which improves apartments and further increases rent
prices. Residential renovation expenditure is expected to grow an annualized 2.0% over the five years to 2026,
placing upward pressure on rental rates. Forecast growth in domestic interest rates may discourage some
consumers from purchasing a home, which is expected to benefit operators.

CHANGING COMPOSITION OF RENTALS

The cooldown in the housing market is anticipated to change the
composition of the rental unit stock.

Stricter mortgage standards and higher interest rates will likely hinder condominium development, reducing the
available supply of rentable condominiums. At the same time, with less competition from condominium development,
purpose-built rental buildings are expected to become increasingly more attractive to would-be developers, leading
to an increase in the construction of these buildings. Therefore, the composition of the industry's supply of rental
dwellings is anticipated to lean away from condominiums toward multifamily apartment complexes. Lower
development costs will also likely increase the supply of rental units in the market, but strong demand will likely
ensure that rental rates continue to grow at a healthy level.
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The factors that might slow down condominium development will likely make homeownership more expensive, and
therefore, aid demand for rental apartments. Stricter mortgage standards and higher interest rates would have a
stronger effect on middle-aged individuals that are close to buying a home than those that are younger, which are
unlikely to do so for previously mentioned reasons. Also, expected growth in the urban population is likely to fuel
demand for apartment rentals since cities are primarily composed of apartments for rent.

PROFIT AND OTHER TRENDS

With economic conditions expected to improve alongside further growth
in demand, industry profit will likely improve as well.

Industry profit, measured as earnings before interest and taxes, is expected to account for 30.2% of revenue in
2026, up from 25.8% in 2016. Profit growth is expected to attract entrants, with the number of enterprises forecast to
grow an annualized 4.6% to 423,872 companies over the five years to 2026. Accordingly, wages are expected to
grow at an annualized rate of 3.0% to $1.9 billion during the same period.

Performance Outlook Data

Year
Revenue

($m)
IVA

($m)
Establishments

(Units)
Enterprises

(Units)
Employment

(Units)
Exports

($m)
Imports

($m)
Wages

($m)

Domestic
Demand

($m)

Per capita
disposable
income  ($)

2021 46,623 18,009 529,244 337,767 33,415 N/A N/A 1,641 N/A 31,559
2022 48,378 20,622 554,172 354,029 34,533 N/A N/A 1,697 N/A 32,740
2023 49,937 21,388 578,766 370,069 35,592 N/A N/A 1,749 N/A 32,722
2024 51,464 22,096 608,496 389,380 36,754 N/A N/A 1,806 N/A 32,677
2025 52,637 22,645 634,058 406,488 37,698 N/A N/A 1,851 N/A 32,707
2026 53,880 23,224 660,318 423,872 38,727 N/A N/A 1,900 N/A 32,786
2027 55,148 23,550 685,906 440,864 39,730 N/A N/A 1,949 N/A 32,886
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Industry Life Cycle The life cycle stage of this industry is    Mature

LIFE CYCLE REASONS

New product innovation among industry operators is stagnant

The industry’s product segmentation is clearly defined

There is wholehearted market acceptance of the industry

The Apartment Rental industry in Canada is in the mature stage of its life cycle. Industry value added (IVA), which
measures an industry's contribution to the overall economy, is forecast to grow at an annualized rate of 0.5% over
the 10 years to 2026. Comparatively, Canadian GDP is forecast to climb at an annualized rate of 1.9% during the
same period. While the difference in GDP and IVA growth rates typically indicates an industry within the decline
stage of its life cycle, IVA growth follows overall economic patterns, although it tends to be resilient as rentals are
important through good and bad economic times.

There is wholehearted acceptance of apartment rentals since they provide a solid alternative to buying a home. New
product innovation among industry operators is stagnant, which is also consistent with a mature industry. There is a
defined set of apartment types that has been present for a long time and this is not expected to change. The number
of bedrooms ranges from studio to three bedrooms for most of the industry. While the industry has a high operating
profit, indicative of a growing industry, this is misleading due to most property being purchased through debt. As a
result, industry profit is high, which covers up the fact that a large portion of the revenue goes toward interest
expenses.
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Products & Markets
Supply Chain Key Buying Industries

1st Tier

Real Estate Sales & Brokerage in Canada

Consumers in Canada

Public Administration in Canada

2nd Tier

Consumers in Canada

Key Selling Industries
1st Tier

Apartment & Condominium Construction in Canada

Water & Sewer Line Construction in Canada

Water Supply & Irrigation Systems in Canada

Property Management in Canada

2nd Tier

Electric Power Transmission in Canada

Construction Machinery Manufacturing in Canada

Products & Services

  Apartments in the Canadian Apartment Rental industry includes individual
units as part of a building or complex, detached houses as stand-alone
units and row houses as side-by-side units.

All these different structures can be broken down by the number of bedrooms, where on average, units become
more expensive as the number of bedrooms increases. The average monthly rent of every type of unit has
increased over the five years to 2021 and the share of revenue for each type of apartment has changed marginally
during the period.

STUDIO APARTMENTS

Studio apartments, also known as bachelor apartments, are expected to
account for 5.2% of industry revenue in 2021.

These units combine the bedroom, kitchen and living room into a single room and are categorized as containing no
bedrooms. These are generally the most inexpensive units with an estimated average monthly rent of $865.00. This
segment is expected to remain steady as a share of industry revenue over the five years to 2021.

