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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:

· Revenue for the Storage and Warehouse Leasing industry in Canada is not expected to be significantly affected by
the ongoing COVID-19 (coronavirus) pandemic. For more detail, please see the Revenue Volatility chapter.

· Some of the industry's internal competition structure may change due to the coronavirus pandemic. For more
detail, please see the Basis of Competition chapter.

· Industry profit is projected to increase over the five years to 2021 despite the coronavirus outbreak. For more
detail, please see the Cost Structure Benchmarks chapter.
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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 Storage and Warehousing Leasing industry in Canada primarily rent or lease self-storage space.

Industry operators provide spaces where customers can store and retrieve their belongings at their convenience.
Industry storage units include rooms, compartments, lockers, containers and outdoor space.

Major Players There are no major players in this industry

Main Activities The primary activities of this industry are:

Leasing or rental of mini warehouses and self-storage units

Rental of self-storage warehousing

Rental of coin-operated lockers

U-lock storage

The major products and services in this industry are:

1.5-by-1.5 metre storage spaces

1.5-by-3.0 metre storage spaces

3.0-by-3.0 metre and 3.0-by-4.6 metre storage spaces

3.0-by-6.1 metre and 3.0-by-7.6 metre storage spaces

3.0-by-9.1 metre and 6.1-by-6.1 metre storage spaces
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Supply Chain

SIMILAR INDUSTRIES

Public Storage & Warehousing in
Canada

Real Estate Investment Trusts in
Canada

Apartment Rental in Canada Commercial Leasing in Canada

       

       

RELATED INTERNATIONAL INDUSTRIES

Global Commercial Real Estate Storage & Warehouse Leasing in
the US

Industrial and Other Property
Operators in Australia

Commercial Property Operators in
New Zealand
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Industry at a Glance
Key Statistics

$5.7bn
Revenue

Annual Growth

2016–2021

2.8%

Annual Growth

2021–2026

1.9%

Annual Growth

2016–2026

 

$719.0m
Profit

Annual Growth

2016–2021

3.6%

  Annual Growth

2016–2021

 

12.6%
Profit Margin

Annual Growth

2016–2021

0.5pp

  Annual Growth

2016–2021

 

1,709
Businesses

Annual Growth

2016–2021

4.2%

Annual Growth

2021–2026

3.1%

Annual Growth

2016–2026

 

2,067
Employment

Annual Growth

2016–2021

4.5%

Annual Growth

2021–2026

2.5%

Annual Growth

2016–2026

 

$105.5m
Wages

Annual Growth

2016–2021

4.4%

Annual Growth

2021–2026

2.4%

Annual Growth

2016–2026

Key External Drivers % = 2016–21 Annual Growth

3.6%
Demand from public storage and
warehousing

1.8%
Per capita disposable income

0.7%
Number of businesses

0.1pp
Rental vacancy rate

3.7%
Number of adults aged 65 and
older

 
Industry Structure

POSITIVE IMPACT

  Life Cycle
Growth   Concentration

Low

  Regulation & Policy
Light / Increasing   Industry Globalization

Low / Increasing

MIXED IMPACT

  Revenue Volatility
Medium   Technology Change

Medium

  Barriers to Entry
Medium / Increasing

NEGATIVE IMPACT

  Capital Intensity
High   Industry Assistance

None / Steady

  Competition
High / Increasing

 

Key Trends

 The industry has benefited from a decline in rental vacancy
rates

 Regardless of consolidation, the number of self-storage
facilities has grown rapidly

 Operators have contended with an uneven and changing
regulatory environment

 The industry is expected to benefit from an improvement in
economic conditions

 The industry is expected to continue its trend of expansion
and consolidation

 The industry is highly fragmented

 The industry has performed well even as macroeconomic
indicators have fluctuated, especially during the COVID-19
pandemic
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Products & Services Segmentation

 
Major Players

There are no major players in this industry
SWOT

STRENGTHS

  Growth Life Cycle Stage

  Low Imports

  High Revenue per Employee

   

WEAKNESSES

  None & Steady Level of Assistance

  High Competition

  Low Profit vs. Sector Average

  High Customer Class Concentration

  High Product/Service Concentration

  High Capital Requirements

   

OPPORTUNITIES

  High Revenue Growth (2005-2021)

  High Revenue Growth (2016-2021)

  High Performance Drivers

  Rental vacancy rate

   

THREATS

  Low Outlier Growth

  Low Revenue Growth (2021-2026)

  Per capita disposable income
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Executive Summary Locked up: Overall increases in disposable income are projected to
contribute to industry growth

The Storage and Warehouse Leasing industry in Canada primarily rents and leases space for self-storage to
individuals and businesses. Since self-storage facilities emerged in the 1960s, the industry has been one of the
fastest growing sectors of commercial real estate. The industry has performed well even as macroeconomic
indicators have fluctuated, especially during the COVID-19 (coronavirus) pandemic. Business lost due to disposable
incomes declines is mitigated by the need for many people to temporarily store household goods and furniture while
downsizing or renting smaller apartments. The industry, in turn, also grows when the economy strengthens, as more
consumers can afford discretionary storage services. Over the five years to 2021, the industry has benefited from
overall increases in disposable income and declines in rental vacancy rates. Consequently, industry revenue is
expected to rise an annualized 2.8% to $5.7 billion over the five years to 2021, with revenue increasing 2.3% in
2021 alone.

While self-storage facilities are well-known in the United States, they are relatively newer to the Canadian public.
Industry concentration has been extremely low over the past five years. While the vast majority of storage operators
in this industry are small, independent businesses, various larger real estate investment trusts from the United
States have expanded their businesses in Canada. These operators have leveraged their size and scale to expand
their businesses through a series of acquisitions that have resulted in some industry consolidation over the past five
years. Regardless, the number of new industry entrants has continued to grow, as entrants have been enticed by
the low cost and rising profit associated with self-storage management.

IBISWorld expects industry growth to continue over the five years to 2026, albeit at a slower rate. Primary demand
drivers, such as per capita disposable income and the number of businesses, are projected to continue to rise and
improve. A growing number of baby boomers, or adults aged 65 and older, are expected to enter retirement,
increasing this segment's probability of using self-storage facilities. Further, the long-run migration from single-family
residences to apartments, condominiums and nursing facilities is expected to continue. Overall, IBISWorld projects
industry revenue to grow at an annualized rate of 1.9% to $6.3 billion over the five years to 2026.
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Industry Performance

Key External
Drivers

Per capita disposable income

As disposable income rises, individuals are more likely to afford secondary storage which increases demand.
Additionally, increased disposable income enables consumers to acquire more material possessions, often
increasing demand for self-storage facilities because some individuals lack space in their homes for additional
belongings. Alternatively, when disposable income drops, many individuals sell possessions and cut back on
expenses, such as self-storage units, to save money. Per capita disposable income is expected to decrease in
2021, posing a potential threat to the industry.

 

Number of businesses

The number of adults aged 65 and older primarily consists of members of the baby-boomer generation born
between 1946 and 1964. As members of this age cohort begin moving from single-family homes to apartments,
condominiums and skilled-care centres, they will likely rely heavily on self-storage to store possessions they are
unable to take with them. The number of adults aged 65 and older is expected to increase in 2021.

 

Rental vacancy rate

Demand for secondary storage typically comes from households that rent rather than own their residences. When
rental vacancy rates rise, more people have moved into houses and will likely demand less secondary storage. The
rental vacancy rate is expected to decrease in 2021.

 

Number of adults aged 65 and older

The number of adults aged 65 and older primarily consist of members of the baby boomer generation born between
1946 and 1964. As members of this age cohort begin moving from single-family homes to apartments, condos and
skilled-care centres, they will likely rely heavily on self-storage to store possessions they are unable to take with
them. The number of adults aged 65 and older is expected to increase in 2021.

