
 

 

ECONOMIC OVERVIEW 
Alberta’s economic performance remained strong 
in the last quarter of 2014 despite the fall in oil 
prices.  The continuing economic strength is 
attributed to capital already committed to oil sands 
and other major development projects.  Agri-food 
exporters have also contributed to the economic 
growth as the weaker Canadian dollar works in 

their favour.  Alberta closed the year with a real GDP growth of 3.5% 
while unemployment remained steady at 4.5%. 

Canadians are experiencing uncertainty with the national economy; 
however, the issues are different as compared to the financial crisis of 
2008-09.  In 2008, a flawed financial system and lack of safeguards 
relating to the American banking system exasperated the problem.  
As the financial system collapsed, it devalued savings, inhibited capital 
markets from performing, and thus removed capital investment from 
the global economy.  The drop in oil prices during 2008-09 was tied 
to lack of capital and lower demand as countries fell into recession.  
Today is different.  Due to new recovery technologies, oil is being 
supplied at an ever increasing rate throughout the world and in North 
America specifically.  This, combined with lower demand in emerging 
markets, has put downward pressure on oil prices.  With Alberta’s 
and Canada’s economies heavily tied to oil and gas exports, an 
imbalanced market on the supply side will continue to be a concern. 

APARTMENT OVERVIEW 
Multifamily property continues to appeal to purchasers who seek a 
stable cash flow investment.  Vacancy, hovering just below two 
percent, coupled with increasing rents, provide a compelling reason 
to buy, while low mortgage rates have emboldened purchasers to 
offer higher prices and buy now when capital is inexpensive.  High 
selling prices are convincing some owners to sell.    There was a slight 
decrease in capitalization rates, which averaged 6.0% in 2014 as 
compared to 6.1% in 2013. 

The total transaction volume in 2014 was $356 million.  Volume was 
up 9.5% from 2013 which saw $325 million in sales.  During 2014, 78 
buildings comprising 2,281 units sold for an average of $156,125 per 
unit.  However, the average is skewed by several large sales of newer 
and/or institutional grade product that sold at very high prices.  The 
average price per unit for a wood-frame walk-up apartment, built 
prior to 1990, with less than 50 units, was $117,427. 

In 2014, Edmonton wide vacancy increased from 1.4% to 1.7%.  
Meanwhile, average rents increased by 7.4%.  With the exception of 
an average rental decrease in 2009, rents have increased every year 
since 1995. 

OUTLOOK 
In 2015, similar to the past couple years, expect aggressive 
purchasers to be the successful purchasers.  Continued low vacancy 
will ensure multifamily remains a highly sought-after asset class.  
Rental increases will be tempered throughout the year by the 
addition of newly constructed rental units and by competition from 
new investment condominiums offered for rent by their owners.  This 
will help to ease some competitive pressures and ensure the Capital 
Region continues to be an attractive option for would-be migrants.   

ECONOMIC INDICATORS 

 2013 2014  CHANGE 
Vacancy (%) 1.4 1.7 ▲ 

Average Rents ($) 1,028 1,103 ▲ 

Sales Volume ($) 325M 356M ▲ 

Sales Volume (# Units Sold) 2,484 2,281 ▼ 

Average Cap Rate (%) 6.1 6.0 ▼ 
Sources: CMHC, The Network, Cushman & Wakefield Edmonton 

AVERAGE SALES PRICE PER UNIT 

 
Sources: The Network, Cushman & Wakefield Edmonton 

AVERAGE RENT PER UNIT VS. AVERAGE VACANCY 

 
Source: CMHC
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During 2014, overall rents increased by 7.4%. 
The projection for 2015 remains slow and stable rental inflation. 
 

EDMONTON MULTIFAMILY VACANCIES 2014 

 

• Edmonton’s vacancy rate moved higher for the first time in five years, increasing from 1.4% in 2013 to 1.7% in 2014. 
• Vacancy increased despite positive net migration to the Edmonton region, yet remains below the 10 year average of 3.0%. 
• The increase is due primarily to approximately 1,500 newly constructed rental units being added to the primary rental universe in 2014, as well as to 

competition from condo investors seeking renters, and low interest rates enabling some renters to become home owners.   
• Vacancy should increase slightly in 2015 as oil patch driven in-migration slows and housing construction projects are completed. 
• Lowest vacancies located in West Jasper Place (0.6%), Millwoods (0.7%), Castledowns (1.0%) and University (1.1%). 
• Highest vacancies located in north central (3.0%), northeast (2.9%), Hudson Bay Reserve (2.4%), and Jasper Place (2.0%). 
• Suburban vacancies: Spruce Grove (0.6%), Leduc (1.4%), Strathcona County (1.8%), St. Albert (1.8%), Stony Plain (2.1%), Ft. Saskatchewan (2.5%). 
• Lowest average vacancy occurs in complexes with more than 100 units (1.2%) and in buildings constructed prior to 1960 (1.1%). 
• Vacancy change from 2013 to 2014: Calgary 1.0% to 1.4%; Vancouver 1.7% to 1.0%; Toronto 1.6% to 1.6%; Saskatoon 2.7% to 3.4%. 