ONE-BEDROOM APARTMENTS

One-bedroom apartments are units that have one bedroom separated
from the kitchen and living room space.

In 2021, one-bedroom apartments are expected to account for 33.3% of industry revenue, up from 33.1% in 2016.
On average, monthly rent for one of these units is $1,046. Growth in per capita disposable income over the five
years to 2021 has contributed to this segment growing as a share of revenue during the same period.

TWO-BEDROOM APARTMENTS
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Two-bedroom apartments are units that have two bedrooms separated
from the kitchen and living room space.

These apartment units are expected to account for 51.7% of industry revenue in 2021, down from 51.8% in 2016.
Two-bedroom apartments have an average monthly rent of $1,125. These are the most demanded units due to
being flexible for renters and a good fit in urban centres. As a result, growth in the Canadian urban population has
fuelled growth in demand for two-bedroom units.

APARTMENTS WITH THREE OR MORE BEDROOMS

Apartments with three or more bedrooms are units with bedrooms
separated from the kitchen and living room space and are expected to
account for 9.8% of industry revenue in 2021, with an average monthly
rent of $1,206.

This represents a slight decline from 9.9% in 2016, as consumer demand has shifted toward one-bedroom and
studio apartments.

Demand
Determinants

Demographics

The age of the population, family formation and immigration are all major demand determinants for the Apartment
Rental industry in Canada. Young adults are most likely to rent instead of owning a home, since on average, this
demographic holds less wealth than their older counterparts and are thus unable to afford to purchase a property.
However, seniors also drive demand for industry services because retired individuals have lower incomes and often
move from traditional detached homes to integrated senior communities, a popular subsegment of multifamily
dwellings. Closely linked to age is family composition, as younger individuals are also more likely to be single. Single
individuals tend to rent because they do not need the space that comes with having a family and they do not have
the combined income of couples, reducing their ability to afford a home. Another driver of demand for apartments is
immigration. Immigrants usually have lower incomes and are in a transitional stage of their lives. Consequently, they
are much more likely to rent than own property, at least in the short term.

Urbanization

Increasing urbanization has been another driver of demand for apartments. Since cities usually have a scarcity of
space, real estate prices are higher. Accordingly, homeownership is expensive, making renting an attractive
alternative. Moreover, urban regions have higher everyday living costs, leaving consumers with less money to spend
on purchasing and maintaining their own property. However, climbing living expenses can also leave tenants with
less money to spend on rent, thus limiting rental rates landlords can charge. Cities' vibrant nightlife and a wide
variety of activities also attract a largely young and single urban population. Over the five years to 2021, the urban
population has increased, driving up demand for rental apartments.

Housing market

Since homeownership is the primary alternative to renting, the health of the housing market is another important
driver of demand for rental apartments. If housing is relatively inexpensive, people might be incentivized to buy
homes and forgo rentals. However, if home prices rise too rapidly, homeownership can become too expensive and
demand for relatively lower cost rentals will likely increase. Mortgage rates also affect the ability for consumers to
finance home purchases, as most consumers require some form of financing. Additionally, a collapse in the housing
market might force residents to sell off their homes and rent instead.

Economic conditions

Economic factors, such as the unemployment rate and per capita disposable income, have a significant influence on
the industry. Rising unemployment and decreasing disposable income reduce the ability for tenants to pay for rent,
which puts downward pressure on rental rates, and therefore, revenue. Conversely, declining unemployment and
increasing incomes can also support demand, especially among young adults, for apartment renting since
consumers can afford to pay higher rents. These tendencies depend on the housing market conditions because
growing real income may also enable people to purchases homes. However, there is a tendency for home prices to
inflate along with rental rates. Nonetheless, in the long run, economic growth usually leads to climbing demand for
both rentals and homeownership.

During the COVID-19 (coronavirus) pandemic and economic downturn caused by the virus, demand for the industry
is expected to be volatile. During the pandemic, per capita disposable income increased 8.3% in 2020 due to
government stimulus payments, while unemployment rose 67.4% the same year. In 2021, per capita disposable
income is expected to decrease alongside a decline in the national unemployment rate. Ultimately, the rental
vacancy rate is expected to decrease at an annualized rate of 1.0% over the five years to 2021.
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Major Markets

  The major markets for the Canadian Apartment Rental industry can be
categorized into age groups that clearly highlight the different living
choices by people at different points in their lives.

  CONSUMERS AGED 20 TO 34

Consumers between 20 and 34 years old account for the largest portion of
industry revenue.

In 2021, this segment is expected to account for 42.4% of industry revenue, down from 42.8% in 2016. People in the
early stage of their life usually do not meet the requirements to own a home and are therefore forced to rent. This is
usually because they do not have sufficient funds to buy a home, cannot access a mortgage or are not part of a
family that can pool funds and live in larger spaces. Due to the spread of COVID-19 (coronavirus), vacancy rates for
studio and one-bedroom apartment units increased significantly as unemployment grew. Typically, younger
consumers are most likely to rent studio and one-bedroom apartments since they have less income.

CONSUMERS AGED 35 TO 64

Consumers between 35 and 64 years old are expected to account for
40.8% of industry revenue in 2021, down from 41.8% in 2016.

People in this age group usually meet the requirements to own a home because they have lived long enough to
save and find opportunities to purchase a property. Over the five years to 2021, low interest rates and stimulus
payments related to the coronavirus pandemic contributed to growth in home ownership by consumers in this
segment, which has lowered demand for rentals.