 

Demand from public storage and warehousing

The Public Storage and Warehousing industry in Canada (IBISWorld report 49311CA) competes with the Storage
and Warehouse Leasing industry in Canada by providing similar services on a larger scale. The industry mainly
handles goods stored in containers, such as boxes, barrels and drums. As a result, industry demand can be affected
by activity in the warehousing sector. Demand from public storage and warehousing is expected to increase in 2021.
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Current
Performance

The Storage and Warehouse Leasing industry in Canada primarily rents or
leases space for self-storage.

Industry operators provide a space where customers can store and retrieve belongings at their convenience.
Industry storage units include rooms, compartments, lockers, containers and outdoor space. Demand for storage
space is often fairly stable due to its having become somewhat of a nondiscretionary expense, protecting it from a
more difficult economic operating environment toward the end of the five years to 2021 as a result of the COVID-19
(coronavirus) pandemic.

The industry benefits primarily from an increase in the size and mobility of the general population. As consumers
move due to major life events, including marriage, divorce, a new job or retirement, they often need supplementary
storage to hold their belongings. Consumers are more likely to require self-storage space when they move from
single-family homes into smaller apartments. Finally, the industry has become increasingly reliant on small business
growth for demand. Small businesses use the industry's storage space for inventory, business files and office
equipment. However, the industry excludes the storage of company inventories.

SELF-STORAGE BOOM

The industry has experienced significant growth over the five years to
2021.

While demand for storage facilities has varied between urban, rural and suburban areas, rentals have experienced
an increase in growth over the past five years. Per capita disposable income has increased an annualized 1.0%
over the five years to 2021, which indicates consumers' increased ability to afford industry services. Additionally,
consumer spending in Canada has also risen, increasing at an annualized rate of 0.8% during the same period,
meaning that individuals have accumulated more possessions, consequently boosting the likelihood that they
needed additional space that is often supplied by industry units. Plus, the continued urbanization of the population
has resulted in a boom of multifamily unit construction, the occupants of which are more frequent users of industry
services than their counterparts in single-family homes. Together, these factors are expected to propel revenue to
grow at an annualized rate of 2.8% to $5.7 billion over the five years to 2021, with revenue increasing an anticipated
2.3% in 2021 alone.

While per capita disposable income has helped spur industry growth, the industry has also benefited from a decline
in rental vacancy rates. Self-storage operators typically benefit when consumers move out of single-family homes
and into apartments where they have less space to store their belongings. Conversely, when consumers move into
single-family homes, they have more storage and less need for additional space. Therefore, any rise in rental
vacancy rates can negatively affect consumer demand for storage facilities. Rental vacancy rates have declined
markedly over the past five years, signalling an increase in the number of Canadians renting apartments and
condominiums. Self-storage has thereby become much more engrained into the economy over the past five years,
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and homeowners have begun to use industry services more frequently as well. As a result, in addition to high
demand from renters, demand from residential customers is relatively high, and comprises the industry's largest
downstream market segment.

Industry operators have also benefited from an increase in demand from small, commercial operators. These
companies use self-storage to store seasonal displays and stock. Businesses often use self-storage facilities when
changing in size. Overall, the total number of businesses in Canada is expected to grow at an annualized rate of
0.2% over the five years to 2021. Growth in the commercial sector during much of the five-year period has ultimately
resulted in an increase in demand for self-storage space, especially among small start-ups that find mini
warehouses more economical than renting or purchasing traditional warehouse space.

OPERATING CONDITIONS

The industry is less established than its counterpart in the neighbouring
United States.

While the domestic Canadian industry has existed for decades, it has yet to achieve a mature status. The industry
remains highly fragmented, with the top three companies accounting for less than 10.0% of market share in 2021.
Nevertheless, the industry has begun to consolidate over the past five years. Large operators have used their size
and scale to acquire independent enterprises from across the country. Acquisitions have been driven in part by the
high cost of building new facilities. Rising land prices and uneven development guidelines across provinces have
made it expensive and difficult to build new units. Instead, many larger operators have decided to buy out smaller
enterprises in an effort to expand. This has been increasingly true of US-based real estate investment trusts.

Regardless of consolidation, the number of self-storage facilities in Canada has grown rapidly over the past five
years. The number of enterprises is estimated to have grown at an annualized rate of 4.2% to 1,709 operators over
the five years to 2021. Industry employment has also risen, increasing at an annualized rate of 4.5% to 2,067
workers during the same five-year period. New entrants are attracted to the low overhead costs and a high profit
associated with running self-storage facilities. Most units, outside of advanced climate-controlled or heated storage
facilities, require very little upkeep to maintain and are generally inexpensive to run. As a result, industry profit has
been relatively high. Demand for industry units and decreasing vacancy rates have increased profit. Industry profit,
measured as earnings before interest and taxes, has risen marginally, from an estimated 12.1% of revenue in 2016
to 12.6% in 2021.

TECHNOLOGY AND REGULATION

The industry's evolution over the past five years has been affected by
changes in technology in several ways.

Some of the industry's leading operators have increasingly used the internet to market their presence. Self-storage
facilities have also implemented green technology to reduce waste and lower building and utility costs. For example,
solar panels have become a popular way to generate electricity for individual units. Moreover, some of the industry's
many operators have invested heavily in automating their storage facilities. Installing automated gates or locking
systems can also substantially reduce labour costs. As more operators have implemented such technology,
consumers have grown to expect these features, which has spurred operators to increasingly adopt them.

Despite positive demand growth and technological advances, self-storage operators have contended with the
uneven and changing regulatory environment that governs the industry. Lien laws, for instance, which determine
how long delinquent renters can continue to store their goods in a unit before the manager is permitted to auction
them, vary from province to province. Getting permission from the courts to clear out a negligent tenant's unit can
take up to six months in some regions of the country. Several industry associations have sought to create uniformity
in lien laws, but no major advancements have been made over the past five years.
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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)

Rental
vacancy rate

(%)
2012 3,485 955 1,109 1,068 1,288 N/A N/A 59.2 N/A 2.60
2013 3,842 1,075 1,221 1,175 1,400 N/A N/A 61.2 N/A 2.70
2014 4,094 1,159 1,330 1,278 1,525 N/A N/A 70.1 N/A 2.80
2015 4,607 1,319 1,375 1,320 1,572 N/A N/A 76.4 N/A 3.30
2016 4,972 1,483 1,452 1,389 1,662 N/A N/A 85.1 N/A 3.40
2017 5,325 1,612 1,548 1,479 1,790 N/A N/A 89.6 N/A 2.70
2018 5,613 1,703 1,689 1,613 1,950 N/A N/A 100 N/A 2.20
2019 5,759 1,739 1,679 1,598 2,004 N/A N/A 103 N/A 2.00
2020 5,579 1,662 1,720 1,642 2,003 N/A N/A 102 N/A 2.36
2021 5,706 1,720 1,788 1,709 2,067 N/A N/A 106 N/A 2.17
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Industry Outlook
Outlook Over the five years to 2026, the Storage and Warehouse Leasing industry

in Canada is projected to continue its expansion, albeit at a slower rate
than the five years to 2021.

A combination of drivers is expected to help propel industry revenue as broader economic conditions continue to
improve in Canada following the eventual conclusion of the COVID-19 (coronavirus) pandemic. Demographic
changes will likely help provide additional demand from a new cohort of baby boomers that are seeking additional
space to store their possessions. Furthermore, as the industry becomes more established, provinces will likely begin
to amend some laws and regulations that have stifled industry growth within the country. Industry revenue is
expected to increase as demand for storage space spreads out across Canada. Operators will likely begin to branch
out from urban areas, where they have traditionally been located, to more isolated suburban and rural communities.
Furthermore, it is expected that industry profit will marginally decline due to the offsetting effects of price-based
competition and self-service kiosks replacing staff. Overall, IBISWorld expects industry revenue to grow at an
annualized rate of 1.9% to $6.3 billion over the five years to 2026.