 
EDMONTON MULTIFAMILY RENTS 2014 

 

 
 

• For all unit types, Edmonton’s average rental rate increased by 7.4% in 2014, following a 5.6% increase in 2013.  
• With the exception of 2009, average rents have increased every year since 1995 (at which time the overall vacancy rate was 7.6%). 
• The rental increase was influenced by in-migration, continued low vacancy, and increasing expenses. 
• Highest avg. rents in Millwoods ($1,244), West Jasper Place ($1,224), and southwest ($1,202); greatest rent increase in Castledowns (+9.2%). 
• Lowest avg. rents in north central ($909), Hudson Bay Reserve ($945) and west central ($973); smallest rent increase in downtown (+4.9%). 
• Suburban rents: St. Albert ($1,285), Strathcona County ($1,236), Leduc ($1,226), Spruce Grove ($1,151), Ft. Sask. ($1,117), Stony Plain ($1,116). 
• Rental incentives were offered by <1% of landlords in 2014, as compared to 1%, 4%, 10%, 25%, 23%, 3%, 1%, 3% and 19% in 2013 back to 2005. 
• Average 2014 2-bedroom rents: Edmonton $1,227; Calgary $1,322; Vancouver $1,311; Toronto $1,251; Saskatoon $1,091. 

APARTMENT VACANCY RATES HISTORICAL VACANCY RATES 
BY AREA (%) 

Year Central West SW SE North 

2005 4.2 5.9 2.3 2.4 7.3 

2006 1.2 1.6 0.3 0.6 1.9 

2007 1.2 2.6 1.0 1.5 2.1 

2008 2.1 2.9 1.7 2.1 3.4 

2009 4.4 5.1 3.0 4.7 5.3 

2010 4.1 4.0 2.6 4.0 5.7 

2011 3.2 3.7 1.2 1.7 5.0 

2012 1.8 1.4 0.7 1.2 2.4 

2013 1.4 1.1 0.3 1.1 2.5 

2014 1.8 1.3 1.4 1.1 2.5 

HISTORICAL CHANGES IN APARTMENT RENTS 

BY BEDROOM TYPE (%) 
Year Studio 1-Bedroom 2-Bedroom 3-Bedroom 

2005 +1.8 +1.8 +0.3 +1.2 

2006 +9.4 +9.5 +10.4 +10.8 

2007 +17.0 +17.8 +18.8 +17.1 

2008 +9.2 +8.7 +9.2 +10.3 

2009   -0.4 -0.7 -1.8 +0.9 

2010  +0.6 +0.2 0.0 -0.8 

2011  +0.7 +1.7 +1.9 +1.9 

2012  +4.2 +2.8 +3.4 +2.0 

2013  +5.7 +5.5 +5.7 +6.0 

2014  +7.5 +7.3 +7.7 +6.0 

APARTMENT RENTS ($) 
BY BEDROOM TYPE (as at October 2014) 

Area Studio 1-Bedroom 2-bedroom 3-bedroom 

Central 868 1,014 1,250 1,396 

West 833 982 1,219 1,384 

SW 925 1,091 1,274 1,436 

SE 813 969 1,204 1,441 

North 726 934 1,138 1,292 

Edm Avg. 844 1,002 1,224 1,376 

YEAR 



 

 

 

 
EDMONTON MULTIFAMILY SALES 2014 

*The average price per unit for a lowrise walk-up apartment building, built prior to 1990, with less than 50 units, was $117,427. 

 
EDMONTON’S HOUSING MARKET 2014 

 
• The number of rental apartment units increased from 58,503 in 2013 to 60,032 in 2014 as construction levels remain high. 
• Housing starts 2014: 13,872 total (6,832 single; 7,040 multiple); housing starts 2013: 14,689 total (5,970 single; 8,719 multiple). 
• In 2014 condominium conversions removed 190 units from the primary apmt market (as compared to 214 in 2013; 232 in 2012; and 400 in 2011). 
• Numerous condominiums were added to the secondary rental market (either newly built or recently converted); they often command higher rent: 

- Average 2-bedroom condo rents: Edmonton $1,179; Calgary $1,511; Vancouver $1,668; Toronto $1,818. 
- Higher rents are due in part to higher quality, numerous upgrades and greater amenities, e.g.: ensuite laundry, underground parking.