CONSUMERS AGED 65 AND OLDER

Consumers aged 65 and older are expected to account for 16.8% of
industry revenue in 2021, up from 15.4% in 2016.

This segment's share of revenue has increased because as people retire, they may seek to downsize to smaller
apartments or move to apartment complexes catered to seniors. As baby boomers have continued to age and retire,
it has fuelled growth in this market segment.

Exports in this industry are    Low and Steady

Imports in this industry are    Low and Steady

The Apartment Rental industry in Canada is composed of properties that are located in Canada. Therefore,
international trade is not applicable.
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Business
Locations

  The distribution of establishments in the Canadian Apartment Rental industry typically follows population concentration. Regions
with large and densely populated cities usually have the most apartments. Other factors, such as economic growth and
demographics, also play an important part in shaping the distribution of establishments.

Ontario and Quebec

In 2021, Ontario and Quebec are expected to account for 40.3% and 25.0% of industry establishments, respectively. Ontario is
the most heavily populated province, home to 38.8% of the population. It is also home to Canada's largest city, Toronto, in
addition to its capital, Ottawa. Quebec accounts for 22.5% of the population and contains the country's second-largest city,
Montreal. While Quebec has a much smaller population than Ontario, it has nearly as many establishments and almost as many
rental dwelling units as Ontario. In particular, Quebec has more apartment units in buildings under five storeys high, while Ontario
is home to most of Canada's apartment complexes that are five storeys or higher. Ontario's larger number of high-rise apartments
might be a reflection of Greater Toronto's and Southern Ontario's high population density and large immigrant population. An
estimated 46.1% of Toronto's population is born outside of Canada, according to the 2016 Census (latest data available).

British Columbia and Alberta

British Columbia is expected to account for 18.0% of industry establishments in 2021, making it the third-largest apartment market
in Canada. This correlates with the fact that the province has the third-largest population in the country and is home to the third-
largest Canadian city, Vancouver. Vancouver is also one of the most densely populated cities in North America, making its
apartment complexes a practical housing option. In 2021, Alberta is expected to account for 8.9% of establishments and 11.7% of
the population. In recent years, Alberta's resource extraction has driven economic growth and immigration, increasing demand for
apartments. Furthermore, both Calgary and Edmonton, Canada's fifth- and sixth-largest cities, respectively, are located in the
province.



Apartment Rental in Canada October 2021

21 IBISWorld.com



Apartment Rental in Canada October 2021

22 IBISWorld.com

Competitive Landscape
Market Share
Concentration

Concentration in this industry is    Low

The Apartment Rental industry in Canada is extremely fragmented, with nonemployer operators accounting for an
estimated 96.3% of the industry, according to 2021 data from Statistics Canada. Most rental units are owned by
small companies or individuals who rent out residential property they own. In fact, in some cities, more than one-
quarter of condominiums are rented out by individual owners. This prevalence of small-scale players as a result of
low barriers to entry and high profitability fragments the industry. Furthermore, due to the limited amount of
investment grade buildings, which are complexes with 200 or more units, there are limited opportunities for larger
operators to capture a sizable share of the market.

Key Success
Factors

IBISWorld identifies 250 Key Success Factors for a business. The most important for this industry are:

Superior financial management and debt management:
A significant amount of capital and debt is used to finance property acquisitions. Thus, players must be able to
properly manage cash flows, cash reserves and debt levels to grow and manage property portfolios.

Management of a high-quality assets portfolio:
By having high-quality buildings in prime locations, lessors can charge higher rent and decrease demand volatility.

Carrying out all necessary maintenance to keep facilities in good condition:
Monitoring the state of the property and ensuring maintenance is kept up is important for minimizing operational
costs and maintaining occupancy.

Ensuring pricing policy is appropriate:
Rental rates are typically set by the market. As a result, lessors have to make sure that their rates are in line with the
market or risk losing tenants.

Specialization in a product/service that is considered essential by legislators:
Rentals are essential services in the industry, and therefore, have been able to continue to operate during the
pandemic.

Adaptability of operations to comply with social distancing protocols:
Employees have been able to continue to work because they are considered essential. However, they altered
practices to heightened cleanings of properties and comply to social distancing protocols.

Cost Structure
Benchmarks
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  Profit

Industry profit, measured as earnings before interest and taxes, is
expected to account for 25.8% of industry revenue in 2021, down from
36.1% in 2016. This decline is partially due to increasing costs of
apartment maintenance and services, which have driven up some
costs. However, recent economic volatility has caused a decline in
industry profit as operators have endured swings in consumer demand.
Still, profit remains high due to the fact that operators have minimal
wage requirements.

Moreover, profit is high because it does not account for the industry's
large interest expenses. Industry operators usually have to take out
mortgages to acquire property, which can make interest payments their
heftiest expense. Therefore, it is important to go beyond operating
income and account for interest expenses to avoid being misled about
the financial health of an enterprise. Additionally, large companies often
rack up a significant amount of debt to purchase or develop rental
properties. These companies use their current assets and future cash
flow of acquired or newly developed property to collateralize a loan.
Once the property starts generating income, they use the cash flow to
pay off the interest. Using leverage also enables operators to bring in
higher returns with less capital, but exposes them to credit risk.
Furthermore, real estate investment trusts, the industry's largest
participants, extensively use debt because they have to distribute most
of their retained earnings to investors. Additionally, a considerable
amount of income may come from the appreciation of properties, which
is not reflected in operating profit.