MORE GROWTH

The domestic industry is expected to benefit from an improvement in
general economic conditions across Canada over the next five years.

Per capita disposable income is expected to increase at an annualized rate of 0.6% over the five years to 2026,
leading to consumers needing more storage space. Industry growth from the residential market segment,
representing the majority of revenue, is expected to be bolstered by growing demand from the commercial sector.
Indeed, IBISWorld projects the number of businesses in Canada will increase an annualized 1.1% over the five
years to 2026. In particular, new small businesses require additional space to store office supplies or other goods.
For small operators, self-storage leasing is often more economical than renting or buying traditional warehouse
space. In addition, the continued aging of the baby-boomer demographic will likely lead to the use of more self-
storage as the demographic begins to move out of single-family residences and into smaller accommodations in
apartments, condominiums and retirement homes.

While the industry is expected to grow over the next five years, there are some signs that will likely negatively affect
revenue growth, contributing to its slowdown compared with the five years to 2021. For instance, federal and
provincial policies meant to cool down booming construction markets in major metropolitan areas include the
potential introduction of a 1.0% tax on nonresident non-Canadians to help prevent foreign speculation from driving
up housing prices. These new policies are expected to reduce speculative investment in new multifamily unit
construction, which may slow revenue growth over the coming years. Nevertheless, rising migration levels are
anticipated to partially offset the decline in speculative investment activity, preventing a sudden market correction.

OPERATING CONDITIONS IMPROVE

Over the next five years, the Storage and Warehouse Leasing industry in
Canada is expected to continue its trend of expansion and consolidation.

While demand will likely help drive the number of new entrants to the industry, larger operators are expected to
increase their strategy of growth through acquisition. Market share concentration is expected to increase steadily



Storage & Warehouse Leasing in Canada January 2021

15 IBISWorld.com

over the next five years as larger real estate investment trusts use their economies of scale to expand their
offerings. Urban developers will likely increase their production of multilevel facilities to take advantage of limited
space inside cities where land is extremely expensive. IBISWorld projects the number of operators will increase at
an annualized rate of 3.1% to 1,995 enterprises over the five years to 2026. Accordingly, the number of industry
employees is expected to grow at an annualized rate of 2.5% to 2,342 workers during the same period.

NEW DEVELOPMENTS

The industry has long been mired by uneven regulation across Canada.

Over the next five years, operators will likely push legislators to begin to set new policy measures to reduce some
legal problems. In particular, self-storage industry representatives, such as the Canadian Self Storage Association,
are expected to lobby the government to help streamline provincial lien laws so managers can better address
delinquent tenants. As the industry continues to expand, operators will likely continue to experiment with new
technology. This includes radiant floor-heated storage units that stay warm during frigid Canadian winters. In
addition, more industry operators will likely begin using online mediums to advertise services. This is especially true
of small operators that have begun to experience the value of investing in online marketing.

The industry is still highly fragmented, with the top three companies expected to account for less than 10.0% of
market share in 2026. A majority of establishments are owned by independent operators that only operate one
facility, further fragmenting the industry. Nevertheless, large operators have leveraged their economies of scale to
acquire a larger share of the market as the industry steadily consolidates. This was especially true in the years
following the recession in 2009 and the economic difficulties wrought by the coronavirus pandemic in 2020, when
smaller operators buckled under the stress of reduced demand and financing.

Performance Outlook Data

Year
Revenue

($m)
IVA

($m)
Establishments

(Units)
Enterprises

(Units)
Employment

(Units)
Exports

($m)
Imports

($m)
Wages

($m)

Domestic
Demand

($m)

Rental
vacancy rate

 (%)
2021 5,706 1,720 1,788 1,709 2,067 N/A N/A 106 N/A 2.17
2022 5,847 1,761 1,852 1,772 2,131 N/A N/A 109 N/A 2.10
2023 5,987 1,803 1,919 1,837 2,196 N/A N/A 112 N/A 2.11
2024 6,092 1,829 1,980 1,897 2,251 N/A N/A 114 N/A 2.04
2025 6,189 1,853 2,035 1,951 2,301 N/A N/A 117 N/A 1.96
2026 6,279 1,881 2,080 1,995 2,342 N/A N/A 119 N/A 1.92
2027 6,374 1,907 2,131 2,046 2,385 N/A N/A 121 N/A 1.86
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Industry Life Cycle The life cycle stage of this industry is    Growth

LIFE CYCLE REASONS

Merger and acquisition activity in the industry is expected to increase

The number of enterprises is expected to grow over the 10 years to 2026

Operators have introduced new products and services to customers

The Storage and Warehouse Leasing industry in Canada is currently in the growth phase of its life cycle. Industry
value added (IVA), which measures an industry's contribution to the overall economy, is expected to increase at an
annualized rate of 2.4% over the 10 years to 2026. This is compared with Canadian GDP, which is expected to grow
an annualized 1.9% during the same 10-year period. While IVA grows quickly as investors increasingly flock to the
industry, the number of major mergers and acquisitions, as well as the relative stability of the industry's major
markets and services, indicates a more mature industry. Still, the lack of a standardized regulatory environment
denotes a less stabilized industry, which is evidenced by the notable absence of lien laws in many provinces.
Furthermore, product and service saturation has yet to occur across all markets, and self-storage facilities are not
yet widely available in more rural areas of the country.

While the industry has experienced some consolidation among its larger operators, the majority of self-storage
companies are independently owned. IBISWorld expects mergers and acquisitions to increase over the five years to
2026 as the industry continues to consolidate. However, this trend has not overtaken the majority of the industry,
which continues to consist of small, independent operators. Many mature industries experience enterprise
contraction as a result of intense consolidation, but the number of industry enterprises is expected to grow at an
annualized rate of 3.7% over the 10 years to 2026, which is more indicative of a growing industry. Additionally,
industry services have undergone considerable change as operators have adopted new green and automated
technologies. All of these characteristics in amalgamation with one another are ultimately evidence of the industry's
continued growth.
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Products & Markets
Supply Chain Key Buying Industries

1st Tier

Real Estate Investment Trusts in Canada

Consumers in Canada

Retail Trade In Canada

2nd Tier

Consumers in Canada

Key Selling Industries
1st Tier

Industrial Building Construction in Canada

Security Alarm Services in Canada

Pest Control in Canada

Janitorial Services in Canada

2nd Tier

Land Development in Canada

Chemical Wholesaling in Canada

Tool & Hardware Wholesaling in Canada

Products & Services

  Facilities in the Storage and Warehouse Leasing industry in Canada are
primarily segmented by size.

Rental rates change based on the size of units, with larger facilities costing more to reserve.

1.5-BY-1.5 METRE STORAGE SPACES

Spaces measuring 1.5-by-1.5 metres (5.0-by-5.0 feet) are among the
industry's smallest units.

Students or people in shared accommodations generally use storage spaces in this segment due to the fact that
they are useful for people with fewer possessions and are less expensive to rent. This space is about the same size
as a small closet and will generally hold a chest of drawers, a small mattress set, boxes and other small items.
Revenue from this segment has declined over the five years to 2021 despite a regular turnover of space, due
primarily to more robust growth in other segments. This segment is expected to account for 2.8% of unit size in
2021.

1.5-BY-3.0 METRE STORAGE SPACES

Spaces measuring 1.5-by-3.0 metres (5.0-by-10.0 feet) are about the size of
a large walk-in closet.