• Rented condominiums not only have higher average rents than rented apartments, their average vacancy is higher as well (2.3% vs. 1.7%). 
• Of the 44,352 condominiums in metropolitan Edmonton, 14,874 (33.5%) are rented out as opposed to being owner-occupied. 
• There are an additional 58,015 secondary units being rented, those units being single/semi detached houses, half-duplexes, basement suites, etc. 
• Average condominium prices in December:  2014: $247,099; 2013: $234,967; 2012: $225,143; 2011: $227,679; 2010: $223,454. 
• Average single family detached house prices in December:  2014: $429,470; 2013: $423,544; 2012: $391,427; 2011: $364,803; 2010: $355,270. 
• In 2014 residential sales (single family, condo and duplex/rowhouse) totaled 18,991; in 2013, 17,077 homes sold. 

 
EDMONTON AND ALBERTA’S ECONOMIES 
 

• Edmonton’s overall office vacancy in 4th quarter 2014 was 11.0% (financial core 11.9%; government 3.3%; suburban 14.3%). 
• The population of greater Edmonton is 1,243,000, while that of Alberta is 4,133,000; both are still expected to increase in 2015. 

• Due to lower oil prices, in-migration, employment and housing starts will likely decline, though a balanced labour force will soften the impact. 

• In-migration and a tight labour market will sustain consumer demand in housing and retail sales (AB disposable income per capita is $40,303K). 

• Oil patch investment is expected to retract by 3% in 2015, as compared to 40% in 2009 (though AB oil production actually increased 5% in 2009). 

• Oil/gas is 11% of Canada’s GDP (5.3% extraction; 0.8% extraction support; 1.1% construction; 0.5% refining; 0.2% pipelines; 3.1% indirect activity). 

• Expect increased production at new and expanded non-conventional oil projects despite decreased oil prices as such projects are less sensitive to 
short term fluctuations given their long term outlooks and fixed costs of production, though new capital spending is expected to contract in 2015. 

• Downward pressure on provincial revenue due to decreased royalties will see the government enact spending freezes and cuts to keep on budget. 

• Decreases in oil and gas prices boosts US consumer spending and the market for Canadian exports, further enhanced by a lower Canadian dollar. 

• Livestock, forestry and tourism industries are expected to grow due to increased demand and/or a weakened Canadian dollar. 

• Alberta’s national leading 4.1% GDP growth is projected to drop to 2.7% in 2015, equaling the national average, and moderate to 2.3% in 2016. 

• 2014 share of provincial GDP of Canadian GDP: AB 17.9%; ON 36.7%; QC 19.2%; BC 12.1%, SK 4.4%.

 # Buildings #Units Price/Unit Cap Rate GRM $ Volume 

Highrise 2 289 
$120,227 – $196,203 

$182,532 avg 
4.6 – 6.0 
5.3 avg 

10.8 – 13.9 
12.4 avg 

$52,751,800 

Lowrise 75 1,958 
$68,750 – $316,907 

$152,225 avg* 
3.5 – 7.7 
6.0 avg 

8.7 – 16.3 
10.9 avg 

$298,055,663 

Rowhouse     1 34 $156,294  7.4 9.3        $5,314,000 

Totals 78 2,281 $156,125 avg 6.0 avg 10.9 avg $356,121,463 

 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 
# Bldgs Sold 114 197 221 60 50 67 63 87 71 78 
# Units Sold 2,878 5,002 8,474 1,871 1,387 1,832 1,724 1,815 2,484 2,281 
Avg Price/Unit $61,739 $63,158 $116,770 $116,318 $99,570 $111,791 $107,978 $117,023 $130,850 $156,125 
Avg Cap Rate 7.4 6.7 4.8 5.7 6.7 6.3 6.5 6.3 6.1 6.0 
Avg GRM 8.1 8.5 13.0 12.2 9.9 10.1 9.9 10.0 10.7 10.9 
$$ Volume $178M $316M $990M $218M $138M $205M $186M $210M $325M $356M 



 

Cushman & Wakefield Edmonton 
Suite 2700, TD Tower 
10088 102 Avenue 
Edmonton, Alberta T5J 2Z1 
www.cwedm.com 

This report contains information available to the public and has been relied upon by Cushman & Wakefield on 
the basis that it is accurate and complete. Cushman & Wakefield accepts no responsibility if this should prove 
not to be the case. No warranty or representation, express or implied, is made to the accuracy or 
completeness of the information contained herein, and same is submitted subject to errors, omissions, change 
of price, rental or other conditions, withdrawal without notice, and to any special listing conditions imposed by 
our principals. ©2015 Cushman & Wakefield Inc.  All rights reserved. 