In general, profit can greatly vary between players. Operators that offer
rental units in densely populated areas with steady growth in
disposable income are in a better position to charge higher rent.
Furthermore, large companies can leverage their size to finance low-
cost acquisitions and operate multifamily properties that have lower per
unit costs. Such enterprises are often more profitable, with operating
income of companies such as Canadian Apartment Properties Real
Estate Investment Trust exceeding 60.0% of revenue. However, profit
can vary from year to year for these companies due to asset sales.

 

  Wages

Wages are anticipated to account for 3.5% of industry revenue in 2021,
up slightly from 3.4% in 2016. Employees consist of maintenance
workers, customer service associates, brokers, property managers and
developers. Individuals who rent out their own property are not counted
as employees and their income is considered revenue, not wages. The
increasing amount of nonemployers entering the industry has kept
wages low as a share of revenue over the five years to 2021.
Additionally, large companies can outsource property management,
thus reducing wage expenses.
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  Purchases

In 2021, an estimated 2.0% of industry revenue is expected to go
toward purchases, up from 1.6% in 2016. Some purchases are due to
materials and supplies, which are bought to carry out building repairs
and maintenance. However, most of this expense is accounted for by
maintenance and repair work.

 

  Marketing

Marketing costs are expected to account for 0.2% of industry revenue
in 2021, down from 0.3% in 2016. Marketing costs mostly consist of
local advertisements and listings.

 

  Depreciation

Depreciation is expected to account for 9.3% of industry revenue in
2021, up from 7.9% in 2016. Participants usually depreciate the
construction and improvement costs or value of the buildings they own
due to tax deductions. Depreciation can often be spread over 30 years
because of buildings' extremely long lifespans.

 

  Rent

Rent costs are expected to account for 1.3% of industry revenue in
2021, down from 1.6% in 2016.

 



Apartment Rental in Canada October 2021

25 IBISWorld.com

  Utilities

Utilities are expected to account for 6.6% of industry revenue in 2021,
up from 5.6% in 2016. Apartment complex owners typically provide
tenants with water and sometimes cover electricity and heating. In
particular, affordable housing usually covers most, if not all of their
residences' utility costs.

 

  Other Costs

Other expenses, such as administrative expenses, impairment
provisions, insurance costs, legal fees and interest payments, are
expected to account for 51.3% of industry revenue in 2021, up from
43.6% in 2016.

 

Basis of
Competition

Competition in this industry is    High and the trend is Steady

  INTERNAL COMPETITION

In general, all operators in the Canadian Apartment Rental industry
compete based on rental rates, amenities, locations and other variables.

However, operators tend to compete with other operators of similar size. Most industry operators are small
companies or individuals renting out their own property, and it is relatively easy for new players to enter the market
and create competition. These small operators primarily compete through rental rates. Since most own one or a few
properties, their rental rates are constrained by market forces and can only really become more competitive through
renovations. Larger players compete primarily through reputation, amenities and service on top of rental rates
because they are usually service based and have greater control over their offerings since they can purchase real
estate and finance expensive renovations.

In urban areas where most of the industry's revenue is sourced, there has been growth in demand for apartment
rentals, which has outpaced the growth in unit supply. As a result, rental rates are heavily determined by demand for
units rather than supply, which eases competition. It is hard for supply to keep up with the rate of demand in a
growing economy where the urban population is increasing and disposable incomes are rising. Even though growing
profit has attracted new players, supply is constrained by space limitations and the time it takes to build new units.
Operators have to constantly gauge what typical rental rates are within a region. If they charge above market rates,
their occupancy rates will likely decrease and tenants may not renew their lease agreements. In addition, operators
that offer superior amenities and services can usually maintain higher occupancy levels and charge higher rents.
Accordingly, there will likely be more demand for units within buildings that have new appliances, doormen, security
services and athletic facilities.

EXTERNAL COMPETITION

Most of the industry's external competition comes from the housing
market.

If homeownership rates increase, it means fewer people are renting. Moreover, many tenants believe renting to be a
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temporary condition and plan on purchasing a home whenever they can. Low mortgage rates, climbing incomes,
higher family formation and lower-priced real estate can encourage demand for homeownership and reduce demand
for rental units. However, participants can reduce this kind of competition by operating in areas with low
homeownership and high real estate prices.

Barriers to
Entry

Barriers to Entry in this industry are    Low and the trend is Steady

  The Apartment Rental industry in Canada has low barriers
to entry primarily due to the low capital investment
required to purchase a property and the feeble restrictions
to rent it out. Anyone with enough capital or access to
financing is able to enter the market. However, it is very
difficult to enter the industry as a large player, such as a
real estate investment trust or brokerage. Operators must
raise money to acquire real estate, develop land and run
operations. A company's access to credit is often
dependent on its size, diversification and track record.
Consequently, new entrants may not be able to obtain the
financing they need. Smaller companies and individuals
do not have to raise the same amount of money, and
therefore, industry entry on this level is much easier.
However, individuals might still have difficulty obtaining
and paying off a mortgage if they have insufficient credit
history or income. High mortgage rates make financing
expensive and can also pose a significant barrier to entry
in times of tightening monetary policy or regulations.
Increasing residential values, especially in densely
populated urban areas, also make it tougher for
individuals to acquire properties for rental income.