Similar to 1.5-by-1.5 metre units, 1.5-by-3.0 metre spaces are ideal for storing a few pieces of furniture, small tables
or nightstands, mattress and box springs and other small items, due to their wider frontage, which thereby facilitates
easier access. Commercial and retail industries also rent these spaces for storing inventory, equipment and parts.
This segment has become more popular over the past five years because it provides customers with more space
and accessibility than a 1.5-by-1.5 metre unit, without costing significantly more. This segment is expected to
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account for 22.2% of unit size in 2021.

3.0-BY-3.0 METRE AND 3.0-BY-4.6 METRE STORAGE SPACES

Storage spaces measuring 3.0-by-3.0 metres (10.0-by-10.0 feet) are the
most popular units in the domestic Storage and Warehouse Leasing
industry.

Units of this size will hold the contents of an entire family room or two to three full bedrooms. These storage spaces
are ideal for families that possess large amounts of furniture, that are moving or are downsizing to a smaller space
and need additional storage. Revenue from this segment and the 3.0-by-4.6 metre (10.0-by-15.0 feet) segment has
increased during the period due to several demographic factors, including growing net migration to central
provinces, population aging and a recent increase in the birth rate, which has also encouraged home purchases,
greater consumption and demand for additional storage space during much of the period. This segment is expected
to collectively account for 48.5% of unit size in 2021.

3.0-BY-6.1 METRE AND 3.0-BY-7.6 METRE STORAGE SPACES

Storage spaces measuring 3.0-by-6.1 metres (10.0-by-20.0 feet) can
accommodate small- to medium-sized cars or five to six rooms of
furniture and are typically used for long-term storage by the household
and commercial sectors.

Similar to the 3.0-by-3.0 metre and 3.0-by-4.6 metre storage space segments, 3.0-by-6.1 metre (10.0-by-20.0 feet)
and 3.0-by-7.6 metre (10.0-by-25.0 feet) storage spaces are popular among families in transition. Demographic
factors are also driving growth in this segment, including migration to urban areas in the central provinces, aging of
the baby-boomer generation and an increase in the overall population. This segment is expected to account for
22.6% of unit size in 2021.

3.0-BY-9.1 METRE AND 6.1-BY-6.1 METRE STORAGE SPACES

Storage spaces measuring 3.0-by-9.1 metres (10.0-by-30.0 feet) are larger
and are often used by commercial companies for retail and wholesale
storage.

The residential sector also rents these larger spaces to store furniture, boats, vehicles and other large items. Since
self-storage facilities often provide flexible, affordable and convenient storage options, businesses in regions with
high commercial rents have increased demand of these services over the past five years, though this segment has
remained stable as a share of industry revenue during the period due to more profound growth in other segments.
Increased inventory levels among smaller operators have also resulted in the need for storage. This segment is
expected to account for the remaining 3.9% of unit size in 2021.

Demand
Determinants

Population growth and rental vacancy rates serve as the most important
drivers of demand for the Storage and Warehouse Leasing industry in
Canada.

Increased population density in cities and suburban regions boosts demand for condos and apartments. Renters of
these properties tend to seek supplemental space for their possessions due to the fact that apartments usually have
less storage space than homes. Apartment rentals have increased over the five years to 2021 as economic forces
compelled more people to move out of their homes and into rental properties. Plus, many members of Generation Y,
consisting of 18- to 35-year-olds, have chosen to rent rather than buy new homes. Growth in the rental market,
driven by this age cohort, has helped propel an increase in storage and warehouse rentals.

Households and businesses often need to temporarily or permanently store various goods, making demand from
these markets a basic driver for industry services. Households store belongings in locations away from the home
when there is an increase in material possessions or a lack of storage space. People that do not wish to dispose of
certain items can also keep them in an alternative location with future access. Businesses use the industry's
services to store business records, inventory, equipment and other seasonal goods. Since the cost of retail and
office rent is considerably higher than storage rental, small businesses can gain cost advantages by using self-
storage facilities.

The price of storage facilities plays a role in demand for industry services. Just as businesses can reduce their
storage costs by using mini warehouse facilities, it may be more cost effective for large and growing families to use
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self-storage than to move to a bigger house, build additional rooms or purchase storage solutions for the home.
Furthermore, people that are moving or are undergoing home renovations may require temporary storage.

Major Markets

  Although residential customers account for the vast majority of demand
for services provided by the Storage and Warehouse Leasing industry in
Canada, small businesses and military personnel are also significant
downstream markets for the industry.

  Other markets include students and seasonal visitors.

RESIDENTIAL TENANTS

The residential sector comprises the largest market of mini warehouse
and self-storage service demand in 2021, accounting for an estimated
69.3% of industry revenue.

Residential clients can either be short-term customers, which rent their units for less than six months, or long-term
customers, which rent their units for over six months. The average residential tenant typically retains a storage unit
for over a year. The consumers in this segment typically rent storage because of a major lifestyle change triggered
by a variety of events, such as marriages, divorces, new jobs, the purchase of a new home or retirement. The
residential sector stores a wide variety of goods, including furniture, vehicles, collectibles, sporting goods, business
files, appliances and much more. Over the five years to 2021, this segment has increased as a share of revenue,
especially in urban areas where growing populations and housing density have stimulated demand for storage
space, especially as renting becomes more popular.

COMMERCIAL TENANTS

Commercial tenants are expected to account for 19.2% of industry
revenue in 2021, with this segment decreasing as a share of revenue due
to more robust growth in the residential tenants segment.

Nonetheless, Canadian businesses also often use self-storage facilities when expanding or contracting in size.
Small businesses are especially interested in renting self-storage facilities, as they are more economical and size
appropriate for the space that is required to store office overflow. Commercial enterprises also generally have a
greater number of storage alternatives to mini warehouses available to them, such as on-site and general
warehouse facilities, though the number of businesses operating in Canada has kept this segment the second-
highest despite the presence of these alternatives.

STUDENT TENANTS

Out of all renters, students tend to store their goods for the shortest
amount of time, although Canadian students tend to rent units longer than
their counterparts in the United States.
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This segment typically emerges to rent on a seasonal basis during the summer months when school terms end.
University students store books, desks and other personal belongings during summer and study-abroad periods.
While demand from this segment is fairly small and cyclical, it has risen slightly over the past five years due to rising
admission rates at schools across the country. This market is expected to account for 5.7% of industry revenue in
2021.

MILITARY TENANTS

Military tenants, often on the move due to relocations, make up an
estimated 5.8% of industry revenue in 2021.

Military members tend to rent facilities for longer periods of time than nearly every other market for self-storage. Mini
warehouses can be commonly found near military bases and communities across the country. Operators offer
servicemen and women special incentives and discounts and generally lease for a slightly longer term. Demand
from this market segment has significantly declined over the past five years in line with a declining number of troops
deployed overseas.

Exports in this industry are    Low and Steady

Imports in this industry are    Low and Steady

Imports and exports are not applicable to the Storage and Warehouse Leasing industry in Canada, as the industry
provides services domestically. For more information on industry operators' activity and investment in overseas
operations, please refer to the Industry Globalization section of this report.

Business
Locations

  Regional demand regarding the Storage and Warehouse Leasing industry in Canada is driven by a range of factors, including
population growth, percentage of renter-occupied housing units, average household size and average household income. The
geographic spread of industry establishments closely follows the spread of population and the prevalence of these factors. As a
result, operators tend to locate in areas that possess a combination of these qualities, including urban areas, military bases,
university towns, resorts and lower-income populations.
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Ontario has the largest share of industry establishments and is also the largest province in Canada, accounting for 38.8% of the
population and 42.3% of industry establishments in 2021. Densely urban areas tend to attract more self-storage establishments,
given that a higher share of total housing stock consists of multifamily units. Job hubs are also popular locals for self-storage
facilities as higher rates of mobility due to job growth tend to stimulate demand for storage facilities.