 
 

 

   

 

EDMONTON’S PRIMARY RENTAL MARKET SIZE & MAKEUP

 

SELECT 2014 APARTMENT SALES TRANSACTIONS 

SALE DATE PROPERTY # UNITS YEAR BUILT PRICE PRICE PER UNIT 

July 2014 
Aspen Court & Cedar Gardens 
in Fox Creek 41 1979 & 1980 $2,700,000 $65,854 

August 2014 
Four Building Portfolio 
in Red Deer 37 1967 to 80 $3,700,000 $100,000 

October 2014 Eastwood Manor 
at 12014 82 Street, Edmonton 

26 1979 $2,800,000 $107,692 

December  2014 10716 102 Street, Edmonton 20 1972 $2,440,000 $122,000 

Sources: The Network, Cushman & Wakefield Edmonton 

 

Cushman & Wakefield 
Edmonton is the Edmonton 
alliance operation of Cushman & 
Wakefield, the world's largest 
privately owned commercial real 
estate services firm.  Cushman & 
Wakefield Edmonton knows 
Edmonton’s commercial real estate 
market inside-out. Our ‘home-
grown’ advantage has been giving 
our clients comprehensive service 
in the buying, selling and leasing of 
multi-family, retail, office and 
industrial properties since 1981.  
Cushman & Wakefield Edmonton 
has 41 salespeople, making it 
Edmonton’s largest team of 
specialized commercial real estate 
professionals.  For industry-leading 
intelligence to support your real 
estate and business decisions, go to 
Cushman & Wakefield Edmonton’s 
website at www.cwedm.com. 

Cushman & Wakefield is known the 
world-over as an industry knowledge leader.  
Founded in 1917, it has 248 offices in 58 
countries and more than 16,000 employees.  
A broad array of proprietary reports are 
available on its online Knowledge Centre at 
www.cushmanwakefield.com. 

 

The Marketbeat Edmonton Apartment 
Report is a report published by Cushman & 
Wakefield Edmonton to keep you informed 
of the apartment investment climate.  The 
vacancy, rental and housing starts statistics 
were obtained from CMHC, but in some 
cases re-formulated to meet specific 
categories.  Other data sources include The 
Network, the Realtors Association of 
Edmonton, The City of Edmonton, RBC 
Economics, Statistics Canada, ATB Financial 
Economics & Research, CanOils, and Altus 
Group. 

To discuss a specific property or the 
market in general, please contact: 
 
Christopher Kamphius, B. Comm. 
Partner, Multifamily Sales 
Capital Markets Group 
Phone: 780.917.8348 
Email: chris.kamphius@cwedm.com 
 
Raphael Yau, B.A. (Econ.) 
Partner, Multifamily Sales 
Capital Markets Group 
Phone: 780.917.8326 
Email: raphael.yau@cwedm.com 
 
Suite 2700, TD Tower 
10088 102 Avenue 
Edmonton, AB  T5J 2Z1 
Main Phone: 780.420.1177 
Main Fax: 780.424.9780 
Email: multifamily@cwedm.com 

 

Building Size # of Buildings 

6-12 units 619 

13-19 units 378 

20-49 units 672 

50-99 units 189 

100-199 units 99 

200+ units      44 

 2,001 

Unit 
Type 

# of Units 
Apartment 

# of Units 
Rowhouse 

# of Units 
Total 

Studio 4,087 10 4,097 

1-Bedroom Unit 27,518 146 27,644 

2-Bedroom Unit 25,812 2,495 28,307 

3-Bedroom Unit   2,615 5,217   7,832 

 60,032 7,868 67,900 

http://www.cwedm.com./
http://www.cushmanwakefield.com/
mailto:chris.kamphius@cwedm.com

	ECONOMIC OVERVIEW
	apartment overview
	OUTLOOK
	edmonton multifamily vacancies 2014
	edmonton multifamily rents 2014
	edmonton multifamily SALES 2014
	edmonton’S HOUSING MARKET 2014
	edmonton AND ALBERTA’s ECONOMIES
	edmonton’s Primary rental market size & makeup