Regulations, such as rent controls and building and
zoning codes can also increase barriers to entry. Rent
controls create a ceiling for rent rates, limiting an
operator's ability to generate revenue. Building codes
cover things such as building standards and can increase
operating and development costs. Moreover, zoning laws
may not only limit what kind of building an operator may
build, but might also prevent the renting in general.

Barriers to Entry Checklist

Competition High  

Concentration Low  

Life Cycle Stage Mature  

Technology Change Low  

Regulation & Policy Medium  

Industry Assistance Medium  

Industry
Globalization

Globalization in this industry is    Low and the trend is Increasing

  Overall, the Apartment Rental industry in Canada has a low level of globalization. Most operators are small
companies or individuals that operate within their local market. Even large-scale players typically focus their
investments on national properties. Furthermore, it is often difficult for foreign players to enter the industry because
they might lack the knowledge and relationships required to succeed in local markets. However, in recent years,
globalization has picked up, with companies such as the Canadian Apartment Properties Real Estate Investment
Trust acquiring properties abroad in Ireland and the Netherlands.
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Major Companies
There are no major players in this industry

Other Companies The Apartment Rental industry in Canada is highly fragmented and mainly composed of sole proprietors and
individuals that rent out single units, such as condominiums. In fact, 96.3% of industry operators are nonemployers,
according to 2021 figures from Statistics Canada. Therefore, no single company controls a large portion of the
market. The few operators that do control a substantial share of the total market are typically real estate investment
trusts (REITs). These companies act as investment vehicles for investors that may want to own property, but do not
have the means to access or acquire an entire property on their own. REITs' assets and revenue primarily stem from
real estate investments, which account for between 85.0% and 95.0% of their taxable income, which is usually
distributed to investors.

Canadian Apartment Properties Real Estate Investment Trust

  Market Share: 1.7%
  The Canadian Apartment Properties Real Estate Investment Trust (CAPREIT) is one of Canada's leading residential

REITs, investing in apartments, townhomes and manufactured home communities in Canada, Ireland and the
Netherlands. The company was established in 1997 and is headquartered in Toronto. While the company has
recently expanded its operations to include land lease communities and properties in Ireland and the Netherlands,
most of its assets are located in Canada, with an estimated 80.0% of suites composed of Canadian residential units,
with about half of those units based in Ontario. Over the five years to 2021, the company has dramatically increased
its portfolio via a large-scale acquisition strategy, expanding its number of suites from 27,792 units in 2010 to 56,900
units in 2020. In 2020, due to social distancing limitations as a result of the COVID-19 (coronavirus) pandemic, the
company postponed acquisition, property development, major repair and maintenance and discretionary capital
investment programs. CAPREIT is expected to generate $788.3 million in industry-relevant revenue in 2021,
accounting for 1.7% of industry revenue.
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Operating Conditions

Capital
Intensity

The level of capital intensity is    High

  The Apartment Rental industry in Canada has a high level
of capital intensity. In 2021, for every $1.00 operators
spend on labour, an estimated $2.64 will be spent on
capital. Most of the industry's capital spending goes to the
development, purchase, maintenance and repair of
buildings. Enterprises are incentivized to declare major
expenses as depreciation for tax purposes, which drives up
depreciation rates in the industry. Wage expenses are
comparatively low since the industry mainly offers broker
and management services where one worker can cover
multiple residential units, while each unit requires a
significant amount of capital spending. Additionally, a large
portion of the industry is composed of nonemployer
enterprises. Operators can also outsource a large portion
of their labour to property management companies. Capital
intensity is expected to increase as residential renovation
expenditure and the number of nonemployers continue to
increase.
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Technology &
Systems

Potential Disruptive Innovation: Factors Driving Threat of Change

Level Factor Disruptive
Effect

Description

Very Low Rate of
Innovation

Very
Unlikely

A ranked measure for the number of patents
assigned to an industry. A faster rate of new
patent additions to the industry increases the
likelihood of a disruptive innovation occurring.

Very High Innovation
Concentration

Very Likely A measure for the mix of patent classes
assigned to the industry. A greater
concentration of patents in one area increases
the likelihood of technological disruption of
incumbent operators.

Medium Ease of Entry Potential A qualitative measure of barriers to entry.
Fewer barriers to entry increases the
likelihood that new entrants can disrupt
incumbents by putting new technologies to
use.

High Rate of Entry Likely Annualized growth in the number of
enterprises in the industry, ranked against all
other industries. A greater intensity of
companies entering an industry increases the
pool of potential disruptors.

Low Market
Concentration

Unlikely A ranked measure of the largest core market
for the industry. Concentrated core markets
present a low-end market or new market entry
point for disruptive technologies to capture
market share.

  The rate of new patent technologies entering the industry is low, which limits the potential for innovations. A low rate does
not mean that innovations cannot occur, just that the likelihood of some innovation materializing as a threat is lower.
However, the concentration of technologies is high in this industry. This suggests that industry operators have exposure to
potentially unforeseen areas of innovation.

The industry structure creates a moderate level of entry barriers, which is coinciding with a high rate of new competitors
entering the industry. This high rate of entry creates a significant pool of potentially disruptive entities and the industry
structure does not significantly affect their growth potential.

Major market segments for industry operators are relatively diversified. The spread of market segments suggests that there
are limited entry points other than those already served my incumbent operators.

The Apartment Rental industry in Canada is central for the Canadian real
estate market, particularly in major urban centres.