British Columbia is home to the second-highest concentration of self-storage facilities across Canada, representing 21.9% of
industry establishments in 2021. It is also the third-largest province in the country, with 13.5% of the nation's population. The
province has numerous industries that are based on resource extraction, including but not limited to, forestry, agriculture and
mining, each of which draws workers to the region, with many of them being temporary labourers that require storage units at a
higher rate. It is also the fourth-largest manufacturing province in Canada and a centre for the country's technology, finance and
film industries. The jobs which these industries create help generate a more transient work culture in British Columbia, which has
helped stimulate demand for storage facilities.

Acquisitions have been driven in part by the rising cost of building facilities in Canada. Although the industry has continued to
grow, both in terms of demand and new unit construction, developers endure considerable problems when trying to construct new
facilities. Inflating land prices have increased the capital requirements for any business seeking to expand. Rigid development
guidelines have also inflated building costs, which differ between regions and can be particularly cumbersome. For example, in
Saskatchewan, operators are required to build fire walls between all units or sprinklers inside each building. For this reason, most
developments in the region are single storey to scale back on costs.
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Competitive Landscape
Market Share
Concentration

Concentration in this industry is    Low

The Storage and Warehouse Leasing industry in Canada ultimately remains highly fragmented despite a flurry of
merger and acquisition activity over the five years to 2021. However, the top three companies account for less than
10.0% of the industry's total market share, and most of the industry's facilities (74.1%) are owned by operators with
fewer than five employees, with 92.5% owned by operators with fewer than 10 employees. This is primarily due to
developers' difficulty in constructing new facilities caused by inflating land prices and rigid development guidelines,
which have inflated building costs. Nevertheless, the industry has begun to consolidate over the past five years.
Large operators have used their size and scale to acquire independent enterprises across the country. For example,
industry players StorageMart Partners LLC and StorageVault Canada Inc. have both made acquisitions over the
past five years to grow their influence in Canada. IBISWorld expects the industry to continue consolidating at an
increased pace over the five years to 2026 as well-financed real estate investment trusts steadily expand their
control over the industry and major players outperform the industry as a whole.

Key Success
Factors

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

Economies of scale:
Industry operators that can provide higher volumes of storage services with minimized costs can develop economies
of scale and greater profit.

Proximity to key markets:
Mini warehouses and self-storage facilities need to be geographically located within, or close to, population centres.
Customers prefer to travel short distances to access their stored items.

Economies of scope:
Mini warehouses and self-storage companies that offer a wide variety of storage sizes and solutions are able to
capture a wider market.

Having a good reputation:
Self-storage operators that have a good reputation for access, security and price are able to boost patronage.

Use of specialist equipment or facilities:
Self-storage companies that offer high security, on-site assistance, temperature control, specialized storage space
sizes and dust-free environments are able to develop niche markets.

Superior financial management and debt management:
Successful companies in this industry are able to control costs and manage debt levels.
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Cost Structure
Benchmarks

  Profit

Industry profit, measured as earnings before interest and taxes, is
forecast to have remained stable over the five years to 2021, rising only
slightly to an estimated 12.6% of revenue in 2016. Despite some
challenges to the industry, including the COVID-19 (coronavirus)
pandemic, demand for the storage space that is provided by industry
operators typically remains insulated from broader economic
conditions, preserving demand during some tumultuous years of the
current period. However, generally, demand for the industry's storage
units has increased strongly over the past five years, as urban
populations have continued to grow. Moreover, an increasing aging
population in Canada, which usually has less space for their
possessions, has further increased demand for multifamily residents
across the country. Over the five years to 2026, industry profit is
expected to very marginally decline due to the offsetting effects of
price-based competition and self-service kiosks replacing staff.

 

  Wages

Wages are forecast to account for 1.8% of industry revenue in 2021,
remaining stable over the past five years. Labour is used for customer
assistance, on-site security, cleaning, painting and maintenance
undertaken by in-house employees. For self-storage companies,
effective rosters of employees can lead to efficient management of
labour expenses. Over the five years to 2026, it is expected that wages
will remain stable as a share of revenue, due to the industry's operators
focusing more on the installation of automated technologies, including
security cameras and locking systems, to reduce the cost of running
facilities.
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  Purchases

Purchases are estimated to account for 5.6% of industry revenue in
2021, and have risen slightly from 4.7% in 2016. Industry operators
purchase external cleaning, lawn care and waste removal services.
Expenses of this nature vary depending on the size of the operator and
the number of units they manage. This category also includes legal and
accounting fees, office supplies printing and computer supplies.

 

  Marketing

Marketing costs are also significant, accounting for an estimated 2.0%
of industry revenue in 2021. As operators attempt to gain an advantage
in the market, advertising and promotion costs tend to increase.
Marketing costs are expected to rise over the five years to 2026 as
industry operators advertise increasingly online.

 

  Depreciation

Depreciation accounts for an estimated 15.7% of industry revenue in
2021, and has remained relatively stable during the five-year period.
High depreciatory costs are due to the large level of capital costs
associated with storage unit properties, including purchases of land,
buildings and equipment (e.g. security systems, office furniture,
computer technology and software). Depreciatory costs also include
capital improvements, such as new roofs, asphalt repairs, climate-
control properties and other major expense items. The services
provided by the industry focus on storage unit properties, making
depreciation a significant expense for industry operators.

 

  Rent

Rent costs are expected to comprise 8.0% of industry revenue in 2021.
Rent expenses include payments for the use of land, buildings or office
space. As the majority of operators own self-storage properties, annual
rent costs could be avoided and remain relatively low on average.
Additionally, rent costs are the average cost across all operators in
Canada, and abnormal expenses of certain operators or at metropolitan
areas have been evened out.
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  Utilities

In 2021, utilities are expected to account for 3.8% of industry revenue.
Although utilities are expected to be increasingly needed to power
electronic surveillance and updated services, the percentage of utilities
as a share of total industry revenue has decreased slightly because
they are growing slower compared with industry revenue. Most notably,
utility expenses adjust according to the design of storages, such as
climate-controlled units that require more electricity.

 

  Other Costs

Other expenses include insurance, administrative and miscellaneous
costs, and these costs are expected to collectively consume the
remaining 50.4% of revenue in 2021.

 

Basis of
Competition

Competition in this industry is    High and the trend is Increasing

  INTERNAL COMPETITION

Overall, the Storage and Warehouse Leasing industry in Canada exhibits a
high level of competition.

Location is the most important point of competition for operators. The proximity of the facility to a potential
customer's home or office plays a crucial role. Mini warehouses and self-storage companies also compete for
customers based on price per square metre and the length of a storage contract. Industry operators often incentivize
longer storage contracts by offering lower per-month prices.

Clients use industry services to store their goods securely. Security includes protection from theft and vandalism and
many operators use fencing, client-only access, camera surveillance systems, centrally monitored alarm systems
and other methods. Customers that store valuable items generally choose a more secure facility to protect their
possessions.

Safety refers to safety from the elements, requiring companies to use temperature- and moisture-control
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technologies. Mini warehouses and self-storage facilities that offer enhanced protection from dust and temperature
fluctuations benefit from increased demand. For example, customers that choose to store electrical equipment may
need a largely dust-free environment. A company that provides a variety of storage options, such as sizes, has a
competitive edge in this industry.

In this crowded industry, operators need to market their facilities to attract and retain customers, especially amid the
ongoing COVID-19 (coronavirus) pandemic. Companies may therefore use a variety of promotional tools to compete
in a specific geographic location. Signage, brochures, TV commercials and internet advertising are among the most
common forms of marketing used by operators to attract new business.

EXTERNAL COMPETITION

In recent years, the industry has contended with competition on the part
of storage spaces within apartment complexes.

Many apartment complexes have unused areas in parking garages and parking lots. As a result, developers have
installed storage units within the complex to make their properties more desirable for potential tenants and increase
overall revenue. It is expected that this trend will continue over the five years to 2026.

Barriers to
Entry

Barriers to Entry in this industry are    Medium and the trend is Increasing

  Barriers to entry in the Storage and Warehousing Leasing
industry in Canada are moderate, but increasing. Costs to
purchase or lease land or facilities vary across regions
and represent a major barrier to entry for prospective
entrants. These expenses can be more manageable,
though, in well-established, highly populated cities,
whereas land costs can be significantly lower in smaller
cities and suburban regions.

There are several regulatory requirements operators must
meet, the most difficult generally relating to zoning and
land development guidelines, which vary between
provinces. For example, building codes in Saskatchewan
require storage operators to build firewalls between units
or sprinklers inside facilities. Zoning or development rules
have kept the cost of building units high, driving many
operators to acquire rather than build. Moreover, after
initial capital costs are met, some operators experience a
sales tax. Labrador, New Brunswick, Newfoundland and
Nova Scotia each exercise a harmonized sales tax of
7.0%, which applies to all storage rents.

Adverse climate conditions impose additional capital costs
on operators. For example, more developers are building
climate-controlled units with floor heating to keep them
warm during Canada's blistering winters. Initial capital
costs for operators, particularly in northern locations, will
be higher than those that operate in more climate neutral
locations.

Advertising and promotional costs are increasing in the
industry. Smaller operators that are attempting to
compete with national, brand-name companies can
experience problems attracting customers. Additionally,
larger operators are able to exert some influence on
pricing, hindering growth for new players. Increased levels
of consolidation in recent years have made it more difficult
for new operators to be successful in the industry.

Although the companies must overcome initial barriers,
costs in this industry are generally low once a company
becomes established. Low operational costs enable new
operators to control expenses, become known in a
particular region and increase occupancy levels.

Barriers to Entry Checklist

Competition High  

Concentration Low  

Life Cycle Stage Growth  

Technology Change Medium  

Regulation & Policy Light  

Industry Assistance None  

Industry Globalization in this industry is    Low and the trend is Increasing
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Globalization
  The Storage and Warehouse Leasing industry in Canada has a low, but increasing level of globalization. All of the

major companies in the industry are owned by and primarily operate in the neighbouring United States, including
StorageMart Partners LLC and U-Haul International Inc. Furthermore, foreign companies are expected to continue
entering the Canadian market over the five years to 2026 due to continued and increasing demand for industry
services.
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Major Companies
There are no major players in this industry

Other Companies The Storage and Warehouse Leasing industry in Canada is highly fragmented, with the top three companies in the
industry expected to account for less than 10.0% of total market share in 2021. Furthermore, the industry comprises
a significant majority of nonemployers, which make up an estimated 65.8% of establishments in 2021, providing
additional evidence of a highly fragmented industry. Nevertheless, large operators have succeeded when it comes
to leveraging their economies of scale to acquire a larger share of the market over the past five years. This was
especially true in the years following the recession in 2009, when many smaller operators buckled under the stress
of reduced demand and financing.

StorageVault Canada Inc.

  Market Share: 2.8%
  StorageVault Canada Inc. (StorageVault) was founded in 2007 and is based out of Scarborough, ON. The company

has undergone significant growth over the five years to 2021, primarily focusing on acquisitions and its organic
expansion. One of the company's latest acquisitions, Real Storage Limited Partnership, was bought for $275.0
million in early 2019. For example, in 2015, the company operated 29 stores. However, by April 2019, the company
operated 199 stores. In addition, StorageVault announced its intent to acquire 13 stores and one piece of vacant
land from six vendor groups in a deal worth $30.0 million, with this acquisition being completed in December 2020.
StorageVault operates its stores under the Access Storage, Depotium Mini-Entrepot, Sentinel Storage and Storage
For Your Life brands, and its portable storage business operates under the Cubeit and PUPS brands. In 2021, the
company is estimated to generate $162.4 million in industry-relevant revenue, reflecting a market share of 2.8%.

StorageMart Partners LLC

  Market Share: 1.4%
  Initially established in 1999, StorageMart Partners LLC (StorageMart) is headquartered in Columbia, MO. The

company started its operations in Miami, where it used a variety of nontraditional buildings to house storage
facilities. This unique strategy was intended to let StorageMart access urban areas by camouflaging its facilities to
appear similar to residential and office complexes in urban areas. The company expanded its operations into
Canada in 2007 and quickly became one of the largest domestic industry participants, with 69 locations across
Canada as of the time of this writing. StorageMart's expansion was further aided by the company's acquisition of
InStorage Real Estate Investment Trust for $416.0 million prior to the current period. This purchase made it one of
the largest privately owned storage companies in North America.

StorageMart has grown over the five years to 2021, and its facilities in particular are estimated to have grown
significantly. It now operates self-storage locations in almost all major metropolitan areas in the country. StorageMart
is a privately held company and therefore does not release financial information. However, IBISWorld estimates that
the company will generate $81.7 million in industry-relevant revenue in 2021, corresponding to a 1.4% anticipated
market share in the same year.

U-Haul International Inc.

  Market Share: 0.4%
  U-Haul International Inc. (U-Haul), which is held by AMERCO Real Estate Company, primarily rents trucks, trailers

and other types of moving equipment. U-Haul also operates numerous self-storage units, LPG (propane) refuelling
stations, hitch and trailer wiring installation and carpet cleaners, among other services. The company has more than
1,600 storage properties in its portfolio, with over 5.6 million rentable square metres (60.7 million rentable square
feet) across the United States, Canada and Puerto Rico. U-Haul also offers a range of portable storage lockers to
downstream consumers that are available to rent on a monthly basis. Storage facilities can be located at most
corporate locations and offer a vast number of amenities included.

The company operates an estimated 89 rental properties across Canada, with less than 5.0% of the company's
revenue coming from its Canadian operations. Unlike its competitors, U-Haul was able to draw upon its vast array of
other services to help entice customers to use its facilities. For example, the company's services are highly
integrated. Its rentable trucks and trailers provide customers with an easy way to transport goods to U-Haul storage
facilities. However, this has not necessarily translated to dominance in the industry. This is because the industry is
highly competitive, and the company has continued to focus on its core business in the United States. Overall, as a
result, IBISWorld estimates U-Haul will generate $23.4 million in industry-relevant revenue in 2021, constituting a
market share of 0.4%.

Public Storage

  Public Storage was founded in 1972 and is headquartered in Glendale, CA. The company is a real estate
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investment trust and the largest self-storage company in the United States. Today, Public Storage operates over
2,400 company-owned locations in the United States in addition to operations in Europe under its Shurgard brand,
totalling more than 15.0 million rentable square metres (162.0 million square feet) of real estate. Public Storage is
active in Canada via a nonexclusive licensing contract with Public Storage US. A former Chairman and members of
Board of Trustees own and control 62 self-storage facilities in Canada. While these facilities operate under the
Public Storage tradename, the name is licensed on a nonexclusive, royalty-free basis. Therefore, the company has
no ownership interest in these facilities and does not own or operate any facilities in Canada. As a result, it is not
industry relevant.
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Operating Conditions

Capital
Intensity

The level of capital intensity is    High

  The Storage and Warehouse Leasing industry in Canada
exhibits a high level of capital intensity. For every $1.00
spent on wages in 2021, the average industry operator is
expected to spend an estimated $8.51 on capital
expenses. In 2021, wages are expected to make up 1.8%
of revenue, whereas depreciation is estimated to account
for 15.7% of revenue.