Although the potential for major technological disruptions is low, some trends could facilitate access to credit that can
enable Canadians to purchase homes rather than rent. Technology initiatives and financial companies that aim to increase
the affordability of homes by improving the financial literacy of consumers and offer accessible mortgage loans have
become more commonplace and are potential disruptors of demand for rental apartments. Moreover, technological
advancements that could drive down rental prices would lead to lower rental income for landowners.

The level of technology change is    Low

  The Canadian Apartment Rental industry mostly uses technology for back-
office operations, such as accounting and bookkeeping.

As a result, the industry has benefited from advancements in data processing and storage. For instance, automated
accounts receivables have improved collection rates and lowered the cost of processing payments. Companies are
increasingly using investment real estate (IRE) software systems, which provide transaction processing and analytical tools.
IREs can support day-to-day operations and activity transactions, such as property maintenance, management and
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accounting. Systems can also consolidate operational data and run it against industry benchmarks and market
assumptions, enabling strategic analysis of asset portfolios.

Internet services have also changed the way that consumers search for apartments. People can now search online for
apartments and filter results by price, location, size, services offered and so on. Moreover, landlords can reduce the amount
of time that units are vacant by posting up their apartments online. Although this has been a longstanding trend, it does
remain an important technological change to the industry's operations. Moreover, technological features in new apartments
are slowly driving technological change in the industry as more tenants are seeking apartments with these characteristics.
However, this has only really affected luxury apartment rental spaces where high-end tenants can afford these features.

Revenue
Volatility

The level of volatility is    High

  Over the five years to 2021, the Canadian Apartment Rental industry has
exhibited a moderate to high level of revenue volatility.

Typically, revenue volatility is minimal because rental income is usually locked in by lease agreements. Furthermore, the
overall supply of rental dwellings has remained relatively constant over the past five years despite increasing demand,
while rent rates have increased at a stable rate. However, sales of properties can create revenue volatility at the individual
company level, as assets are sold at above or below the original purchasing price. In 2020, the industry was disrupted by
the global spread of COVID-19 (coronavirus) as unemployment increased amid a decline in consumer spending. This
resulted in industry revenue declining 17.5% in 2020, which was moderated by the fact that many consumers had existing
contracts in place. The decline in revenue in 2020 and the forecast recovery in 2021 is expected to increase the overall
degree of industry revenue volatility during the period. Over the five years to 2026, IBISWorld expects revenue volatility to
return to a low to moderate level.

Regulation &
Policy

The level of regulation is    Medium and the trend is Steady

In general, the Apartment Rental industry in Canada is moderately regulated,
but the degree of regulation does vary by province and neighbourhood.

Operators are usually subject to various building and safety codes. Zoning laws can dictate everything from the type of
building players can develop to permission for the establishment of rent purpose dwellings. Many provinces also have rent
control regulations that limit what landlords can charge tenants. For instance, Ontario's Residential Tenancies Act of 2006
permits landlords to increase rent only once every 12 months. Moreover, the rate increase may not be greater than the
guideline amount based on the province's Consumer Price Index, which takes into account income of buildings, taxes,
insurance expenses, energy costs and so on. Laws may also dictate the services landlords have to provide to tenants to
protect tenants' rights. Lastly, environmental regulations impose liability on property owners for the cost of investigating,
cleaning up and removing contamination caused by hazardous or toxic substances.

Industry The level of industry assistance is    Medium and the trend is Steady
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Assistance The primary source of assistance for the Canadian Apartment Rental industry
comes from the government's mortgage loan insurance program, which is
administered by the Canada Mortgage and Housing Corporation (CMHC),
Canada's housing agency.

Under the program, mortgage lenders obtain government-backed loan insurance that protects them from risk of default.
Furthermore, the CMHC securitizes government-backed mortgages, thereby enabling lenders to sell off their loans onto a
secondary market. As a result, lenders can offer borrowers mortgages at lower interest rates and require less down
payment. Consequently, it is much less expensive for industry operators to finance their operations. However, this program
applies to both rental and nonrental properties, which can end up being a double-edged sword for the industry. For
example, since many players are individuals who are renting out a residence they own, this assistance reduces the cost of
entering and operating in the industry. Also, this program also reduces the cost of homeownership, which increases
external competition. The federal, provincial and local government also invest in or provide some kind of housing
assistance to those in need. For instance, in recent years, the CMHC invested billions of dollars into the construction and
renovation of social housing units through the Investment in Affordable Housing program.

In response to the global spread of COVID-19 (coronavirus), the Government of Canada released a COVID-19 Economic
Response Plan to support Canadians and businesses experiencing economic hardship due to the pandemic. Through the
CMHC, the Canadian government provided increased flexibility for homeowners that experienced financial difficulties due to
the virus to defer mortgage payments on homeowner CMHC-insured mortgage loans. Furthermore, the CMHC and other
mortgage insurers provided means to lenders to assist homeowners that experienced coronavirus-related financial
difficulties. Examples of assistance for households includes payment deferrals, loan re-amortization, capitalization of
outstanding interest arrears and other eligible expenses and special payment arrangements. The government largely left
the decision to provide residential rent relief during the pandemic up to each province. People who that were left without a
job due to the pandemic were eligible for the Canada Emergency Response Benefit (CERB), a federal aid program for
people to receive temporary income support.
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Key Statistics
Industry Data