Capital costs are associated with the purchase of storage
unit properties, including land, buildings and equipment.
Storage companies must purchase security systems, office
furniture, computer technology and software to run their
facilities. Capital intensity has decreased over the five
years to 2021, however. Despite increased numbers of
industry companies investing in more units and value-
added features to meet burgeoning demand and entice
customers in an increasingly competitive market alongside
revenue growth, the price of technological advancements
has concurrently fallen as this technology becomes
increasingly accessible and widespread. Many operators
have benefited from high occupancy rates and have
chosen to expand their business. Meanwhile, labour is
used for customer assistance, on-site security, cleaning,
painting and maintenance. Most units in Canada offer on-
site security guards to augment their digital security
features and cleaning and maintenance have historically
remained manual tasks. The level of capital investment is
expected to remain relatively stable over the five years to
2026.
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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.

Low Ease of Entry Unlikely 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.

High Market
Concentration

Likely 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.

Additionally, this industry's structure makes it difficult for new operators to enter and succeed. These barriers have the
potential to disincentivize potential disruptors. Despite these barriers, the industry is experiencing a rapid growth in the
number of companies. A difficult operating environment for new entrants combined with a large cohort of them may create a
situation where these companies may take on a disruptive trajectory in non-traditional markets.

The major markets for this industry are highly concentrated, which implies that the market has a focus on key customer
segments. This presents an opportunity for strategic entrance into lower-end markets or unserved markets for innovations
to take on a disruptive trajectory.

The Storage and Warehouse Leasing industry in Canada is not subject to
significant technological disruption due to the nature of the service that it
provides.

Consumers are typically a mix of people and businesses in need of a secure space to store their personal goods or extra
inventory with easy access to. As people and businesses are anticipated to always outgrow their living conditions or offices,
storage facilities are useful for these groups as they grow. Yet, at the same time, companies such as Neighbor Storage
Inc., which enable homeowners to advertise extra space in their homes for a fee, may potentially disrupt the industry
significantly if a large share of consumers embrace this business model. As this is not the case currently, in the near future,
the industry is not expected to contend with any major disruption to its range of operations.

The level of technology change is    Medium

  The Storage and Warehouse Leasing industry in Canada exhibits a moderate
level of technological change overall.

Industry operators use general technology that is not specific to the industry, typically related to warehouse and storage
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facility security. Industry operators have historically experienced high upfront costs when installing electronic surveillance
and security systems and often receive few financial advantages when replacing existing electronic and security equipment.
However, as the camera and video equipment market has become more saturated in recent years and as more generations
of equipment are being released, new technology has become easier for industry operators to purchase. This has spurred
increased investment in such equipment.

Self-storage facilities that use temperature- and moisture-control technologies can attract new customers with specialized
needs and develop niche markets. Furthermore, mini warehouses and self-storage facilities can attract new clients by
implementing these systems. Larger operators with multiple facilities may be able to get a bulk discount by updating or
replacing all older systems at the same time.

Beyond security, many operators invest in computerized systems and software to automate day-to-day operations. The
industry is beginning to automate some of the services once carried out by rental managers and customer care
representatives. Some companies have experimented with installing real-time reservation payment modules and customer
relationship management systems. Others have implemented unmanned sites, including self-storage kiosks and automated
self-storage retrieval systems. Some companies have also begun investing in their mobile capacity, creating smartphone
compatible apps and websites that let users pay their bill and purchase more storage space, among other applications,
through their phone.

Many operators have increasingly implemented technology into their daily operations, such as automated lighting, security,
bookkeeping and payment systems. Such technology was already widespread in the industry prior to the reporting period,
leaving little room for extreme change. However, as renters became more accustomed to having these features available
and had an abundance of operators to choose from that did have these technologies in place, more businesses have
started to incorporate these amenities. This has prompted the remaining industry operators to implement new technologies
over the past five years.

Revenue
Volatility

The level of volatility is    Medium

  The Storage and Warehouse Leasing industry in Canada has overall exhibited
a low to moderate level of revenue volatility over the five years to 2021.

Demand for industry services has increased during the majority of the current period, as demand for storage space remains
relatively insulated from changes in economic conditions. Moreover, this helped protect the industry in part from
experiencing a more profound revenue decline in 2020 as a result of the COVID-19 (coronavirus) pandemic in Canada. To
this end, industry revenue has grown over every year of the reporting period with the exception of 2020. The largest year of
revenue growth occurred in 2016, in which industry revenue grew 7.9%. Conversely, the lowest year of revenue growth
occurred in 2020, in which revenue declined 3.1%. Overall, over the five years to 2021, industry revenue is projected to
have increased 3.3% year-over-year.

Increased average wealth compared with historical levels drives greater levels of consumer spending and material
possession levels, which can create greater self-storage demand. For example, increased disposable income drives
demand for cars and boats, which are items often kept in storage facilities. More cars and boats bought means more
storage units rented to store them.
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Per capita disposable income, a proxy for average wealth, has experienced varying degrees of growth over the past five
years. Uncertainty in the economic prosperity of the average Canadian citizen has driven some volatility, as has the
coronavirus pandemic, as per capita disposable income is expected to have increased in 2020 as a result of the transfer
payments made to Canadian individuals and households as a component of the government's federal Economic Response
Plan to COVID-19. However, at the same, economic downturns often have an effect on the housing market, another crucial
driver of the industry and its growth. More specifically, when fewer homes are being built and the economy is not
performing as expected, industry demand can also grow, as households and business may be forced to downsize and use
industry facilities, further protecting the industry from a more notable decline in revenue amid the ongoing pandemic. At the
same time, positive economic performance is projected to bode well for industry operators in a different way, as individuals
and households interested in self-storage options are more likely to seek out the service of economic operators during
periods of economic growth. Consequently, these countervailing effects ultimately result in varying degrees of revenue
growth, thus affecting revenue volatility.

Regulation &
Policy

The level of regulation is    Light and the trend is Increasing

Regulation in the Storage and Warehouse Leasing industry in Canada is
currently evolving.

The most contentious regulatory issue for industry operators involves Canada's varying lien laws. Canada's lien laws are
less streamlined and consistent than their US counterparts, and can differ dramatically from province to province. In areas
where there is no standing lien law, operators must choose which laws to follow. Where formal processes do exist, most
are more arduous and expensive to litigate than operators want. Ontario has a lien law that mentions “storage,” though not
specifically “self-storage.” Ontario's Repair and Storage Lien Act, initially enacted in 1990 and most recently amended in
2014, prior to the beginning of the current reporting period, serves as a standard for operators, but is nevertheless
considered a long and unnecessarily complicated guideline for a litigious process. For example, claims have been known to
take longer than three months to process in Ontario before an owner can evict one of their delinquent tenants. Absent of
government regulation, the Canadian Self-Storage Association (CSSA) has produced a best-practice guide for its members
to help them through the legal process of evicting delinquent tenants and disposing of their property. The organization
continues to lobby the government to pass legislation to instate a single, nationwide lien law.

Beyond lien laws, the industry is also regulated by development guidelines which determine where operators can construct
new facilities. Similar to lien laws, building laws vary greatly depending on the region and can have a serious influence on
what kinds of units that operators are permitted or can afford to build. For example, in Saskatchewan, every self-storage
unit is required to either have a fireproof wall separating it from the unit next door, or have sprinklers installed inside the
building. As a result, most developments in the region are single storey, to scale back on expenditures. Other provinces
apply a sales tax to storage rents of up to 7.0%. However, several provinces are considering dropping this cost, such as
British Columbia, which abandoned its harmonized sales tax in December 2013. However, the most consequential
legislative pursuit for industry operators pertains to passive and active income. Currently, many small self-storage
companies do not qualify for small business incentives, such as favourable tax incentives, since their businesses are noted
as passive income, as opposed to active income that comes from running a business. The CSSA is currently lobbying on
behalf of industry operators to have federal passive and active tax laws restructured to become more inclusive for industry
participants.

Industry
Assistance

The level of industry assistance is    None and the trend is Steady

The Storage and Warehouse Leasing industry in Canada receives a low level
of assistance on the part of the Canadian government.

However, while the industry does not receive any specific government assistance, many operators in the industry also
operate as real estate investment trusts, which provide taxation and depreciation allowances. In addition, the industry is
represented by a variety of regional and nationwide associations. For example, the Canadian Self Storage Association
(CSSA) was established in March 1980 to represent the self-storage sector in Canada. The organization grew out of the
American Self Storage Association, which was founded in the United States to help create standardized rules and
regulations for all operators. The CSSA is currently focused on various issues that affect the industry's range of operations,
including helping to craft lien legislation for the self-storage industry in the province of Alberta; aiding operators in ensuring
that assessments and levels of taxation are understood, equitable and fair; and working to create changes to the National
Building Code to assist the industry.
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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)

Rental
vacancy rate

(%)
2012 3,485 955 1,109 1,068 1,288 N/A N/A 59.2 N/A 2.60
2013 3,842 1,075 1,221 1,175 1,400 N/A N/A 61.2 N/A 2.70
2014 4,094 1,159 1,330 1,278 1,525 N/A N/A 70.1 N/A 2.80
2015 4,607 1,319 1,375 1,320 1,572 N/A N/A 76.4 N/A 3.30
2016 4,972 1,483 1,452 1,389 1,662 N/A N/A 85.1 N/A 3.40
2017 5,325 1,612 1,548 1,479 1,790 N/A N/A 89.6 N/A 2.70
2018 5,613 1,703 1,689 1,613 1,950 N/A N/A 100 N/A 2.20
2019 5,759 1,739 1,679 1,598 2,004 N/A N/A 103 N/A 2.00
2020 5,579 1,662 1,720 1,642 2,003 N/A N/A 102 N/A 2.36
2021 5,706 1,720 1,788 1,709 2,067 N/A N/A 106 N/A 2.17
2022 5,847 1,761 1,852 1,772 2,131 N/A N/A 109 N/A 2.10
2023 5,987 1,803 1,919 1,837 2,196 N/A N/A 112 N/A 2.11
2024 6,092 1,829 1,980 1,897 2,251 N/A N/A 114 N/A 2.04
2025 6,189 1,853 2,035 1,951 2,301 N/A N/A 117 N/A 1.96
2026 6,279 1,881 2,080 1,995 2,342 N/A N/A 119 N/A 1.92

Annual Change

Year
Revenue

(%)
IVA
(%)

Establishments
(%)

Enterprises
(%)

Employment
(%)

Exports
(%)

Imports
(%)

Wages
(%)

Domestic
Demand

(%)

Rental
vacancy rate

(%)
2012 3.92 1.79 3.64 3.58 3.62 N/A N/A 7.83 N/A 13.0
2013 10.3 12.5 10.1 10.0 8.69 N/A N/A 3.37 N/A 3.84
2014 6.54 7.81 8.92 8.76 8.92 N/A N/A 14.5 N/A 3.70
2015 12.5 13.8 3.38 3.28 3.08 N/A N/A 8.98 N/A 17.9
2016 7.92 12.5 5.60 5.22 5.72 N/A N/A 11.4 N/A 3.03
2017 7.10 8.70 6.61 6.47 7.70 N/A N/A 5.28 N/A -20.6
2018 5.40 5.59 9.10 9.06 8.93 N/A N/A 11.9 N/A -18.5
2019 2.60 2.13 -0.60 -0.93 2.76 N/A N/A 2.79 N/A -9.10
2020 -3.13 -4.41 2.44 2.75 -0.05 N/A N/A -0.68 N/A 17.9
2021 2.27 3.45 3.95 4.08 3.19 N/A N/A 3.02 N/A -7.77
2022 2.46 2.42 3.57 3.68 3.09 N/A N/A 2.93 N/A -3.25
2023 2.39 2.35 3.61 3.66 3.05 N/A N/A 2.94 N/A 0.33
2024 1.76 1.45 3.17 3.26 2.50 N/A N/A 2.32 N/A -3.56
2025 1.58 1.32 2.77 2.84 2.22 N/A N/A 2.09 N/A -3.57
2026 1.45 1.48 2.21 2.25 1.78 N/A N/A 1.71 N/A -2.16

Key Ratios

Year
IVA/Revenue

(%)

Imports/
Demand

(%)

Exports/
Revenue

(%)

Revenue per
Employee

($'000)

Wages/
Revenue

(%)

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

2012 27.4 N/A N/A 2,706 1.70 1.16 45,963
2013 28.0 N/A N/A 2,745 1.59 1.15 43,714
2014 28.3 N/A N/A 2,684 1.71 1.15 45,967
2015 28.6 N/A N/A 2,931 1.66 1.14 48,601
2016 29.8 N/A N/A 2,992 1.71 1.14 51,203
2017 30.3 N/A N/A 2,975 1.68 1.16 50,056
2018 30.3 N/A N/A 2,879 1.79 1.15 51,436
2019 30.2 N/A N/A 2,874 1.79 1.19 51,447
2020 29.8 N/A N/A 2,786 1.84 1.16 51,123
2021 30.1 N/A N/A 2,761 1.85 1.16 51,040
2022 30.1 N/A N/A 2,744 1.86 1.15 50,962
2023 30.1 N/A N/A 2,726 1.87 1.14 50,911
2024 30.0 N/A N/A 2,706 1.88 1.14 50,822
2025 29.9 N/A N/A 2,690 1.89 1.13 50,761
2026 30.0 N/A N/A 2,681 1.89 1.13 50,726

Figures are inflation adjusted to 2021
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Additional Resources
Additional
Resources

Canadian Self Storage Association
http://www.cssa.ca

Inside Self-Storage
http://www.insideselfstorage.com

Mini-Storage Messenger
http://www.ministoragemessenger.com

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

Industry Jargon LIEN-LAW
In law, a lien is a form of security interest granted over an item of property to secure the payment of a debt or
performance of some other obligation.

MINI WAREHOUSE
A facility designed or operated exclusively for the storage of goods in individual compartments or rooms, none of
which exceeds 500.0 square feet in area.

REAL ESTATE INVESTMENT TRUST (REIT)
A legal entity that uses pooled investor capital to purchase and manage income property or mortgage loans. To
qualify, the entity must distribute at least 90.0% of taxable income.

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
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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
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.


	 
	 
	Contents

	COVID-19 (Coronavirus) Impact Update
	About IBISWorld


	About This Industry
	Industry Definition
	Major Players
	Main Activities
	The primary activities of this industry are:
	The major products and services in this industry are:

	Supply Chain
	SIMILAR INDUSTRIES
	RELATED INTERNATIONAL INDUSTRIES


	Industry at a Glance
	Executive Summary

	Industry Performance
	Key External Drivers
	Per capita disposable income
	Number of businesses
	Rental vacancy rate
	Number of adults aged 65 and older
	Demand from public storage and warehousing

	Current Performance

	Industry Outlook
	Outlook
	Industry Life Cycle

	Products & Markets
	Supply Chain
	Products & Services
	Demand Determinants
	Major Markets
	Business Locations

	Competitive Landscape
	Market Share Concentration
	Key Success Factors
	Cost Structure Benchmarks
	Basis of Competition
	Barriers to Entry
	Industry Globalization
	Industry Globalization

	Major Companies
	 
	There are no major players in this industry

	Other Companies
	StorageVault Canada Inc.
	StorageMart Partners LLC
	U-Haul International Inc.
	Public Storage


	Operating Conditions
	Capital Intensity
	Technology & Systems
	Revenue Volatility
	Regulation & Policy
	Industry Assistance

	Key Statistics
	Industry Data
	Annual Change
	Key Ratios

	Additional Resources
	Additional Resources
	Industry Jargon
	Glossary