Year
Revenue

($m)
IVA

($m)
Establishments

(Units)
Enterprises

(Units)
Employment

(Units)
Exports

($m)
Imports

($m)
Wages

($m)

Domestic
Demand

($m)

Per capita
disposable
income ($)

2012 38,953 18,350 325,572 212,927 31,160 N/A N/A 1,433 N/A 28,883
2013 40,268 19,119 337,750 214,454 34,094 N/A N/A 1,491 N/A 29,369
2014 42,362 20,096 370,462 228,851 32,126 N/A N/A 1,476 N/A 29,466
2015 44,909 21,375 390,298 246,060 32,081 N/A N/A 1,560 N/A 30,804
2016 46,507 22,071 372,806 247,133 31,282 N/A N/A 1,601 N/A 30,332
2017 47,550 22,246 419,104 256,941 32,790 N/A N/A 1,642 N/A 30,675
2018 48,943 22,091 441,261 279,687 32,200 N/A N/A 1,657 N/A 30,647
2019 50,380 11,726 473,034 297,150 33,991 N/A N/A 1,688 N/A 30,852
2020 41,545 17,820 489,047 312,878 30,738 N/A N/A 1,499 N/A 33,416
2021 46,623 18,009 529,244 337,767 33,415 N/A N/A 1,641 N/A 31,559
2022 48,378 20,622 554,172 354,029 34,533 N/A N/A 1,697 N/A 32,740
2023 49,937 21,388 578,766 370,069 35,592 N/A N/A 1,749 N/A 32,722
2024 51,464 22,096 608,496 389,380 36,754 N/A N/A 1,806 N/A 32,677
2025 52,637 22,645 634,058 406,488 37,698 N/A N/A 1,851 N/A 32,707
2026 53,880 23,224 660,318 423,872 38,727 N/A N/A 1,900 N/A 32,786

Annual Change

Year
Revenue

(%)
IVA
(%)

Establishments
(%)

Enterprises
(%)

Employment
(%)

Exports
(%)

Imports
(%)

Wages
(%)

Domestic
Demand

(%)

Per capita
disposable
income (%)

2012 1.09 0.66 -2.31 0.21 -4.14 N/A N/A -0.30 N/A 1.73
2013 3.37 4.19 3.74 0.71 9.41 N/A N/A 4.04 N/A 1.68
2014 5.19 5.11 9.68 6.71 -5.78 N/A N/A -1.02 N/A 0.33
2015 6.01 6.36 5.35 7.51 -0.15 N/A N/A 5.69 N/A 4.53
2016 3.55 3.25 -4.49 0.43 -2.50 N/A N/A 2.66 N/A -1.54
2017 2.24 0.79 12.4 3.96 4.82 N/A N/A 2.52 N/A 1.12
2018 2.92 -0.70 5.28 8.85 -1.80 N/A N/A 0.92 N/A -0.10
2019 2.93 -46.9 7.20 6.24 5.56 N/A N/A 1.86 N/A 0.66
2020 -17.5 52.0 3.38 5.29 -9.58 N/A N/A -11.2 N/A 8.31
2021 12.2 1.05 8.21 7.95 8.70 N/A N/A 9.41 N/A -5.56
2022 3.76 14.5 4.71 4.81 3.34 N/A N/A 3.43 N/A 3.73
2023 3.22 3.71 4.43 4.53 3.06 N/A N/A 3.09 N/A -0.06
2024 3.05 3.31 5.13 5.21 3.26 N/A N/A 3.22 N/A -0.14
2025 2.27 2.48 4.20 4.39 2.56 N/A N/A 2.51 N/A 0.09
2026 2.36 2.55 4.14 4.27 2.72 N/A N/A 2.65 N/A 0.24

Key Ratios

Year
IVA/Revenue

(%)

Imports/
Demand

(%)

Exports/
Revenue

(%)

Revenue per
Employee

($'000)

Wages/
Revenue

(%)

Employees per
estab.
(Units) Average Wage  ($)

2012 47.1 N/A N/A 1,250 3.68 0.10 45,982
2013 47.5 N/A N/A 1,181 3.70 0.10 43,726
2014 47.4 N/A N/A 1,319 3.48 0.09 45,935
2015 47.6 N/A N/A 1,400 3.47 0.08 48,618
2016 47.5 N/A N/A 1,487 3.44 0.08 51,189
2017 46.8 N/A N/A 1,450 3.45 0.08 50,067
2018 45.1 N/A N/A 1,520 3.39 0.07 51,457
2019 23.3 N/A N/A 1,482 3.35 0.07 49,654
2020 42.9 N/A N/A 1,352 3.61 0.06 48,780
2021 38.6 N/A N/A 1,395 3.52 0.06 49,095
2022 42.6 N/A N/A 1,401 3.51 0.06 49,136
2023 42.8 N/A N/A 1,403 3.50 0.06 49,149
2024 42.9 N/A N/A 1,400 3.51 0.06 49,129
2025 43.0 N/A N/A 1,396 3.52 0.06 49,103
2026 43.1 N/A N/A 1,391 3.53 0.06 49,067

Figures are inflation adjusted to 2021
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Additional Resources
Additional
Resources

Canada Mortgage and Housing Corporation
http://www.schl.ca

Statistics Canada
http://www.statcan.gc.ca

Federation of Canadian Municipalities
http://www.fcm.ca

Industry Jargon DWELLING
Another name for an apartment or home.

REAL ESTATE INVESTMENT TRUST (REIT)
A legal entity that uses pooled investor capital to purchase and manage income property or mortgage loans. To
qualify as an REIT, the entity must distribute most of its pre-tax income.

VACANCY RATE
The amount of unoccupied real rental units as a percentage of total available rental units.

Glossary BARRIERS TO ENTRY
High barriers to entry mean that new companies struggle to enter an industry, while low barriers mean it is easy for
new companies to enter an industry.

CAPITAL INTENSITY
Compares the amount of money spent on capital (plant, machinery and equipment) with that spent on labour.
IBISWorld uses the ratio of depreciation to wages as a proxy for capital intensity. High capital intensity is more than
$0.333 of capital to $1 of labour; medium is $0.125 to $0.333 of capital to $1 of labour; low is less than $0.125 of
capital for every $1 of labour.

CONSTANT PRICES
The dollar figures in the Key Statistics table, including forecasts, are adjusted for inflation using the current year (i.e.
year published) as the base year. This removes the impact of changes in the purchasing power of the dollar, leaving
only the "real" growth or decline in industry metrics. The inflation adjustments in IBISWorld’s reports are made using
Statistics Canada's implicit GDP price deflator.

DOMESTIC DEMAND
Spending on industry goods and services within Canada, regardless of their country of origin. It is derived by adding
imports to industry revenue, and then subtracting exports.

EMPLOYMENT
The number of permanent, part-time, temporary and casual employees, working proprietors, partners, managers
and executives within the industry.

ENTERPRISE
A division that is separately managed and keeps management accounts. Each enterprise consists of one or more
establishments that are under common ownership or control.

ESTABLISHMENT
The smallest type of accounting unit within an enterprise, an establishment is a single physical location where
business is conducted or where services or industrial operations are performed. Multiple establishments under
common control make up an enterprise.

EXPORTS
Total value of industry goods and services sold by Canadian companies to customers abroad.

IMPORTS
Total value of industry goods and services brought in from foreign countries to be sold in Canada.

INDUSTRY CONCENTRATION
An indicator of the dominance of the top four players in an industry. Concentration is considered high if the top
players account for more than 70% of industry revenue. Medium is 40% to 70% of industry revenue. Low is less
than 40%.

INDUSTRY REVENUE
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The total sales of industry goods and services (exclusive of excise and sales tax); subsidies on production; all other
operating income from outside the firm (such as commission income, repair and service income, and rent, leasing
and hiring income); and capital work done by rental or lease. Receipts from interest royalties, dividends and the sale
of fixed tangible assets are excluded.

INDUSTRY VALUE ADDED
The market value of goods and services produced by the industry minus the cost of goods and services used in
production. IVA is also described as the industry's contribution to GDP, or profit plus wages and depreciation.

INTERNATIONAL TRADE
The level of international trade is determined by ratios of exports to revenue and imports to domestic demand. For
exports/revenue: low is less than 5%; medium is 5% to 20%; and high is more than 20%. Imports/domestic demand:
low is less than 5%; medium is 5% to 35%; and high is more than 35%.

LIFE CYCLE
All industries go through periods of growth, maturity and decline. IBISWorld determines an industry's life cycle by
considering its growth rate (measured by IVA) compared with GDP; the growth rate of the number of establishments;
the amount of change the industry's products are undergoing; the rate of technological change; and the level of
customer acceptance of industry products and services.

NONEMPLOYING ESTABLISHMENT
Businesses with no paid employment or payroll, also known as nonemployers. These are mostly set up by self-
employed individuals.

PROFIT
IBISWorld uses earnings before interest and tax (EBIT) as an indicator of a company’s profitability. It is calculated as
revenue minus expenses, excluding interest and tax.

REGIONS
Prairies | AB, SK, MB
Atlantic | NB, NS, PE, NL
Territories | YT, NT, NU

VOLATILITY
The level of volatility is determined by averaging the absolute change in revenue in each of the past five years.
Volatility levels: very high is more than ±20%; high volatility is ±10% to ±20%; moderate volatility is ±3% to ±10%;
and low volatility is less than ±3%.

WAGES
The gross total wages and salaries of all employees in the industry.



IBISWorld helps you find the industry
information you need – fast.

With our trusted research covering thousands of global industries, you’ll get a quick and intelligent
overview of any industry so you can get up to speed in minutes. In every report, you’ll find
actionable insights, comprehensive data and in-depth analysis to help you make smarter, faster
business decisions. If you’re not yet a member of IBISWorld, contact us at 1-800-330-3772 or
info@ibisworld.com to learn more.

DISCLAIMER
This product has been supplied by IBISWorld Inc. (‘IBISWorld’) solely for use by its authorized licenses strictly in
accordance with their license agreements with IBISWorld. IBISWorld makes no representation to any other person
with regard to the completeness or accuracy of the data or information contained herein, and it accepts no
responsibility and disclaims all liability (save for liability which cannot be lawfully disclaimed) for loss or damage
whatsoever suffered or incurred by any other person resulting from the use of, or reliance upon, the data or
information contained herein. Copyright in this publication is owned by IBISWorld Inc. The publication is sold on
the basis that the purchaser agrees not to copy the material contained within it for other than the purchasers own
purposes. In the event that the purchaser uses or quotes from the material in this publication – in papers, reports,
or opinions prepared for any other person – it is agreed that it will be sourced to: IBISWorld Inc.

Copyright 2021 IBISWorld Inc.
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